
 

RAYMORE PLANNING AND ZONING COMMISSION 
AGENDA 

Tuesday, October 2, 2018 - 7:00 p.m. 

City Hall Council Chambers 
100 Municipal Circle 

Raymore, Missouri 64083 
 
 

1. Call to Order  
 
2. Roll Call 

 
3. Pledge of Allegiance 
 
4. Personal Appearances - None 
 
5. Consent Agenda 

a. Approval of Minutes from September 4, 2018 meeting 
 

6. Unfinished Business - None 
 
7. New Business 

a. Case #18018 - Reclassification of zoning of 3.6 acres located immediately north of 
Eagle Glen School on the west side of Fox Ridge Drive from “R-3A” Multiple-Family 
Residential District to “R-3B” Apartment Community Residential District  (public 
hearing) 

b. Case #18019 - Amendment to the Preliminary Plat for Eagle Glen Subdivision Parcels 
5 & 7 ( public hearing) 

c. Case #18020 - The Lofts at Foxridge Final Plat 
d. Case #18021 - The Lofts at Foxridge Site Plan 

 
8. City Council Report  
 
9. Staff Report 
 
10. Public Comment 
 
11. Commission Member Comment 
 
12. Adjournment 
 
 
 
Any person requiring special accommodation (i.e. qualified interpreter, large print, hearing assistance) in 
order to attend this meeting, please notify the City Clerk at (816) 331-0488 no later than forty-eight (48) 
hours prior to the scheduled commencement of the meeting. 



 
 

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   Community   Development 

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

 
4. Please   no   talking   on   phones   or   with   another   person   in   the   audience   during   the 

meeting. 
 

5. Please   no   public   displays,   such   as   clapping,   cheering,   or   comments   when   another 
person   is   speaking. 

 
6. 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. Applicant   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, SEPTEMBER 4, 2018,  IN THE COUNCIL CHAMBERS OF CITY HALL, 
100 MUNICIPAL CIRCLE, RAYMORE, MISSOURI WITH THE FOLLOWING COMMISSION MEMBERS 
PRESENT:  CHAIRMAN WILLIAM FAULKNER, KELLY FIZER, MARIO URQUILLA, MATTHEW 
WIGGINS, CHARLES CRAIN AND MAYOR KRIS TURNBOW.  ABSENT WERE  ERIC BOWIE, DON 
MEUSCHKE, AND MELODIE ARMSTRONG.  ALSO PRESENT WERE ASSOCIATE PLANNER DAVID 
GRESS, PUBLIC WORKS DIRECTOR MIKE KRASS, AND CITY ATTORNEY JONATHAN ZERR.  

1. Call to Order –  Chairman Faulkner called the meeting to order at 7:00 p.m. 
 
2. Pledge of Allegiance 
 
3. Roll Call –  Roll was taken and Chairman Faulkner declared a quorum present to conduct business.  

 
4. Personal Appearances –  None 
 
5. Consent Agenda  
 

a. Approval of minutes of August 21, 2018 meeting 
 

Motion by Commissioner Urquilla, Seconded by Commissioner Wiggins to accept the meeting 
minutes as submitted. 
 
Vote on Motion: 
 
Chairman Faulkner Aye 
Commissioner Wiggins Aye 
Commissioner Armstrong Absent 
Commissioner Bowie Absent 
Commissioner Crain Abstain 
Commissioner Fizer Aye 
Commissioner Meuschke Absent 
Commissioner Urquilla Aye 
Mayor Turnbow Aye 
 
Motion passed 5-0-1. 
 

6. Unfinished Business - None 
 
7. New Business -  

 
A. Case #18014 - 2019-2023 Capital Improvement Program (public hearing) 
 
City Manager Jim Feuerborn presented an overview of the 2019-2023 Capital Improvement Program. 
He reviewed the revenue sources for each fund and proposed expenditures as part of the FY19 
capital budget.  He reviewed each project included in the Capital Improvement Program with specific 
focus on those projects included in the FY19 Capital Budget. 
 
Public Works Director Mike Krass provided information on the proposed Shadowood settlement issue 
project as there has been soil settlements occur that have affected streets and sidewalks in the 
neighborhood. 
 
Chairman Faulker opened the public hearing at 7:34 p.m. 
 
No public comments. 
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Chairman Faulkner closed the public hearing at 7:35 p.m. 
 
Commissioner Wiggins commented that he appreciated the efforts put into the CIP.  He commented 
that the inclusion of all of the maintenance projects is appreciated. 
 
Commissioner Urquilla asked about the status of possible improvements to our existing soccer fields 
or a future soccer complex. 
 
Mr. Feuerborn commented that City staff are having discussions on this topic, both with public and 
private complexes.  He stated the key is to get the facilities in the right location.  We are doing a 
review of available land, including costs to provide additional soccer fields. 
 
Commissioner Urquilla said he is pleased with where the City is going. 
 
Commissioner Fizer asked about the addition of light poles at Fox Ridge and Johnston Drive which 
were on the list for FY18. 
 
Mr. Krass stated the installation of that street light is currently in the approval process and should 
occur soon. 
 
Chairman Faulkner aksed how the 2019 CIP compares with the 2018 CIP budget. 
 
Mr. Feuerborn commented that if you exclude the GO Bond projects from the 2018 CIP then the 2019 
CIP is slightly higher than the 2018 CIP. 
 
Chairman Faulkner asked if there are any other settlement issues in other subdivisions, such as Ward 
Park Place. 
 
Mr. Krass stated there were some settlements on private property in Ward Park Place, but any 
settlements on City streets have been addressed. 
 
Chairman Faulkner asked about the Harold Estates gravity sewer line and if the City had easments in 
place for the project. 
 
Mr. Feuerborn stated the City will need to acquire easements for the project and we have had 
discussions with the landowner to the north of Harold Estates. 
 
Chairman Faulkner did express some disappointment with the 163rd street extension disappearance 
from the CIP. 
 
Mr. Feuerborn stated the project is still on the 10-year road plan, but due to its cost it is not feasible to 
include the project in the CIP. 
 
Chairman Faulkner commented that communities on the Kansas side seem to install certain 
infrastructure in advance of development, but understood the costs involved to do so. 
 
Mr. Feuerborn stated where the City did advance road projects the developer had plans to proceed 
with adjacent development. 
 
Motion by Commissioner Urquilla, Seconded by Commissioner Crain, to accept case #18014, 
the 2019-2023 Capital Improvement Program, as presented to be forwarded to the City Council 
with a recommendation of approval. 
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Vote on Motion: 
 
Chairman Faulkner Aye 
Commissioner Wiggins Aye 
Commissioner Armstrong Absent 
Commissioner Bowie Absent 
Commissioner Crain Aye 
Commissioner Fizer Aye 
Commissioner Meuschke Absent 
Commissioner Urquilla Aye 
Mayor Turnbow Aye 
 
Motion passed 6-0-0. 
 
 

8. City Council Report  
 
Mr. Zerr provided an overview of the August 27, 2018 meeting of the City Council.  

 
9. Staff Report 
 

Associate Planner David Gress provided an overview of the upcoming cases to be considered by the 
Commission.  
 
Mr. Krass provided an overview of the status of current City infrastructure projects. 

 
10. Public Comment 

 
None.  

 
11. Commission Member Comment 

 
Commissioner Urquilla thanked staff for its work on the CIP. 
 
Commissioner Wiggins thanked staff for its work on the CIP. 
 
Chairman Faulkner thanked staff for its efforts. 
 
 

12. Adjournment 
 
Motion by Commissioner Wiggins, Seconded by Commissioner Urquilla to adjourn the 
September 4, 2018 Planning and Zoning Commission meeting. 
 
Vote on Motion: 
 
Chairman Faulkner Aye 
Commissioner Wiggins Aye 
Commissioner Armstrong Absent 
Commissioner Bowie Absent 
Commissioner Crain Aye 
Commissioner Fizer Aye 
Commissioner Meuschke Absent 
Commissioner Urquilla Aye 
Mayor Turnbow Aye 
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Motion passed 6-0-0. 
 
The September 4, 2018 meeting adjourned at 8:00 p.m. 

 
Respectfully submitted, 

 
 
 

Jim Cadoret 
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To: Planning and Zoning Commission 
 

From: Staff 
 

Date: October 2, 2018  
 

Re: Case #18018: Lofts at Foxridge Rezoning “R-3A” to “R-3B”  
   Eagle Glen - Parcel 5  

GENERAL INFORMATION aaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaa
 

Applicant: GCP Allen Raymore, LLC Property Owner:  Great Plains Real Estate  
10340 N. 84th St.        4400 Shawnee Mission Pkwy 
Omaha, NE 68122        Shawnee Mission, KS 66205 

 
 

Requested Action: Requesting to reclassify the zoning of 3.6 acres  
from the current “R-3A” zoning designation to a “R-3B”  
designation 

 
Property Location: West side of Fox Ridge Drive, immediately north of Eagle  

Glen Elementary School.  
 

 
 
 

 

1 



 

Existing Zoning:   “R-3A” Multiple Family Residential District.  
 

 
 
2016 Aerial Photograph 
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Site Photographs: 
 

 
View looking south from north property line 

 

 
View looking east from where entrance to apartments will be 
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View looking west along south property line 

 
 

 
View looking north from entrance drive to apartments 
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View looking south from entrance drive to apartments 

 
 
Growth Management Plan: The Future Land Use Map of the current Growth 
Management Plan designates this property as appropriate for Medium and High 
Density Residential 

 
Major Street Plan:  The Major Thoroughfare Plan Map classifies Fox Ridge Drive as 
a Major Collector 
 
Legal Description:  All that part of the Northeast Quarter of Section 17, Township 46 North, Range 32 West, being 
in the City of Raymore, Cass County, Missouri, and being more particularly described as follows: 
COMMENCING at the Northwest corner of the Northeast Quarter of said Section 17-T46N-R32W; thence South 87 degrees 15 

minutes 14 seconds East, along the North line of said Northeast Quarter, a distance of 89.68 feet, to the point of intersection 

of said North line and the Northerly prolongation of the East line of Foxwood Plaza Lot 1, a subdivision in the City of 

Raymore, Cass County, Missouri; thence South 03 degrees 14 minutes 05 seconds West, departing the North line of said 

Northeast Quarter, and along said Northerly prolongation and along the East line of said Foxwood Plaza Lot 1, and along the 

East line of Ridgeway Villas at the Legends, a subdivision in the City of Raymore, Cass County, Missouri, a distance of 

1,146.09 feet, to the POINT OF BEGINNING; thence South 86 degrees 46 minutes 23 seconds East, departing the East line of 

said Ridgeway Villas at the Legends, a distance of 160.96 feet, to a point of curvature; thence Easterly and Northeasterly, 

along a curve to the left, having a radius of 550.00 feet, and through a central angle of 37 degrees 33 minutes 15 seconds, an 

arc length of 360.49 feet, to a point of tangency; thence North 55 degrees 40 minutes 22 seconds East, a distance of 131.61 

feet, to a point of curvature; thence Northeasterly, Easterly and Southeasterly, along a curve to the right, having a radius of 

500.00 feet, and through a central angle of 76 degrees 10 minutes 54 seconds, an arc length of 664.81 feet, to a point on a 

non-tangent line, said point also being on the Westerly Right-of-Way line of Foxridge Drive, as established with Eagle Glen 

Subdivision 3rd Plat, a plat in the City of Raymore, Cass County, Missouri; thence South 42 degrees 07 minutes 32 seconds 
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West, along the Westerly Right-of-Way line of said Foxridge Drive, a distance of 30.00 feet, to a point on a non-tangent 

curve; thence Southeasterly, Southerly and Southwesterly, continuing along the Westerly Right-of-Way line of said Foxridge 

Drive, and along a curve to the right, whose initial tangent bearing is South 48 degrees 11 minutes 20 seconds East, having a 

radius of 15.00 feet, and through a central angle of 86 degrees 47 minutes 55 seconds, an arc length of 22.72 feet, to a point 

of reverse curvature; thence Southwesterly and Southerly, continuing along the Westerly Right-of-Way line of said Foxridge 

Drive, and along a curve to the left, having a radius of 740.00 feet, and through a central angle of 35 degrees 03 minutes 21 

seconds, an arc length of 452.76 feet, to a point of tangency; thence South 03 degrees 33 minutes 14 seconds West, 

continuing along the Westerly Right-of-Way line of said Foxridge Drive, a distance of 601.32 feet, to the Northeast corner of 

said Eagle Glen Subdivision - Parcel 4; thence North 86 degrees 26 minutes 46 seconds West, departing the Westerly 

Right-of-Way line of said Foxridge Drive, and along the North line of said Eagle Glen Subdivision - Parcel 4, a distance of 

589.86 feet; thence North 69 degrees 21 minutes 10 seconds West, continuing along the North line of said Eagle Glen 

Subdivision - Parcel 4, a distance of 441.87 feet; thence North 86 degrees 46 minutes 33 seconds West, continuing along the 

North line of said Eagle Glen Subdivision - Parcel 4, a distance of 50.00 feet, to the Northwest corner of said Eagle Glen 

Subdivision - Parcel 4, said point also being on the East line of Foxhaven 5th Plat, a subdivision in the City of Raymore, Cass 

County, Missouri; thence North 03 degrees 14 minutes 05 seconds East, along the East line of said Foxhaven 5th Plat, and 

along the East line of Foxhaven 4th Plat, and along the East line of Foxhaven, and along the East line of said Ridgeway Villas 

at the Legends, all being subdivisions in the City of Raymore, Cass County, Missouri, a distance of 745.27 feet, to the POINT 

OF BEGINNING, containing 1,087,128.51 sq. ft. or 24.9570 acres, more or less. 

 
Advertisement: September 13, 2018  Journal  Newspaper 

September 20, 2018  Journal  Newspaper 
 

Public Hearing: October 2, 2018 Planning Commission meeting 
 
 

Items of Record: Exhibit 1. Mailed Notices to Adjoining Property Owners  
Exhibit 2. Notice of Publication 
Exhibit 3. Unified Development Code 
Exhibit 4. Application 
Exhibit 5. Growth Management Plan 
Exhibit 6. Staff Report 
Exhibit 7. Site Plan 

 
Additional exhibits as presented during hearing 

 
REQUEST  ccccccccccccccccccccccccccccccccccccccccccccccccaaaac 
 
Applicant is requesting to reclassify the zoning designation of 3.6 acres from the 
existing “R-3A” Multiple-Family Residential District to “R-3B” Apartment Community 
Residential District. 
 
REZONING REQUIREMENTS cccccccccccccccccccccccccaaaaacccccc 
 
Chapter 470: Development Review Procedures outlines the 
applicable requirements for Zoning Map amendments. 
 
Section 470.020 (B) states: 
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“Zoning Map amendments may be initiated by the City Council, the Planning and Zoning 
Commission or upon application by the owner(s) of a property proposed to be affected.” 
 
Section 470.010 (E) requires that an informational notice be mailed and “good neighbor” 
meeting be held. 
 
Section 470.020 (F) requires that a public hearing be held by the Planning and Zoning 
Commission and the City Council.  The Planning and Zoning Commission will submit a 
recommendation to the City Council upon conclusion of the public hearing. 
 
Section 470.020 (G) outlines eleven findings of fact that the Planning and Zoning 
Commission and City Council must take into consideration in its deliberation of the request. 
 
 
PREVIOUS PLANNING ACTIONS ON OR NEAR THE PROPERTY  cxxx 
 

1. The preliminary plat for the Eagle Glen subdivision was approved by the City 
in 1999. 
 

2. The current configuration of Parcel 5 (subject property) was created as part 
of the revised Eagle Glen Preliminary Plat, which was approved on October 
10, 2011.  
 

3. The subject property was rezoned from “R-2P” Single and Two Family Planned 
Residential District to the current “R-3A” Multiple-Family Residential District 
on October 10, 2011. 
 

4. The existing “R-3B” Apartment Community Residential District was 
established on October 10, 2011. 
 

 
GOOD NEIGHBOR INFORMATIONAL MEETING COMMENTS iiiiiiiiiiiiii 
 
A Good Neighbor meeting was held on Wednesday September 19, 2018. 11 
residents attended the meeting, in addition to city staff and representatives of the 
project. The comments below provide a summmary of the meeting: 
 
Will the existing trees and vegetation along Fox Ridge Drive remain? 
Most of the existing tree canopy will remain along Fox Ridge Drive.  There will be some clearing 
to allow for construction of the entrance to the development.  The detention basin being 
constructed south of the entrance drive will be west of the existing tree canopy and will be 
planted with vegetation species that will provide additional screening and buffering along Fox 
Ridge Drive. 
 
Why is there only 1 entrance to the development? 
Initially there will only be 1 entrance for the public to the development.  Until Ridgeway Drive 
(along the north property line of the apartment community) is built, there will be an access drive 
for emergency vehicles to connect with the Ridgeway Villa development to the west.  Once 
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Ridgeway Drive is constructed (by future commercial development to the north), an access drive 
to the development off Ridgeway Drive will be constructed. 
 
Will the development be all rentals, or will there be any owner occupied units?  
The development will be a 100% rental community.  
 
How does the proposed apartment community compare with the existing Manor Homes 
apartment community in Eagle Glen? 
Both communities charge 100% market rates for rental units.  The proposed apartment 
community is rated Class A, which will command a higher rental rate for each unit than Manor 
Homes.  The interior and exterior construction materials are of a higher grade and quality in the 
proposed apartment community and the overall amenities package is greater. 
 
What materials will be utilized on the building to prevent glare from the morning sun 
being reflected off of the buildings? 
There should  be minimal glare from the materials utilized on the exterior of the buildings.  The 
stream corridor area between Fox Ridge Drive and the apartments will be left in its natural state, 
creating a landscape buffer that will ensure no glare from any of the buildings will be cast upon 
Fox Ridge Drive or any of the homes in Eagle Glen. 
 
Are there concerns with the apartment community being so close to the elementary 
school? 
There will be an emphasis placed on screening and landscaping along the southern property 
line between the proposed development and the school property.  There will be a berm with 
landscaping that will provide a buffer between the two uses. 
 
A sidewalk will be constructed along Fox Ridge Drive by the apartment community.  This 
sidewalk will eventually be extended to connect south to the school.  
 
Will there be any additional street lights placed along Fox Ridge Drive?  
The City will be installing a street light at the intersection of Johnston Drive and Fox Ridge Drive 
this year.  There will also be a street light at the entrance to the apartment community. 
 
The City will study the need for additional street lights along Fox Ridge Drive. 
 
Do Class A apartment communities typically have flat roofs? 
Flat roofs are commonly utilized in Class A apartment communities. 
 
The developer made the conscious decision to utilize flat roofs, even though they are more 
expensive to construct.  The proposed architectural style selected, including the use of flat roofs, 
was done to differentiate the project from other apartment communities. 
 
Based upon a study completed of the demographic expectations of potential tenants, the 
proposed appearance of the exterior of the buildings was chosen. 
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Are there examples of Class A apartments nearby? 
Residences of New Longview 
Residences at Quivira 
Residences at Prairie Fire 
Cityplace 
 
What is the mixture of units that will be available? 
There will be studio units, two different sizes each of 1 and 2-bedroom units, and a few 
3-bedroom units. A total of 5 different floor plans will be available. 
 
Will the apartment community affect the value of my home? 
Yes, in a positive way.  This class A community will increase the value of properties in the 
neighborhood.  
 
Having this class A community will likely trigger the need for improvements to existing apartment 
and multi-family communities so that they remain competitive in order to attract new tenants.  
 
Where will tenants for these new apartment units come from? 
A major draw will be the proximity of Class A apartments to Cerner and Honeywell. 
 
Will a left-turn lane be installed along Fox Ridge Drive for northbound traffic into the 
site? 
Not likely.  The initial traffic study completed for the Eagle Glen Subdivision and Fox Ridge Drive 
did not require a left turn lane into the apartment community, just as there is no left-turn lane into 
the Manor Homes community for southbound traffic.  Traffic counts from the community do not 
warrant a left-turn lane into the development. 
 
There are no trees along the south property line.  Will any be planted? 
Yes, a Type A landscape screen is required by the City between the apartments and the school 
property.  There will be a berm constructed with trees and other plantings to create a buffer 
between the two uses. 
 
Will the proposed apartments generate any interest in the commercial land to the north? 
Yes.  Having 400 Class A apartment units immediately adjacent to the south will enhance the 
interest in commercial development on the land. Additionally, having commercial development 
adjacent to the north will help both the proposed apartment community and Manor Homes 
apartments attract new tenants. 
 
Will a sidewalk be constructed along the west side of Fox Ridge Drive? 
Yes.  The proposed apartment community is required to construct a sidewalk along the entire 
frontage of the property.  When commercial development occurs to the adjacent land to the 
north, sidewalk will be extended to 58 Highway. 
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The City and School District will need to work together to get sidewalk installed south of the 
apartment community on the school property. 
 
What is the phasing and timing of construction? 
Site grading will likely commence in the late fall of 2018.  After installation of underground 
utilities, building construction will commence in spring of 2019, starting with one of the front 
buildings along Fox Ridge Drive and the clubhouse and likely working in a clockwise direction 
around the property. 
 
Overall construction timeframe is 20 months.  As units are completed they will be rented while 
construction continues on remaining buildings. 
 
What is the total square footage of the developed area? 
Approximately 350,000 square feet. 
 
What will be the rental rates? 
The studio units will likely rent around $800/month.  Other rates have not yet been established. 
 
Will there be a property management company? 
Yes, the development company often self manages their apartment communities. 
There will be a manager on site at all times. 
 
Will the contractor be held responsible for cleanliness of the construction site? 
Yes.  There will be a project manager assigned to the development during construction that will 
be on site every week. 
 
City building inspectors will be on site each week to monitor activity. 
 
The contractor will be responsible to keep mud and debris off Fox Ridge Drive and to keep the 
construction site clean. 
 
STAFF COMMENTS cccccccccccccccccccccccccccccccccccccccciiiiiiiic 
 

1. The current zoning of Parcel 5 (R-3A) allows for the construction of townhomes, 
4-plex buildings and other multi-family structures. These units could be 
independently owned, or owned collectively by one entity.  
 

2. The established maximum allowable density of 400 units on the site will not be 
changed if the rezoning request is approved. This is an agreed-upon reduction 
from the maximum density of 542 units that would normally be allowed under the 
UDC. 
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3. The development standards the the existing R-3A and proposed R-3B zoning 
districts are the same: 
 

 R-3A R-3B 
Minimum Lot Area    

per lot 12,000 
sq.ft. 

12,000 
sq.ft. 

per dwelling unit 2,000 
sq.ft. 

2,000 
sq.ft. 

Minimum Lot Width (feet)  90 90 
Minimum Lot Depth (feet)  120 120 
Yards, Minimum (feet)    

front  30 30 
rear 30 30 
side 10 10 
side, abutting residential district - - 

Maximum Building Height (feet)  50 50 
Maximum Building Coverage (%)  40 40 

 
 

4. The R-3B “Apartment Community Residential Zoning District is intended to 
accomodate multiple-family residential development where there are sufficient 
services and infrastructure to support higher density residential development. 
The principal use of land under this zoning designation is multiple family 
development that is planned and developed only on a lot or tract under single 
ownership or unified control. 
 

5. A Type-A screen along adjacent property zoned R-1 is required under the R-3A 
and R-3B zoning classification.  
 

6. The applicant has also submitted a site plan application, pending the approval of 
the rezoning request.  
 

7. The use of Parcel 5 and 7 for multiple-family development was part of the initial 
preliminart plat, and was approved in 1999.  
 

8. South Metro Fire District has reviewed the application, and requested a 
temporary fire access road to the northwest corner of the site to connect to the 
future extension of Ridgeway Drive.  
 

9. Parcel 5 and Parcel 7 are currently platted as two tracts, separated by the 
proposed extension of Cooper Drive. If the rezoning request is approved, the 
applicant has also submitted a proposed revised preliminary plat that eliminates 
the Cooper Drive extension and combines Parcels 5 and 7 into one tract.  
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STAFF PROPOSED FINDINGS OF FACT ccv             vvvvvvvviiiiiiiiiiicc 
 
Under Section 470.020 of the Unified Development Code, the Planning and Zoning 
Commission and City Council is directed concerning its actions in dealing with a 
rezoning request.  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 character of the surrounding neighborhood, including the existing uses 
and zoning classification of properties near the subject property; 

 
The character of the surrounding neighborhood is a mixture of single-family 
detached residential, apartment community, school and undeveloped land. 

 
2. the physical character of the area in which the property is located; 
 

The physical character of the area is a hillside area that slopes down from the 
Foxhaven residential neighborhood to the east towards Fox Ridge Drive. 
Development upon the property will likely need to be terraced into the existing 
slope of the property.  
 

3. consistency with the goals and objectives of the Growth Management Plan 
and other plans, codes and ordinances of the City of Raymore; 

 
The requested rezoning is consistent with the goals and objectives of the Growth 
Management Plan.  The Future Land Use Plan Map designates the property as 
appropriate for medium and high density land use.  The use of the property for 
multi-family development has been planned for many years.  The provision of 
various housing options is a specific goal of the Growth Management Plan 
 

4. suitability of the subject property for the uses permitted under the existing 
and proposed zoning districts; 
 
The subject property is less suitable to the existing zoning than the proposed 
zoning.  The existing zoning necessitates the construction of a roadway to serve 
the individual townhome units as proposed.  The roadway would have a 
significan slope towards Fox Ridge Drive.  Under the proposed zoning district the 
need for the roadway is eliminated and allows for a more cohesive development 
to occur. 
 

5. the trend of development near the subject property, including changes that 
have taken place in the area since the subject property was placed in its 
current zoning district; 

 
Recent development near the subject property has included single-family 
detached homes to the east across Fox Ridge Drive; Ridgeway Villas 
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[multiple-family buildings] to the northwest; and the Manor Homes Apartment 
Community to the northeast across Fox Ridge Drive.  
 

6. the extent to which the zoning amendment may detrimentally affect nearby 
property; 

 
The zoning amendment should not detrimentally affect nearby property.  The 
subject property has been planned for multiple-family residential units since the 
Eagle Glen subdivision was approved in 1999.  The amendment to apartment 
zoning is consistent with the existing apartments to the northeast. 
 

7. whether public facilities (infrastructure) and services will be adequate to 
serve development allowed by the requested zoning map amendment; 
 
Public facilities are adequate to serve the subject property.  Water and sanitiary 
sewer are on site to serve the property.  Stormwater channels and infrastructure 
are in place.  Any development of the property will require on-site stormwater 
detention and treatment. 
 

8. the suitability of the property for the uses to which it has been restricted 
under the existing zoning regulations; 
 
The subject property is currently suitable for the uses to which it has been 
restricted.  The purpose of the rezoning is to allow for a cohesive apartment 
community to be developed.  
 

9. the length of time (if any) the property has remained vacant as zoned; 
 

The property has always been vacant. 
 

10.whether the proposed zoning map amendment is in the public interest and 
is not solely in the interests of the applicant; and 

 
The rezoning is in the public interest.  The proposed amendment will establish an 
apartment community in the heart of the City near shopping and schools.  
 

11. the gain, if any, to the public health, safety and welfare due to the denial of 
the application, as compared to the hardship imposed upon the landowner, 
if any, as a result of denial of the application. 

 
There is no gain to the public health, safety and welfare to deny the application. 
The property can still be developed for multiple family dwelling units.  
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REVIEW OF INFORMATION AND SCHEDULE cccccccccccciiiiiiiiccccc 
 
Action Planning Commission City Council 1 st City Council 2 nd  
Public Hearing October 2, 2018 October 8, 2018 October 22, 2018 
 

 
STAFF RECOMMENDATION ccccccccccccccccccccccccccccciiiiiiiicccc 
 
City Staff recommends the Planning and Zoning Commission accept the staff 
proposed findings of fact and forward Case #18018: Lofts at Foxridge Rezoning 
“R-3A” to “R-3B” Eagle Glen Parcel 5 to City Council with a recommendation of 
approval.  
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To:  Planning and Zoning Commission 
 
From:  Department of Public Works 
 
Date:  September 26, 2018 
 
RE:  Lofts at Foxridge (Preliminary Plat, Final Plat, Rezoning, and Site Plan) 

 
 
The Public Works and Engineering Department has reviewed the 
application(s) for Lofts at Foxridge, and offers the following comments: 
 
Project Location:   The project is located on Foxridge Drive approximately 
2000 feet south of Foxwood Dr, Route 58.   
 
Impacts on Transportation System(s):   Access to the site will be 
served by an entrance on Foxridge Drive.  Ridgeway Drive will be on the 
north side of the development.  The right-of-way for this street will be 
dedicated to the city as part of the development, but not constructed at this 
time.  An emergency access for the fire department will be provided off 
Ridgeway Drive as part of the development.   
 
Adequate Public Facilities: 
 
Sanitary Sewer System  -  The project will be served by an existing gravity 
sewer that has manholes on the west side of Foxridge.  
 
This project will require the extension of the sewer through the project to 
provide a sewer main to all of the buildings.  All connection to the individual 
buildings will be privately owned and maintained.  
 
This project will also require the extension of the sewer to the property line 
as per the development code.  This will require the main to be extended from 
Foxridge Drive to Ridgeway Drive in a dedicated easement.  
 
Water System  -  The project is served by water mains on Ridgeway and 
Cooper Street. The main is looped from Ridgeway through the  
 
 

 



 

 
development and connected to Cooper.  The main at Ridgeway is a 8 inch line 
and it is a 6 inch line at Cooper.   The water lines connecting fire hydrants are 
all in an easement so they can be maintained for fire protection.  
 
Storm Water System/Water Quality  -  Stormwater will be collected onsite 
in a detention basin.  The plans call for all water quality standards to be met.  
 
Summary:   The Public Works department has determined that the plans 
and specifications comply with the standards adopted by the City of Raymore 
with the above recommendations and that the existing facilities are of 
adequate size and capacity to support the proposed development.  

 



 
 

 
 
 
 
 
 
To: Planning and Zoning Commission 

 

From: Staff 
 

Date: October 2, 2018 
 

Re: Case #18019: Lofts at Foxridge Preliminary Plat 
 

GENERAL INFORMATION xxxxxxxxxxxxxxxx xxxxii          iiiiiii ii iix  
 
Applicant: GCP Allen Raymore, LLC   

10340 N. 84th St.   
Omaha, NE 68122  

 
Property Owner: Great Plains Real Estate 

4400 Shawnee Mission Parkway 
Shawnee Mission, KS 66205 

 
Requested Action: Preliminary Plat Approval for the Lofts at Foxridge 
 
Property Location: West side of Fox Ridge Drive, immediately north of  

Eagle Glen Elementary School.  
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2016 Aerial Photograph 
 

 
 
Existing Approved Preliminary Plat: 
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Site Photographs: 
 

 
View lookiing south from north property line 

 

 
View looking west along south property line 
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View looking north from south property line 
 

 
Existing Zoning: R-3A - Multiple Family Residential District 

R-3B - Apartment Community Residential District 
 

Existing Surrounding Zoning: North:   “C-3” Regional Commercial 
South:  “R-1P” Single Family Planned Residential 
East:   “R-1P” Single Family Planned Residential 
West:   “R-1” Single Family 

  “R-3A” - Multiple Family Residential  
District 

 
Total Tract Size: 24.96 acres/1,087,129 SF 
 

Total Number of Lots: 1 (400 Units) 
 

Density – units per Acre: 15.8 units per acre 
 
 
Legal Description:  All that part of the Northeast Quarter of Section 17, Township 46 
North, Range 32 West, being in the City of Raymore, Cass County, Missouri, and being more 
particularly described as follows: 
COMMENCING at the Northwest corner of the Northeast Quarter of said Section 
17-T46N-R32W; thence South 87 degrees 15 minutes 14 seconds East, along the North line 
of said Northeast Quarter, a distance of 89.68 feet, to the point of intersection of said North 
line and the Northerly prolongation of the East line of Foxwood Plaza Lot 1, a subdivision in 
the City of Raymore, Cass County, Missouri; thence South 03 degrees 14 minutes 05 seconds 
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West, departing the North line of said Northeast Quarter, and along said Northerly prolongation 
and along the East line of said Foxwood Plaza Lot 1, and along the East line of Ridgeway 
Villas at the Legends, a subdivision in the City of Raymore, Cass County, Missouri, a distance 
of 1,146.09 feet, to the POINT OF BEGINNING; thence South 86 degrees 46 minutes 23 
seconds East, departing the East line of said Ridgeway Villas at the Legends, a distance of 
160.96 feet, to a point of curvature; thence Easterly and Northeasterly, along a curve to the 
left, having a radius of 550.00 feet, and through a central angle of 37 degrees 33 minutes 15 
seconds, an arc length of 360.49 feet, to a point of tangency; thence North 55 degrees 40 
minutes 22 seconds East, a distance of 131.61 feet, to a point of curvature; thence 
Northeasterly, Easterly and Southeasterly, along a curve to the right, having a radius of 500.00 
feet, and through a central angle of 76 degrees 10 minutes 54 seconds, an arc length of 
664.81 feet, to a point on a non-tangent line, said point also being on the Westerly 
Right-of-Way line of Foxridge Drive, as established with Eagle Glen Subdivision 3rd Plat, a 
plat in the City of Raymore, Cass County, Missouri; thence South 42 degrees 07 minutes 32 
seconds West, along the Westerly Right-of-Way line of said Foxridge Drive, a distance of 
30.00 feet, to a point on a non-tangent curve; thence Southeasterly, Southerly and 
Southwesterly, continuing along the Westerly Right-of-Way line of said Foxridge Drive, and 
along a curve to the right, whose initial tangent bearing is South 48 degrees 11 minutes 20 
seconds East, having a radius of 15.00 feet, and through a central angle of 86 degrees 47 
minutes 55 seconds, an arc length of 22.72 feet, to a point of reverse curvature; thence 
Southwesterly and Southerly, continuing along the Westerly Right-of-Way line of said Foxridge 
Drive, and along a curve to the left, having a radius of 740.00 feet, and through a central angle 
of 35 degrees 03 minutes 21 seconds, an arc length of 452.76 feet, to a point of tangency; 
thence South 03 degrees 33 minutes 14 seconds West, continuing along the Westerly 
Right-of-Way line of said Foxridge Drive, a distance of 601.32 feet, to the Northeast corner of 
said Eagle Glen Subdivision - Parcel 4; thence North 86 degrees 26 minutes 46 seconds 
West, departing the Westerly Right-of-Way line of said Foxridge Drive, and along the North 
line of said Eagle Glen Subdivision - Parcel 4, a distance of 589.86 feet; thence North 69 
degrees 21 minutes 10 seconds West, continuing along the North line of said Eagle Glen 
Subdivision - Parcel 4, a distance of 441.87 feet; thence North 86 degrees 46 minutes 33 
seconds West, continuing along the North line of said Eagle Glen Subdivision - Parcel 4, a 
distance of 50.00 feet, to the Northwest corner of said Eagle Glen Subdivision - Parcel 4, said 
point also being on the East line of Foxhaven 5th Plat, a subdivision in the City of Raymore, 
Cass County, Missouri; thence North 03 degrees 14 minutes 05 seconds East, along the East 
line of said Foxhaven 5th Plat, and along the East line of Foxhaven 4th Plat, and along the 
East line of Foxhaven, and along the East line of said Ridgeway Villas at the Legends, all 
being subdivisions in the City of Raymore, Cass County, Missouri, a distance of 745.27 feet, to 
the POINT OF BEGINNING, containing 1,087,128.51 sq. ft. or 24.9570 acres, more or less. 
 
 
Growth Management Plan: The Future Land Use Map of the current 
Growth Management Plan designates this property as appropriate for Medium 
and High Density Residential 
 
Major Street Plan:  The Major Thoroughfare Plan Map classifies Fox Ridge 
Drive as a Major Collector 
 
Advertisement: September 13, 2018 Journal Newspaper 

September 20, 2018 Journal Newspaper 
 

Public Hearing: October 2, 2018 Planning Commission meeting 
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Items of Record: Exhibit 1. Mailed Notices to Adjoining Property Owners  
 Exhibit 2. Notice of Publication 
 Exhibit 3. Unified Development Code 
 Exhibit 4. Application 
 Exhibit 5. Growth Management Plan 
 Exhibit 6. Staff Report 

 
 Additional exhibits as presented during hearing 

 
PROPOSAL xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxiiiiiiiiiixxx  
 
The applicant is requesting preliminary plat approval for the Lofts at Foxridge, 
a revised preliminary plat for the Eagle Glen Preliminary Plat, Parcels 5 and 7 
 
 
PRELIMINARY PLAT REQUIREMENTS xxxx   xxxiiiiiiiiiixxxxx 
 
The following section of the Unified Development Code is applicable to this 
application:  
 

Section 470.110:Preliminary Plats 

A. Applications 

1. An application for a preliminary plat may be obtained from the Community Development 
Director.  The application must be completed in its entirety in accordance with Section 
470.010C and submitted at least 60 days prior to the date of the meeting where it will be 
considered. 

2. For property in commercial or industrial zoning districts, the application must be 
submitted at least 30 days prior to the date of the meeting. 

 
B. Memorandum of Understanding 

A Memorandum of Understanding (MOU) may be required by the City for any preliminary plat 
application request. 

C.  Procedure 

1. Pre-Application Conference 
Prior to filing an application for a preliminary plat, the applicant must attend a pre-application 
conference in accordance with Section 470.010B. 

2. Development Review Committee and Other Agency Review 

a. Upon receipt of a complete application, the Community Development Director will 
distribute copies of the preliminary plat and supportive information to the 
Development Review Committee.  The application will be reviewed by the 
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Development Review Committee for compliance with applicable regulations of 
this Code. 

b. The Community Development Director will also distribute copies of the 
preliminary plat to the following governmental agencies, departments, and other 
persons as may be deemed appropriate for the particular proposed subdivision:  

 (1) Fire District; 

 (2) Police Department;  

 (3) School District; 

(4) State Highway Department (if the subdivision is adjacent to a State 
Highway); and 

(5) any utility companies providing gas, electric or telephone service in or 
near the subdivision.  

c. The agencies, departments and persons identified in this section will have a 
minimum of 10 working days to review the preliminary plat and to make their 
report and recommendations to the Planning and Zoning Commission. 

d. If a report has not been returned to the office of the Community Development 
Director within 10 working days after receiving a plat for review, the proposed plat 
will be deemed to be in conformance with the laws, rules or policies of the 
reviewing agency or department. 

3. Planning and Zoning Commission Public Hearing 
All proposed preliminary plats must 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 

4. Planning and Zoning Commission Recommendation 
a. The Planning and Zoning Commission will consider the preliminary plat within 60 

days of its receipt by the Community Development Director, or at the next regular 
meeting for which the plat may be scheduled. 

b. The Planning and Zoning Commission will review and consider the reports and 
recommendations of the agencies, departments and persons to whom the 
preliminary plat has been submitted for review. 

c. If the preliminary plat does comply with all requirements, the Planning and 
Zoning Commission will forward the application to the City Council with a 
recommendation of approval. 

d. If the preliminary plat is in general, but not complete compliance, the Planning 
and Zoning Commission may recommend conditional acceptance of the 
preliminary plat.  The conditions of such acceptance will specify the modifications 
necessary to achieve full compliance.  The Planning and Zoning Commission will 
forward the application to the City Council with a recommendation of approval, 
subject to conditions. 

e. If the preliminary plat is not in compliance with all requirements, the Planning and 
Zoning Commission will recommend disapproval of the preliminary plat.  Within 
10 days of its final action, the Planning and Zoning Commission must notify the 
subdivider in writing of the reasons for its recommendation for disapproval. 

f. If the preliminary plat is not recommended for approval, the subdivider may 
modify the preliminary plat and re-submit it to the Planning and Zoning 
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Commission.  If the plat is amended and re-submitted within 60 days of the 
disapproval of the original preliminary plat, no additional filing fee will be required. 
The Planning and Zoning Commission may reconsider the preliminary plat at a 
regular meeting for which the plat may be scheduled by the Community 
Development Director. 

5. City Council Public Hearing 
The Raymore City Council must hold a public hearing on the application in accordance with 
Section 470.010E1b through d and E2. 

6. City Council Action 
a. The City Council must consider the request within 60 days of receipt of written 

recommendation of the Planning and Zoning Commission.  Upon receipt of the 
recommendation of the Planning and Zoning Commission, the City Council must 
consider the application and may take final action to approve or disapprove it. 

b. If final action is not taken by the City Council within 120 days after the 
recommendation of the Planning and Zoning Commission is submitted to it, the 
preliminary plat will be deemed to have been defeated and denied, unless the 
applicant has consented to an extension of this time period.  Whenever a 
preliminary plat is defeated, either by vote of the City Council or by inaction 
described in this section, such preliminary plat cannot be passed without another 
public hearing that is noticed in accordance with this chapter. 

c. If the City Council approves an application, it will adopt a resolution to that effect.  

7. 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: 

a. the preliminary plat will not adversely affect the appropriate use of neighboring 
property; 

b. the preliminary plat is in compliance with all applicable regulations of the Unified 
Development Code, Growth Management Plan, and other City regulations and 
plans; 

c. the preliminary plat will not impose undue burden upon existing public services 
and facilities; and 

d. the preliminary plat will make adequate provision to accommodate resulting 
additional demands which may be imposed upon roads and streets, water supply 
and storage, storm sewerage, sanitary sewerage, and wastewater treatment 
without substantially increasing public costs and expenditures. 

8. Effect of Approval of Preliminary Plat 
a. Approval of the preliminary plat does not constitute final acceptance of the 

subdivision by the City Council, but will be considered permission to prepare and 
submit a final plat.  Preliminary plat approval will be effective for no more than 
one year from the date approval was granted unless: 

(1) a final plat application is submitted within one year of the date of 
preliminary plat approval; 
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(2) upon the request of the subdivider, the City Council grants an extension; 
or 

(3) final plat applications are submitted in accordance with the requirements 
for staged development of final plats in accordance with Section 
470.130E. 

b. If preliminary plat approval expires, the preliminary plat must be re-submitted as if 
no such plat had ever been approved.  

9. Extension of Preliminary Plat 
An applicant must request that the City Council grant an extension of an approved preliminary 
plat prior to the expiration date of the preliminary plat.  An extension of the preliminary plat can 
only be requested if it remains unchanged from last acceptance.  A request for extension does 
not require submission of a new application fee or a public hearing. 

 
PREVIOUS PLANNING ACTIONS ON THE PROPERTY xxxii xx  
 

 
1. The current configuration of Parcels 5 and 7 were created as part of the revised 

Eagle Glen Preliminary Plat that was approved on October 10, 2011. 
 
2. The current zoning of Parcels 5 and 7 was established on October 10, 2011.  
 
3. The 5th amendment to the Eagle Glen Master Development Agreement, 

approved on October 10, 2011, limits the maximum density on Parcels 5 and 7 
combined to four-hundred (400) units. 

 
4. The 6th amendment to the Eagle Glen Master Development Agreement, 

approved on December 8, 2014, specifies water quality actions that must be 
taken by the developer of Parcels 5 and 7 at the time development occurs. 

 
 
GOOD NEIGHBOR INFORMATIONAL MEETING COMMENTS c 
 

A Good Neighbor meeting was held on Wednesday September 19, 2018. 11 
residents attended the meeting, in addition to city staff and representatives of 
the project. The comments below provide a summmary of the meeting: 
 
Will the existing trees and vegetation along Fox Ridge Drive remain? 
Most of the existing tree canopy will remain along Fox Ridge Drive.  There will be some 
clearing to allow for construction of the entrance to the development.  The detention basin 
being constructed south of the entrance drive will be west of the existing tree canopy and 
will be planted with vegetation species that will provide additional screening and buffering 
along Fox Ridge Drive. 
 
Why is there only 1 entrance to the development? 
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Initially there will only be 1 entrance for the public to the development.  Until Ridgeway Drive 
(along the north property line of the apartment community) is built, there will be an access 
drive for emergency vehicles to connect with the Ridgeway Villa development to the west. 
Once Ridgeway Drive is constructed (by future commercial development to the north), an 
access drive to the development off Ridgeway Drive will be constructed. 
 
Will the development be all rentals, or will there be any owner occupied units?  
The development will be a 100% rental community.  
 
How does the proposed apartment community compare with the existing Manor 
Homes apartment community in Eagle Glen? 
Both communities charge 100% market rates for rental units.  The proposed apartment 
community is rated Class A, which will command a higher rental rate for each unit than 
Manor Homes.  The interior and exterior construction materials are of a higher grade and 
quality in the proposed apartment community and the overall amenities package is greater. 
 
What materials will be utilized on the building to prevent glare from the morning sun 
being reflected off of the buildings? 
There should  be minimal glare from the materials utilized on the exterior of the buildings. 
The stream corridor area between Fox Ridge Drive and the apartments will be left in its 
natural state, creating a landscape buffer that will ensure no glare from any of the buildings 
will be cast upon Fox Ridge Drive or any of the homes in Eagle Glen. 
 
Are there concerns with the apartment community being so close to the elementary 
school? 
There will be an emphasis placed on screening and landscaping along the southern property 
line between the proposed development and the school property.  There will be a berm with 
landscaping that will provide a buffer between the two uses. 
 
A sidewalk will be constructed along Fox Ridge Drive by the apartment community.  This 
sidewalk will eventually be extended to connect south to the school.  
 
Will there be any additional street lights placed along Fox Ridge Drive?  
The City will be installing a street light at the intersection of Johnston Drive and Fox Ridge 
Drive this year.  There will also be a street light at the entrance to the apartment community. 
 
The City will study the need for additional street lights along Fox Ridge Drive. 
 
Do Class A apartment communities typically have flat roofs? 
Flat roofs are commonly utilized in Class A apartment communities. 
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The developer made the conscious decision to utilize flat roofs, even though they are more 
expensive to construct.  The proposed architectural style selected, including the use of flat 
roofs, was done to differentiate the project from other apartment communities. 
 
Based upon a study completed of the demographic expectations of potential tenants, the 
proposed appearance of the exterior of the buildings was chosen. 
 
Are there examples of Class A apartments nearby? 
Residences of New Longview 
Residences at Quivira 
Residences at Prairie Fire 
Cityplace 
 
What is the mixture of units that will be available? 
There will be studio units, two different sizes each of 1 and 2-bedroom units, and a few 
3-bedroom units. A total of 5 different floor plans will be available. 
 
Will the apartment community affect the value of my home? 
Yes, in a positive way.  This class A community will increase the value of properties in the 
neighborhood.  
 
Having this class A community will likely trigger the need for improvements to existing 
apartment and multi-family communities so that they remain competitive in order to attract 
new tenants.  
 
Where will tenants for these new apartment units come from? 
A major draw will be the proximity of Class A apartments to Cerner and Honeywell. 
 
Will a left-turn lane be installed along Fox Ridge Drive for northbound traffic into the 
site? 
Not likely.  The initial traffic study completed for the Eagle Glen Subdivision and Fox Ridge 
Drive did not require a left turn lane into the apartment community, just as there is no 
left-turn lane into the Manor Homes community for southbound traffic.  Traffic counts from 
the community do not warrant a left-turn lane into the development. 
 
There are no trees along the south property line.  Will any be planted? 
Yes, a Type A landscape screen is required by the City between the apartments and the 
school property.  There will be a berm constructed with trees and other plantings to create a 
buffer between the two uses. 
 
Will the proposed apartments generate any interest in the commercial land to the 
north? 
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Yes.  Having 400 Class A apartment units immediately adjacent to the south will enhance 
the interest in commercial development on the land. Additionally, having commercial 
development adjacent to the north will help both the proposed apartment community and 
Manor Homes apartments attract new tenants. 
 
Will a sidewalk be constructed along the west side of Fox Ridge Drive? 
Yes.  The proposed apartment community is required to construct a sidewalk along the 
entire frontage of the property.  When commercial development occurs to the adjacent land 
to the north, sidewalk will be extended to 58 Highway. 
 
The City and School District will need to work together to get sidewalk installed south of the 
apartment community on the school property. 
 
What is the phasing and timing of construction? 
Site grading will likely commence in the late fall of 2018.  After installation of underground 
utilities, building construction will commence in spring of 2019, starting with one of the front 
buildings along Fox Ridge Drive and the clubhouse and likely working in a clockwise 
direction around the property. 
 
Overall construction timeframe is 20 months.  As units are completed they will be rented 
while construction continues on remaining buildings. 
 
What is the total square footage of the developed area? 
Approximately 350,000 square feet. 
 
What will be the rental rates? 
The studio units will likely rent around $800/month.  Other rates have not yet been 
established. 
 
Will there be a property management company? 
Yes, the development company often self manages their apartment communities. 
There will be a manager on site at all times. 
 
Will the contractor be held responsible for cleanliness of the construction site? 
Yes.  There will be a project manager assigned to the development during construction that 
will be on site every week. 
 
City building inspectors will be on site each week to monitor activity. 
 
The contractor will be responsible to keep mud and debris off Fox Ridge Drive and to keep 
the construction site clean. 
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ENGINEERING DIVISION COMMENTS cc ccccccccccccccccc 
 
See attached memorandum from the Engineering Division. 
 
STAFF COMMENTS vvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvv 
 
1. The current Preliminary Plat is set to expire on December 31, 2018. 

 
2. Prior to the development of the property a final plat must  be submitted to 

and approved by the City. 
 

3. Any development upon the property will require site plan approval. 
 

4. The proposed preliminary plat will eliminate the extension of Cooper 
Drive from the Foxhaven subdivision east to connect with Fox Ridge 
Drive.  The plat will also combine Parcels 5 and 7 into one lot.  Principal 
access to the lot would be off of Fox Ridge Drive, with emergency fire 
access off of Ridgeway Drive at the northwest corner of the property. 

 
5. There is no flood plain on the property.  Flood plain area does exist on the 

east side of Fox Ridge Drive.  There are two drainage ditches that 
converge on the property and exit in the southeast corner of the site and 
go under Fox Ridge Drive to the drainage ditch on the east side of the 
road. 
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6. According to Section 700.020B5 of the Raymore City Code the applicant, 
in order to facilitate the orderly continuation of the City’s wastewater 
collection system, shall install wastewater mains to the furthest point of 
the property in order to serve lands that are currently not served.  Parcel 
9 is not currently served by the City wastewater collection system. 
Infrastructure plans are required to be prepared when the final plat for 
Parcel 5 and/or Parcel 7 is submitted. 

 
7. The applicant has committed to installing off-site improvements in the 

stream channel that is located along the east side of Fox Ridge Drive. 
The applicant has submitted plans that illustrate the location of rock 
check dams that will be installed in the stream channel in order to reduce 
the velocity of the water in the stream and reduce potential erosion of the 
stream channel.  The check dams will be required to be installed as part 
of the erosion control measures when site grading begins. 

 
8. A property owner can commence site grading and installation of public 

improvements once a preliminary plat is approved.  The applicable 
construction plans must be approved by the Director of Public Works prior 
to commencement of any construction activity. 

 
 
STAFF PROPOSED FINDINGS OF FACT                              cccc 
 
Under Section 470.110 of the Unified Development Code, the Planning and 
Zoning Commission and City Council is directed concerning its actions in 
dealing with a preliminary plat request.  Under 470.110 (C) (7) the Planning 
and Zoning Commission and City Council is directed to make findings of fact 
taking into consideration the following: 
 
1. the preliminary plat will not adversely affect the appropriate use of 
neighboring property; 
 
The preliminary plat will not adversely affect the appropriate use of 
neighboring property.  The proposed use of the property was part of the 
original development plan for Eagle Glen Subdivision.  Adjacent land area is 
currently single-family residential, school use, or undeveloped commercial 
land.  The land use of the proposed preliminary plat is multiple-family 
residential. 
 
2. the preliminary plat is in compliance with all applicable regulations 
of the Unified Development Code, Growth Management Plan, and other 
City regulations and plans; 
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The preliminary plat is in compliance with all applicable regulations of the 
Unified Development Code, Growth Management Plan, and other City 
regulations and plans. 
 
3. the preliminary plat will not impose undue burden upon existing 
public services and facilities; and 
 
The preliminary plat will not impose undue burden upon existing public 
services and facilities.  Infrastructure to serve the property has been sized to 
meet the future demands for service to the property.  There is sufficient 
capacity in the sanitary sewer system to support full development of the 
property.  The road network was designed to accommodate full development 
of the property.  Potable water is supplied by the City of Raymore. 
 
4. the preliminary plat will make adequate provision to accommodate 
resulting additional demands which may be imposed upon roads and 
streets, water supply and storage, storm sewerage, sanitary sewerage, 
and wastewater treatment without substantially increasing public costs 
and expenditures. 
 
There is sufficient capacity in the water and sanitary sewer systems to support 
full development of the property.  The road network was designed to 
accommodate full development of the property.  Storm water detention 
facilities will be constructed to control storm water runoff from development on 
the property.  Costs associated with extension of any water, sanitary sewer 
lines, or storm sewer lines will be borne by the property owner. 
 
 
REVIEW OF INFORMATION AND SCHEDULE ccccccccccccccc 
 
Action Planning Commission City Council   
Public Hearing   October 2, 2018 October 8, 2018 

 
 

STAFF RECOMMENDATION ccccccccccccccccccccccccccccccc 
 
City Staff recommends the Planning and Zoning Commission accept the staff 
proposed findings of fact and forward case #18019 The Lofts at Foxridge 
Preliminary Plat to the City Council with a recommendation of approval. 
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To: Planning and Zoning Commission  
 

From: Staff 

 
Date: October 2, 2018 

 

Re: Case # 18020: Lofts at Foxridge Final Plat 
 
GENERAL INFORMATION bbbbbbbbbbbbbbbbbbbbbbbbbbbbiiiiiiiiii 
 

Applicant: GCP Allen Raymore, LLC Property Owner:  Great Plains Real Estate  
10340 N. 84th St.        4400 Shawnee Mission Pkwy 
Omaha, NE 68122        Shawnee Mission, KS 66205 

 
 

Property Location:  West side of Fox Ridge Drive, immediately north of Eagle Glen 
Elementary School.  

 
2016 Aerial Photograph: 
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Proposed Final Plat Drawing: 
 

 
 
Existing Zoning: R-3A - Multiple Family Residential District 

R-3B - Apartment Community Residential District 
 

Existing Surrounding Zoning: North:   “C-3” Regional Commercial 
South:  “R-1P” Single Family Planned Residential 
East:   “R-1P” Single Family Planned Residential 
West:   “R-1” Single Family 

  “R-3A” - Multiple Family Residential District 
 

 

Existing Surrounding Uses: North:   Undeveloped 
South:   Elementary School 
East:      Single Family Residential 
West:     Single and Multiple Family Residential 

 
Lofts at Foxridge Final Plat October 2, 2018 2 



Total Tract Size:  24.96 acres/1,087,129 SF 
 

Total Number of Lots:  1 (400 Units) 
 

Density – units per Acre:   15.8 units per acre 
 
Growth Management Plan: The Future Land Use Map of the current Growth 
Management Plan designates this property as appropriate for Medium and High 
Density Residential. 

 
Major Street Plan:  The Major Thoroughfare Plan Map classifies Fox Ridge Drive as 
a Major Collector. 
 

Advertisement:   City Ordinance does not require advertisement for Final Plats. 
 

Public Hearing:    City Ordinance does not require a public hearing for Final Plats. 
 
 

PROPOSAL bbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbiiiiiii 
 

Outline of Requested Action:    The applicant seeks to obtain Final Plat approval for the 
Lofts at Foxridge Final Plat 
 
City Ordinance Requirements :    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 final plat property, specifically, Section 470.130. 
 
PREVIOUS ACTIONS ON OR NEAR THE PROPERTY bbbbbbbbiiiiiiiiib 
 

1. The preliminary plat for the Eagle Glen subdivision, which created the subject 
property, was approved by the City in 1999. 
 

2. The current configuration of Parcel 5 and 7 (subject property) was created as 
part of the revised Eagle Glen Preliminary Plat, which was approved on 
October 10, 2011.  
 

3. Parcel 5 was rezoned from “R-2P” Single and Two Family Planned Residential 
District to the current “R-3A” Multiple-Family Residential District on October 
10, 2011. 
 

4. The existing “R-3B” Apartment Community Residential District was 
established on October 10, 2011. 
 

ENGINEERING DIVISION COMMENTS bbbbbbbbbbbbbbbbiiiiiiiibbb 
 
The Engineering Division of Public Works has reviewed the Final Plat application and 
determined that it complies with the standards and specifications adopted by the City. 
Please see the attached memo for specific comments.  
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STAFF COMMENTS nnnnnnnnnnnnnnnnnnnnnnnnnnnnnnniiiiiiiiiinn 
 

1. The current preliminary plat for the Eagle Glen Subdivision was approved by the 
City on October 10, 2011.  
 

2. The current preliminary plat shows the extension of Cooper Drive through the 
property. The applicant is requesting to remove that connection as part of the 
proposed project. 
 

3. The applicant has also submitted a rezoning application, revised preliminary plat, 
and a site plan application for the property.  
 

4. The 6th amendment to the Eagle Glen Master Development Agreement, 
approved on December 8, 2014, specifies water quality actions that must be 
taken by the developer of Parcels 5 and 7 at the time development occurs. 
 

5. The construction of Ridgeway Drive from the Ridgeway Villas east to connect 
with Fox Ridge Drive is the responsibilty of the commercial development to the 
north.  Right-of-way for the southern half of the road is included on the final plat. 
 

6. Approval of the final plat is not contingent on approval of the proposed rezoning 
of the property. 
 

7. Approval of the final plat is contingent on approval of the proposed preliminary 
plat for The Lofts at Foxridge. 

 
 
STAFF PROPOSED FINDINGS OF FACT iii                                 iiiiiiiiiiii 
 
Section 470.130 of the Unified Development Code states that the Planning and Zoning 
Commission will recommend approval and the City Council will approve the final plat if it 
finds the final plat: 
 
1. is substantially the same as the approved preliminary plat; 

 
The proposed plat is substantially the same as the proposed preliminary plat. The 
current plan shows the extension of Cooper Drive through the site. The applicant 
has submitted a revised preliminary plat which removes this proposed street 
extension. 
 

2. complies with all conditions, restrictions and requirements of this Code and of 
all other applicable ordinances and design standards of the City; and; 
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The proposed final plat does comply with all conditions, restrictions and 
requirements of the Unified Development Code and all other applicable ordinances 
and design standards for the City. 
 

3. complies with any condition that may have been attached to the approval of 
the preliminary plat. 

 
The proposed plat complies with the conditions of the Master Development 
Agreement, as amended, for the Eagle Glen Subdivision. 

 
 
REVIEW OF INFORMATION AND SCHEDULE ccccccccccccccccciiiiiiii 
 
Action Planning Commission City Council  
Review  October 2, 2018 October 8, 2018  

 
 
STAFF RECOMMENDATION bbbbbbbbbbbbbbbbbbbbbbbbbbbiiiiiiii 
 
Staff recommends that the Planning and Zoning Commission accept the staff proposed 
findings of fact and forward Case #18020 Lofts at Foxridge Final Plat to the City Council 
with a recommendation of approval, subject to the following conditions: 
 

1. Approval of the final plat is contingent on approval of the proposed preliminary 
plat for The Lofts at Foxridge. 
 

2. Construction plan drawings of the public improvements shall be submitted to and 
approved by the Department of Public Works prior to commencement of any 
utility installation work. 
 

3. Engineering drawings of the off-site stormwater treatment improvements that are 
to be completed in the drainage channel along the east side of Fox Ridge Drive 
shall be submitted to and approved by the Department of Public Works prior to 
commencement of any work in the drainage channel. 
 

4. The off-site stormwater treatment improvements approved by Public Works to be 
completed in the drainage channel along the east side of Fox Ridge Drive shall 
be completed prior to the issuance of a Certificate of Occupancy for any building 
in The Lofts at Foxridge apartment community. 
 

5. A sanitary sewer line shall be extended to the southern right-of-way line of 
Ridgeway Drive.  An easement shall be provided for the sewer line.  The sanitary 
sewer line shall be completed with the installation of the public improvements 
that serve the property. 
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6. A drainage easement shall be provided for the drainage channel that exists in the 
northeast corner of the property.  The easement shall be added to the final plat 
drawing. 
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To: Planning and Zoning Commission 

 

From: City Staff 
 

Date: October 2, 2018 
 

Re: Case #18021:  Lofts at Foxridge Site Plan 
 

GENERAL INFORMATION aaaaaaaaaaaaaaaaaaaaaaaaaaaaaaiiiiiiii
 

Applicant: GCP Allen Raymore, LLC Property Owner:  Great Plains Real Estate  
10340 N. 84th St.        4400 Shawnee Mission Pkwy 
Omaha, NE 68122        Shawnee Mission, KS 66205 

 
Requested Action:  Site plan approval for a luxury multi-family apartment community.  

 
Property Location: West side of Fox Ridge Drive, immediately north of Eagle  

Glen Elementary School.  
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Aerial Photograph: 

 
 
Site Photographs: 

 

 
View lookiing south from north property line 
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View looking west along south property line 

 

 
View looking north from south property line 
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Existing Zoning: R-3A - Multiple Family Residential District 
R-3B - Apartment Community Residential District 

(proposed to be rezoned from R-3B to R-3A) 
 

 
 

Existing Surrounding Zoning: North:   “C-3” Regional Commercial 
South:  “R-1P” Single Family Planned Residential 
East:   “R-1P” Single Family Planned Residential 
West:   “R-1” Single Family 

  “R-3A” - Multiple Family Residential District 
 

 
Existing Surrounding Uses: North:   Undeveloped 

South:   Elementary School 
East:      Single Family Residential 
West:     Single and Multiple Family Residential

  
Total Tract Size: 24.96 Acres  

 
Subdivision Plat:  Eagle Glen Parcels 5 and 7 
 
Growth Management Plan: The Future Land Use Map of the current Growth 
Management Plan designates this property as appropriate for Medium and High Density 
Residential 
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Major Street Plan:  The Major Thoroughfare Plan Map classifies Fox Ridge Drive as a 
Major Collector. 
 
Advertisement:   City Ordinance does not require advertisement for Site Plans. 
 
Public Hearing:   City Ordinance does not require a public hearing for Site Plans. 
 
PROPOSAL 
 
Outline of Requested Action:   The applicant seeks to obtain site plan approval for a 396+/- 
unit multi-family apartment community. 
 
SITE PLAN REQUIREMENTS AND STANDARDS xxxxxxxxxxxxxxxxx 
 

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.  

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.  
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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; 

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

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

d. 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; 

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

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; 

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; 

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; 

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

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 

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

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. 
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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 xxxxxxxxxxxxxxxxxxxxxx 
 
 

1. The preliminary plat for the Eagle Glen subdivision, which created the subject 
property, was approved by the City in 1999 
 

2. The current configuration of Parcel 5 (subject property) was created as part 
of the revised Eagle Glen Preliminary Plat, which was approved on October 
10, 2011.  
 

3. The subject property was rezoned from “R-2P” Single and Two Family Planned 
Residential District to the current “R-3A” Multiple-Family Residential District 
on October 10, 2011. 
 

4. The existing “R-3B” Apartment Community Residential District was 
established on October 10, 2011. 
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ENGINEERING DIVISION COMMENTS  xxxxxxxxxxxxxxxxxxxxxxxxx 
 

The Enegineering Division of Public Works has reviewed the application and determined 
that it complies with all of the applicable requirements. Please see the attached memo 
for specific comments.  
 
STAFF COMMENTS  xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx 

 
1. The applicant has also submitted rezoning, preliminary plat and final plat 

applications concurrently with this applicant. The approval of the site plan is 
contingent upon the approval of the rezoning and final plat requests.  
 

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

 R-3A R-3B 
Minimum Lot Area    

per lot 12,000 
sq.ft. 

12,000 
sq.ft. 

per dwelling unit 2,000 
sq.ft. 

2,000 
sq.ft. 

Minimum Lot Width (feet)  90 90 
Minimum Lot Depth (feet)  120 120 
Yards, Minimum (feet)    

front  30 30 
rear 30 30 
side 10 10 
side, abutting residential district - - 

Maximum Building Height (feet)  50 50 
Maximum Building Coverage (%)  40 40 

 
3. Special Use Conditions:  There are use-specific standards and/or conditions that 

apply to this project: 
 
Single-Family Attached and Multiple-Family Dwellings 

a. Number of Buildings per Lot 
Multiple buildings containing attached single-family and multiple-family dwellings are 
permitted on a single zoning lot.  

b. Number of Units per Building 
● No more than eight attached single-family dwelling units are permitted within a 

single building.  

● There is no limit on the number of multiple-family dwellings permitted within a 
single building.  
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c. Minimum Separation between Buildings 
Single-family attached and multiple-family buildings situated around a courtyard will have the 
following minimum distance requirements as measured between exterior walls:   

● back to back, 40 feet; 

● front to front, 40 feet; 

● end to end, 20 feet; 

● end to back, 30 feet;   

● end to front, 30 feet; 

● no dwelling unit will face directly upon the rear of a building; and 

● service areas and vestibules, porches, balconies and canopies not extending more 
than 10 feet from the building, will be excluded from the distance requirements of 
this section. 

 

d. Building Design 
Attached single-family and multiple-family dwellings must: 

● be designed with windows and/or doors on all building facades that face a street 
to avoid the appearance of blank walls; and 

● be designed with garage doors or carports facing an alley, where there is an alley 
serving the site, or facing an interior driveway, whenever possible.  Where 
attached garages face a public street, they may not extend more than five feet 
beyond the street-facing façade.  

e. Private Yards for Attached Single-Family Dwellings 
All attached single-family dwelling unit developments must include private yards space in 
accordance with the following: 

● attached single-family dwellings must have private yards consisting of a minimum 
of 200 square feet in area for each attached single-family dwelling unit;  

● a private yard may be located next to a front wall, rear wall or end wall, provided 
that it is immediately adjacent to the attached single-family dwelling unit it serves 
and is directly accessible from the unit by way of a door or steps;  
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● required private yards must be landscaped with turf, groundcover, shrubs, trees or 
other landscape improvements, such as walkways or patios;  and 

● private yards may be enclosed with fences. 

f. Common Open Space for Multiple-Family Dwellings 
In addition to the minimum lot area required per dwelling unit in the district, all 
multiple-family dwelling unit developments must include common open space in accordance 
with the following:   

● a minimum of 150 square feet of common open space must be provided per 
dwelling unit; 

● common open space must be accessible to all dwelling units and improved with 
landscaping, recreational facilities, and/or pedestrian walkways; and   

● common open space must be maintained by the property owners association. 

The proposed site plan does comply with all of the applicable use-specific 
standards and/or conditions 

 
4. Parking:  The minimum parking standards for the proposed development are as 

follows: 
 

Use  Minimum Parking Spaces Required 
RESIDENTIAL USES  
Household Living  

Multi-family Dwelling (3+ units) 1.5 per dwelling unit 
 
Based on the proposed site plan, a total of 600 parking spaces are required. A total of 
608 parking spaces have been provided in a combination of surface and underground 
(garage) parking spaces.  
 
A total of 13 ADA accessible parking spaces are required. 13 accessible spaces have 
been provided, with at least one space near each proposed building.  
 
5. Landscaping 
 

A total of 30% of the project area is required to be landscaped. A total of 68% of 
the site has been provided with landscaping. 
 
Street trees are required, and have been provided along Fox Ridge Drive. The 
requirement for interior parking lot landscaping has been provided.  
 
Type-A screening is required along the west property line, abutting the Foxhaven 
subdivision, as well as the south property line, abutting the Eagle Glen School. The 
required screening has been provided.  The plans indicate a berm will be 
constructed along the south property line to help direct stormwater runoff from the 
site to the detention basin.  Landscaping will be placed on the berm to assist in 
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creating the Type-A screen that is required. 
 
Existing vegetation along Fox Ridge Drive will also be heavily preserved, with the 
exception of what will be removed for the construction of the entrance into the 
complex and any undergrowth that may be cleaned out of the area.  
 
The proposed plan does comply with the landscaping requirements of the UDC 

 
6. 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 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 façades.  The materials used on the front façade shall be 
incorporated into any façade visible from a public street to break up the 
monotony of those facades. 
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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.  

The buildings will be constructed of a combination of masonry, stone,  
cement-board siding, and metal paneling. The proposed development does  
comply with the building design standards of the UDC.  

7. Pedestrian Access: Sidewalk is required along the entire east property line along 
Fox Ridge Drive. Pedestrian access to the site has been provided via a sidewalk 
connecting to Fox Ridge Drive. An internal sidewalk network provides connectivity 
to the individual buildings. A future sidewalk will be added to the extension of 
Ridgeway Drive when it is constructed.  
 

8. Signage:  A signage plan was submitted with the site plan. The plan shows a 
monument sign near the entrance on Fox Ridge Drive, as well as a possible sign 
near the proposed clubhouse. The location, design, and landscaping of the 
proposed sign(s) comply with the requirements of the UDC. A sign permit will be 
required for these signs.  

 
9. Fire District Review:  The site plan was reviewed by the South Metropolitan Fire 

Protection District. The applicant has addressed the concerns shared by the Fire 
District. A temporary access drive off of Ridgeway Drive will need to be 
constructed to provide emergency access to the northwest corner of the site. This 
will be temporary until the property to the north develops, and Ridgeway Drive is 
extended. 

 
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. 

 
9. Stormwater Management: Stormwater will be collected on site and discharged 

into a detention basin located at the south east corner of the site.  
 
Stormwater improvements are also required within a common tract on the east 
side of Fox Ridge Drive (Tract E of Eagle Glen 3rd Plat). These improvements will 
help address issues with the erosion of an existing stream.  
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10. Site Lighting: A site lighting plan was submitted with the site plan. The proposed 
location of the lights does comply with the requirements of the UDC.  
 

11. Trash Enclosure:  Multiple trash enclosures have been shown throughout the site. 
The proposed enclosures will be screened via a brick corral which will be designed 
to match the building materials. 
 

12. Screening of Mechanical Equipment: As shown on the site plan, mechanical 
equipment for each of the buildings is located on the roof, thus will require 
minumum screening.  
 
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 ½ feet shall be screened.  This requirement 
will be monitored when the equipment is installed to determine the applicability of 
the requirement. 
 

13. Site Access : Access to the site will be initially provided off of Fox Ridge Drive, 
which will serve as the main entrance. As the property to the north (commercial) 
develops, Ridgeway Drive will be extended. Once this road is extended, a 
secondary access will be installed to serve the site.  

 
 

STAFF PROPOSED FINDINGS OF FACT xxxxxxxxxxxxxxxxxxxxxxxxxx 
 
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; 
 

The proposed use is allowed within the existing “R-3B” zoning district. The 
approval of the site plan is contingent upon the approval of the rezoning request 
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(Case # 18018). The purpose behind that request is to be able to use the entire 
site as a cohesive development.  
 

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, and maximizes 
the seperation of passenger vehicles and truck traffic. The access off of Fox Ridge 
Drive will serve as an adequate entrance until a secondary access can be added 
off of Ridgeway Drive. 
 

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. Sidewalk will be added to Fox Ridge Drive, and connect to an internal 
sidewalk network that will provide access to the individual buildings and amenities. 

 
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 site does allow for efficient use of the land 
and minimizes potential adverse impacts on existing and planned municipal 
infrastructure and services. 

 
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 is a stream corridor along with eastern portion of the site that will be 
preserved. Stormwater that currently flows from 58 Highway and the undeveloped 
land to the north will continue to flow through the site.  This water is not required to 
be detained on site.  
 
The stream corridor area will also act as a natural screen and buffer from the 
properties on the east side of Fox Ridge Drive. 
 

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; 
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There are significant alterations to the existing topography of the site that will be 
made for this project.  The existing watercourse will be preserved, and the existing 
trees along stream corridor will be preserved.  
 
There will be some slight clearing of trees to allow for the construction of the 
entrance from Fox Ridge Drive.  
 

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

 

Parking for the use meets 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 and screening is provided for the site.  
 

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

 

The site illumination plan that was submitted with the site plan does comply with 
the requirements of the UDC, and is designed to minimize impacts on adjacent 
properties.  

 
REVIEW OF INFORMATION AND SCHEDULE xxxxxxxxxxxxxxxxxxxxx 
 

Action Planning Commission   
Site Plan Review October 2, 2018  

 
 

STAFF RECOMMENDATION zzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzzz 
 

 
Staff recommends the Planning and Zoning Commission accept the staff proposed 
findings of fact and approve Case #18021 Lofts at Foxridge Site Plan subject to the 
following conditions: 
 
Prior to commencement of any land disturbance activities: 
 

1. City Council must approve Case #18018 rezoning of Eagle Glen Parcel 5 
from R-3A Multiple Family Residential District to “R-3B” Apartment 
Community Residential District.  
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2. City Council must approve Case #18019, The Lofts at Foxridge Preliminary 
Plat. 

 
3. City Council must approve Case #18020, Lofts at Foxridge Final Plat. 

 
4. State of Missouri and City of Raymore land disturbance permits shall be 

obtained prior to the commencement of any site grading or land disturbance 
activities. 

 
5. All erosion control measures identified on the site disturbance 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 installation of any public improvements: 
 

6. The public infrastructure plans must be approved by the City and a permit 
issued for installation of public improvements.  Fees associated with plan 
review and inspection of public improvements shall be paid prior to issuance 
of a permit to install the improvements. 

 
Prior to issuance of a Building Permit 
 

7. Building construction plans shall be approved by the Building Official. 
 
8. The City Engineer shall approve the plans for the offsite stormwater 

improvements on the east side of Fox Ridge Drive (located in Tract E, Eagle 
Glen 3rd Plat). 

 
Prior to issuance of a Certificate of Occupancy: 
 
9. The offsite stormwater improvements located on the east side of Fox Ridge 

Drive (located in Tract E, Eagle Glen 3rd Plat) shall be installed.  
 

10. 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. 

11. 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 than it must be screened in accordance with Section 420.040D of the 
Unified Development Code. 
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12. The on-site stormwater detention pond shall be completed and the 
maintenance agreement for the pond and BMP’s that are installed shall be 
recorded. 

 
13. The emergency access drive connection between the property and Ridgeway 

Drive to the west shall be constructed.  Gates that can be locked shall be 
installed. 

 
14. The public improvements shall be accepted by the City Council. 
 
15. All work shall be completed in accordance with the site plan approved by the 

Planning and Zoning Commission. 
 
Perpetual Conditions: 
 

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

 
17. 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. 
 

18. 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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A200 - MATERIAL BOARD

BR-2 Sienna Ironspot Brick

Fiber cement siding 

James Hardie Vertical or similar

Color: Iron Gray

FCS-1

Metal panel siding

Morin Matrix 1.0 or similar

Color: Zinc Gray

MP-2
Fiber cement siding

James Hardie or similar

Color: Pearl Gray

FCS-2

Metal panel siding

Morin Matrix 3.0 and Matrix 4.0 or similar

Color: Bone White

Accent Colors: Colonial Red, Regal Blue, 

Evergreen, Redwood

MP-1BR-1 Manganese Ironspot Brick

BR-3 Manganese and Sienna 

Ironspot Brick Mixture 
Fiber cement siding

James Hardie or similar

Color: Rich Espresso

FCS-3

ST-1 Stone

Eldorado Stone

Color: White Elm, Vantage 30

THE LOFTS AT FOXRIDGE

Typical Trash Enclosure

All dumpsters in the development will be concealed from view through the use of trash enclosures. A 

typical enclosure will consist of a 5” x 5” painted steel tube frame structure with 2” x 6” treated wood 

studs supporting horizontal composite decking boards. Paint color will be selected to match the 

building architecture.
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AND CLUBHOUSE
THE LOFTS AT FOXRIDGE
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Symbol Label QTY Catalog Number Description Lamp Number 
Lamps

Lumens 
per Lamp LLF Wattage

SL45
4 P26-48L-600-WW-G2-5 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 5 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12956 0.9 356

SL12
12 P26-48L-600-WW-G2-2 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 2 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12572 0.9 89

SL13
16 P26-48L-600-WW-G2-3 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 3 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12160 0.9 89

SL25
8 P26-48L-600-WW-G2-5 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 5 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12956 0.9 178

SL22
1 P26-48L-600-WW-G2-2 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 2 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12572 0.9 178

PPT2
17 PPT-140L-650-WW-G2-2-

UNV
Pureform PEDESTRIAN Sconce (PPT), 140 
LED's, 3000K CCT, TYPE 2 OPTIC,

(1) Circular Light Guide Plate 
DRIVEN AT 650mA

1 2609 0.9 30

Statistics

Description Symbol Avg Min Max/Min Avg/Min Max

Calc Zone #1_FrontEntry 1.7 fc 0.7 fc 4.9:1 2.4:1 3.4 fc
Calc Zone #1_FrontEntry1 1.7 fc 0.7 fc 7.6:1 2.4:1 5.3 fc
Calc Zone #2_BackRoad 1.6 fc 0.8 fc 3.8:1 2.0:1 3.0 fc
Parking_Bldg1 1.9 fc 0.9 fc 4.3:1 2.1:1 3.9 fc
Parking_Bldg1.1 1.9 fc 1.7 fc 1.2:1 1.1:1 2.0 fc
Parking_Bldg5 1.8 fc 0.7 fc 4.1:1 2.6:1 2.9 fc
Parking_Bldg5.1 1.1 fc 0.9 fc 1.4:1 1.2:1 1.3 fc
Parking_Bldg6 1.7 fc 1.0 fc 2.3:1 1.7:1 2.3 fc
Parking_Bldg8 1.9 fc 1.3 fc 1.8:1 1.5:1 2.4 fc
Parking_Bldg9 1.9 fc 0.9 fc 4.2:1 2.1:1 3.8 fc
Parking_Bldg11 1.7 fc 0.6 fc 4.7:1 2.8:1 2.8 fc
Parking_Bldg11.1 1.1 fc 0.6 fc 2.7:1 1.8:1 1.6 fc
PropertyLine 0.1 fc 0.0 fc N/A N/A 0.8 fc
Walk_Bldg1 1.0 fc 0.4 fc 3.0:1 2.5:1 1.2 fc
Walk_Bldg2 1.2 fc 0.8 fc 2.4:1 1.5:1 1.9 fc
Walk_Bldg3 1.5 fc 0.9 fc 2.3:1 1.7:1 2.1 fc
Walk_Bldg3.1 0.9 fc 0.4 fc 4.3:1 2.3:1 1.7 fc
Walk_Bldg4 1.1 fc 0.8 fc 1.6:1 1.4:1 1.3 fc
Walk_Bldg4.1 1.3 fc 0.6 fc 3.0:1 2.2:1 1.8 fc
Walk_Bldg5&6 1.2 fc 0.5 fc 4.6:1 2.4:1 2.3 fc
Walk_Bldg7&8-1 1.2 fc 0.4 fc 5.8:1 3.0:1 2.3 fc
Walk_Bldg9 1.2 fc 0.4 fc 5.3:1 3.0:1 2.1 fc
Walk_Bldg10 1.3 fc 0.6 fc 3.5:1 2.2:1 2.1 fc
Walk_Bldg11 1.0 fc 0.5 fc 4.8:1 2.0:1 2.4 fc
Walk_BwtBuildings 1.2 fc 0.7 fc 2.6:1 1.7:1 1.8 fc
Walk_ClubHouse 1.2 fc 0.6 fc 3.5:1 2.0:1 2.1 fc
Walk_Sidewalk 1.5 fc 0.7 fc 4.1:1 2.1:1 2.9 fc

E100
1 SITE LIGHTING PHOTOMETRIC PLAN - NORTH
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Schedule

Symbol Label QTY Catalog Number Description Lamp Number 
Lamps

Lumens 
per Lamp LLF Wattage

SL45
4 P26-48L-600-WW-G2-5 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 5 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12956 0.9 356

SL12
12 P26-48L-600-WW-G2-2 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 2 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12572 0.9 89

SL13
16 P26-48L-600-WW-G2-3 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 3 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12160 0.9 89

SL25
8 P26-48L-600-WW-G2-5 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 5 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12956 0.9 178

SL22
1 P26-48L-600-WW-G2-2 PureForm Gen2 - Area Medium (P26), 48 

LED's, 3000K CCT, TYPE 2 OPTIC, .
(3) LEDGINE LIGHT 
ARRAY(S) DRIVEN AT 600mA

1 12572 0.9 178

PPT2
17 PPT-140L-650-WW-G2-2-

UNV
Pureform PEDESTRIAN Sconce (PPT), 140 
LED's, 3000K CCT, TYPE 2 OPTIC,

(1) Circular Light Guide Plate 
DRIVEN AT 650mA

1 2609 0.9 30

Statistics

Description Symbol Avg Min Max/Min Avg/Min Max

Calc Zone #1_FrontEntry 1.7 fc 0.7 fc 4.9:1 2.4:1 3.4 fc
Calc Zone #1_FrontEntry1 1.7 fc 0.7 fc 7.6:1 2.4:1 5.3 fc
Calc Zone #2_BackRoad 1.6 fc 0.8 fc 3.8:1 2.0:1 3.0 fc
Parking_Bldg1 1.9 fc 0.9 fc 4.3:1 2.1:1 3.9 fc
Parking_Bldg1.1 1.9 fc 1.7 fc 1.2:1 1.1:1 2.0 fc
Parking_Bldg5 1.8 fc 0.7 fc 4.1:1 2.6:1 2.9 fc
Parking_Bldg5.1 1.1 fc 0.9 fc 1.4:1 1.2:1 1.3 fc
Parking_Bldg6 1.7 fc 1.0 fc 2.3:1 1.7:1 2.3 fc
Parking_Bldg8 1.9 fc 1.3 fc 1.8:1 1.5:1 2.4 fc
Parking_Bldg9 1.9 fc 0.9 fc 4.2:1 2.1:1 3.8 fc
Parking_Bldg11 1.7 fc 0.6 fc 4.7:1 2.8:1 2.8 fc
Parking_Bldg11.1 1.1 fc 0.6 fc 2.7:1 1.8:1 1.6 fc
PropertyLine 0.1 fc 0.0 fc N/A N/A 0.8 fc
Walk_Bldg1 1.0 fc 0.4 fc 3.0:1 2.5:1 1.2 fc
Walk_Bldg2 1.2 fc 0.8 fc 2.4:1 1.5:1 1.9 fc
Walk_Bldg3 1.5 fc 0.9 fc 2.3:1 1.7:1 2.1 fc
Walk_Bldg3.1 0.9 fc 0.4 fc 4.3:1 2.3:1 1.7 fc
Walk_Bldg4 1.1 fc 0.8 fc 1.6:1 1.4:1 1.3 fc
Walk_Bldg4.1 1.3 fc 0.6 fc 3.0:1 2.2:1 1.8 fc
Walk_Bldg5&6 1.2 fc 0.5 fc 4.6:1 2.4:1 2.3 fc
Walk_Bldg7&8-1 1.2 fc 0.4 fc 5.8:1 3.0:1 2.3 fc
Walk_Bldg9 1.2 fc 0.4 fc 5.3:1 3.0:1 2.1 fc
Walk_Bldg10 1.3 fc 0.6 fc 3.5:1 2.2:1 2.1 fc
Walk_Bldg11 1.0 fc 0.5 fc 4.8:1 2.0:1 2.4 fc
Walk_BwtBuildings 1.2 fc 0.7 fc 2.6:1 1.7:1 1.8 fc
Walk_ClubHouse 1.2 fc 0.6 fc 3.5:1 2.0:1 2.1 fc
Walk_Sidewalk 1.5 fc 0.7 fc 4.1:1 2.1:1 2.9 fc

1.5

1.6

1.6

1.6

1.5

1.4

1.3

1.2

1.1

1.0

1.0

0.9

1.0

1.0

1.1

1.2

1.3

1.5

1.6

1.5

1.7

1.9

2.1

2.2

2.1

2.0

1.7

1.5

1.3

1.1

1.0

0.9

0.9

0.9

1.0

1.1

1.3

1.5

1.8

2.0

1.4

1.5

1.6

1.9

2.2

2.6

2.7

2.6

2.2

1.8

1.5

1.2

1.0

0.9

0.8

0.8

0.8

0.9

1.0

1.2

1.5

1.9

2.3

1.3

1.4

1.4

1.5

1.7

2.1

1.4

1.4

1.2

1.0

1.0

1.4

1.5

1.4

1.1

1.6

1.8

1.6

1.6

2.0

2.2

1.9

2.4

2.7

2.2

2.8

3.0

1.8

2.3

2.9

1.8

2.3

2.7

1.8

2.1

2.3

1.7

1.9

1.9

1.6

1.7

1.6

1.4

1.5

1.4

1.3

1.4

1.3

1.3

1.9

1.8

1.6

1.5

1.4

1.3

1.4

1.6

1.6

1.5

1.2

0.9

1.0

1.3

1.3

1.1

0.9

0.8

0.8

0.9

1.5
1.5
1.5
1.5
1.5
1.3
1.2
1.2
1.3
1.4
1.5
1.5
1.5
1.4
1.4
1.3
1.2
1.1
1.1
1.0

0.9
0.9
1.0
1.0
1.1
1.2
1.2
1.3
1.4
1.5
1.6
1.6
1.6
1.6
1.4
1.3
1.1
1.1
1.2
1.3
1.5
1.6
1.6
1.6
1.5
1.4
1.3
1.2
1.2
1.1

0.9
1.0
1.0
1.1
1.1
1.2
1.3
1.4
1.5
1.6
1.7
1.8
1.7
1.6
1.5
1.3
1.2
1.2
1.1
1.3
1.5
1.6
1.7
1.7
1.6
1.5
1.4
1.3
1.2
1.2

1.7
1.8

1.7
1.8

1.7
1.7

1.5
1.6

1.4
1.4

1.2
1.2

1.1
1.1

1.0
1.0

0.9
0.9

0.8
0.8

0.8
0.8

0.8
0.7

0.8
0.7

0.7
0.7
0.7

0.7
0.7
0.7

0.7
0.7
0.7

0.7
0.7
0.7

0.7
0.7
0.7

0.8
0.7
0.7

0.8
0.7
0.7

0.8
0.7
0.7

0.8
0.7
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7
0.7
0.7
0.6

0.8
0.8
0.7
0.7
0.7
0.6

0.8
0.8
0.7
0.7
0.7
0.6

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7
0.7
0.7
0.6

0.8
0.8
0.7
0.7
0.7
0.6
0.6

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.8
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.6

0.7
0.6

0.7
0.6

0.6
0.6

0.6
0.6

0.6
0.6
0.6
0.6
0.5
0.5
0.5

0.6
0.6
0.6
0.6
0.5
0.5
0.5

0.6
0.6
0.6
0.6
0.5
0.5
0.5

0.6
0.6
0.6

0.6
0.6
0.6

0.6
0.6
0.6

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.5
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.5

0.6
0.6
0.6

0.6
0.6
0.6

0.6
0.6
0.6
0.5
0.5
0.5
0.5
0.4

0.6
0.6
0.6
0.6
0.5
0.5
0.5
0.4
0.4

0.6
0.6
0.6
0.6
0.5
0.5
0.5
0.5
0.4

0.6
0.6
0.6

0.6
0.6
0.6

0.6
0.6
0.6

0.6
0.6
0.6

0.7
0.6
0.6

0.7
0.6
0.6

0.7
0.7
0.6

0.7
0.7
0.7

0.7
0.7
0.7

0.7
0.7

0.8
0.7

0.8
0.8

0.8
0.8

0.8
0.8

0.9
0.9
0.9

0.9
0.9
0.9

1.0
1.0
0.9

1.0
1.0
1.0

1.0
1.0
1.0

1.1
1.1
1.1

1.1
1.2
1.2

1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.2

1.2
1.2

1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.3
1.3
1.3

1.3
1.3
1.3
1.3
1.3
1.3
1.3

1.4
1.4

1.4
1.4

1.5
1.5
1.5

1.5
1.5
1.5

1.6
1.6
1.6

1.6
1.6
1.6

1.6
1.6
1.6

1.7
1.7
1.6

1.7
1.7

1.8
1.7

1.8
1.7

1.8
1.8

1.9
1.8
1.8

1.9
1.9
1.8

2.0
1.9
1.8

2.0
1.9
1.8

2.0
1.9
1.8

2.0
2.0
1.8

2.0
2.0

2.1
2.0

2.1
2.0

2.1
2.0

2.1
2.1
2.0

2.1
2.1
1.9

2.1
2.0
1.9
1.8
1.6
1.4

2.1
2.0
1.9
1.7
1.6
1.4

2.1
2.0
1.9

1.5
1.4

2.0
2.0
1.9

2.0
1.9

2.0
1.9

1.9
1.8

1.9
1.8

1.9
1.8

1.9
1.8
1.7

1.8
1.7
1.7

1.8
1.7
1.6

1.7
1.6
1.6

1.7
1.6
1.5

1.6
1.5

1.6
1.5

1.5
1.4

1.5
1.4

1.4
1.4

1.5
1.4
1.3

1.4
1.4
1.3

1.4
1.4
1.3

1.4
1.4
1.3

1.4
1.3
1.3

1.4
1.3
1.3

1.4
1.3

1.4
1.3
1.2
1.2
1.1

1.4
1.3
1.2
1.1
1.1
1.0

1.4
1.3
1.2
1.2
1.1
1.0

1.5
1.4
1.3

1.5
1.4
1.3

1.5
1.4
1.4

1.5
1.5
1.4

1.6
1.5
1.4

1.6
1.5
1.4

1.6
1.5

1.7
1.6

1.7
1.6

1.7
1.7

1.8
1.8
1.7

1.9
1.8
1.7

1.9
1.9
1.8

2.0
1.9
1.8

2.0
2.0
1.9

2.1
2.0
1.9

2.1
2.0
1.9

2.2
2.1

2.2
2.1

2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.1

2.3
2.2
2.0
1.9
1.6
1.5

2.2
2.2
2.0
1.8
1.6
1.4

2.2
2.1
2.0
1.8
1.6
1.3

2.3
2.2
2.1

2.2
2.1
2.0

2.2
2.1
2.0

2.1
2.1
1.9

2.1
2.0
1.9

2.0
2.0
1.8

2.0
1.9
1.8

1.9
1.8

1.9
1.8

1.8
1.7

1.8
1.7
1.7

1.8
1.7
1.6

1.7
1.6
1.6

1.7
1.6
1.5

1.6
1.5
1.5

1.6
1.5
1.4

1.5
1.5
1.4

1.5
1.4
1.4

1.5
1.4

1.5
1.4

1.5
1.4
1.4

1.5
1.4
1.4

1.4
1.4
1.4

1.4
1.4
1.4

1.0

0.9

0.9

0.9

0.9

0.8

1.0

1.0

1.0

0.9

0.9

0.9

1.0

1.0

1.0

1.0

0.9

0.9

1.1

1.1

1.0

1.0

1.0

0.9

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.2

1.1

1.1

1.1

1.1

1.0

1.0

1.0

1.2

1.2

1.2

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.2

1.2

1.2

1.2

1.2

1.2

1.1

1.1

1.1

1.1

1.0

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.5

1.6

1.6

1.5

1.5

1.5

1.5

1.5

1.8

1.8

1.8

1.7

1.7

1.7

1.8

1.7

2.0

2.0

1.9

1.9

1.9

1.9

1.9

1.9

2.1

2.1

2.0

2.0

2.0

2.1

2.1

2.0

2.2

2.2

2.1

2.0

2.1

2.1

2.2

2.1

2.2

2.2

2.1

2.1

2.1

2.2

2.2

2.1

2.1

2.0

2.0

2.1

2.1

2.1

1.9

2.0

2.0

2.0

2.0

2.0

2.0

1.7

1.8

1.8

1.9

1.9

1.9

1.8

1.6

1.7

1.8

1.8

1.8

1.7

1.7

1.4

1.6

1.7

1.7

1.7

1.7

1.6

1.5

1.4

1.6

1.6

1.7

1.7

1.7

1.6

1.5

1.5

1.6

1.7

1.7

1.7

1.7

1.6

1.5

1.6

1.7

1.7

1.8

1.8

1.8

1.7

1.5

1.7

1.8

1.9

1.9

1.9

1.9

1.8

1.7

1.9

2.0

2.0

2.0

2.1

2.1

2.0

2.1

2.1

2.1

2.2

2.2

2.2

2.2

2.2

2.2

2.2

2.2

2.3

2.4

2.4

2.3

2.3

2.2

2.3

2.3

2.4

2.4

2.2

2.3

2.2

2.3

2.4

2.4

2.4

2.0

2.2

2.2

2.2

2.3

2.3

2.4

2.3

1.9

2.0

2.1

2.2

2.2

2.3

2.3

2.2

1.7

1.9

2.0

2.1

2.1

2.2

2.1

2.0

1.5

1.8

1.9

2.0

2.1

2.0

1.9

1.7

1.4

1.7

2.0

2.0

2.0

1.9

1.8

1.6

1.4

1.8

2.1

2.1

2.0

1.9

1.7

1.0

1.2

1.2

1.3

1.6

1.8

2.0

2.2

2.4

2.0

1.6

1.5

1.4

1.3

1.5

1.7

2.0

2.3

2.5

2.7

2.8

2.8

2.6

2.4

2.2

2.0

1.8

1.6

1.5

1.4

1.3

1.6

1.8

2.1

2.5

2.9

3.2

3.3

3.2

2.9

2.6

2.4

2.1

1.9

1.6

1.5

1.2

1.4

1.7

1.9

2.3

2.6

3.2

3.6

3.8

3.7

3.3

2.8

2.4

2.1

1.9

1.6

1.4

1.2

1.4

1.7

2.0

2.3

2.7

3.3

3.8

3.8

3.3

2.8

2.4

2.1

1.8

1.6

1.4

1.3

1.5

1.7

2.0

2.3

2.7

3.2

3.6

3.8

3.6

3.2

2.7

2.3

2.0

1.8

1.5

1.3

1.3

1.5

1.7

2.0

2.3

2.6

2.9

3.2

3.3

3.2

2.9

2.5

2.2

1.9

1.7

1.4

1.2

1.1

1.3

1.5

1.7

1.9

2.2

2.4

2.6

2.8

2.8

2.7

2.6

2.3

2.0

1.8

1.6

1.3

1.2

1.3

1.5

1.7

1.9

2.1

2.3

2.4

2.5

2.5

2.4

2.3

2.1

1.9

1.7

1.5

1.3

1.2

1.3

1.5

1.6

1.8

2.0

2.1

2.2

2.3

2.3

2.2

2.1

1.9

1.8

1.6

1.4

1.2

1.0

1.2

1.3

1.5

1.6

1.8

1.9

2.0

2.1

2.1

2.1

2.1

2.0

1.8

1.6

1.5

1.3

1.1

1.1

1.2

1.3

1.5

1.6

1.7

1.9

1.9

2.0

2.0

2.0

1.9

1.8

1.7

1.5

1.4

1.2

1.1

1.1

1.2

1.4

1.5

1.6

1.7

1.9

1.9

2.0

1.9

1.9

1.8

1.7

1.6

1.5

1.3

1.2

1.2

1.3

1.4

1.6

1.7

1.8

1.9

1.9

1.9

1.9

1.9

1.8

1.6

1.5

1.4

1.3

1.1

1.1

1.2

1.4

1.5

1.7

1.8

1.9

2.0

2.0

2.0

1.9

1.9

1.7

1.6

1.5

1.4

1.2

1.1

1.2

1.3

1.5

1.6

1.8

1.9

2.0

2.1

2.1

2.1

2.0

1.9

1.8

1.6

1.5

1.3

1.2

1.1

1.2

1.4

1.6

1.7

1.9

2.1

2.2

2.2

2.2

2.2

2.1

2.0

1.8

1.6

1.5

1.3

1.2

1.0

1.1

1.3

1.5

1.7

1.9

2.0

2.2

2.4

2.4

2.4

2.3

2.2

2.1

1.9

1.7

1.5

1.3

1.2

1.2

1.4

1.6

1.8

2.0

2.2

2.5

2.6

2.7

2.6

2.5

2.3

2.1

1.9

1.7

1.5

1.3

1.2

1.3

1.5

1.7

1.9

2.2

2.5

2.7

3.0

3.1

3.0

2.8

2.5

2.3

2.0

1.7

1.5

1.3

1.1

1.4

1.6

1.8

2.0

2.3

2.6

3.0

3.5

3.6

3.5

3.1

2.7

2.3

2.0

1.8

1.5

1.3

1.1

1.2

1.4

1.6

1.9

2.1

2.4

2.7

3.2

3.3

3.8

3.7

3.3

2.7

2.3

2.0

1.7

1.5

1.3

1.1

1.2

1.5

1.7

1.9

2.2

2.4

2.7

3.2

3.7

2.9

3.7

3.2

2.7

2.3

2.0

1.7

1.5

1.2

1.3

1.5

1.7

1.9

2.1

2.4

2.6

2.9

3.3

3.5

3.4

3.0

2.5

2.2

1.9

1.6

1.4

1.2

1.0

1.3

1.5

1.7

1.9

2.1

2.3

2.4

2.6

2.8

2.9

2.8

2.6

2.3

2.1

1.8

1.6

1.3

1.1

1.1

1.3

1.5

1.7

1.9

2.0

2.1

2.2

2.3

2.4

2.4

2.4

2.3

2.1

1.9

1.7

1.5

1.3

1.1

1.1

1.4

1.6

1.7

1.9

1.9

1.9

1.9

2.0

2.0

2.1

2.1

2.0

1.8

1.7

1.5

1.3

1.2

1.0

1.2

1.4

1.7

1.8

1.9

1.8

1.7

1.7

1.7

1.8

1.8

1.8

1.7

1.6

1.5

1.4

1.3

1.1

0.9

1.2

1.5

1.8

1.9

1.9

1.5

1.5

1.5

1.4

1.3

1.3

1.2

1.2

1.3

1.7

2.0

2.1

2.0

1.2

1.3

1.4

2.3

0.8

0.8

0.7

0.9

0.9

0.9

1.4

1.4

1.5

1.5

1.5

1.5

1.5

1.4

1.4

1.3

1.3

1.2

1.1

1.0

1.0

1.1

1.5

1.2

1.3

1.4

1.4

1.6

1.6

1.7

1.7

1.7

1.7

1.7

1.6

1.6

1.5

1.4

1.3

1.2

1.1

1.0

1.1

1.2

1.0

1.1

1.2

1.3

1.4

1.6

1.7

1.8

1.9

1.9

1.9

1.9

1.9

1.9

1.9

1.9

1.9

1.8

1.7

1.5

1.4

1.2

1.1

1.0

0.9

1.0

1.1

1.2

1.4

1.5

1.7

1.9

2.1

2.2

2.2

2.1

2.1

2.1

2.1

2.1

2.2

2.2

2.1

1.9

1.7

1.5

1.3

1.1

0.9

0.8

1.0

1.1

1.2

1.4

1.6

1.9

2.2

2.4

2.5

2.5

2.4

2.3

2.3

2.3

2.4

2.5

2.6

2.5

2.2

1.9

1.6

1.4

1.1

1.0

0.8

1.0

1.1

1.3

1.5

1.7

2.0

2.2

2.6

2.7

2.3

2.6

2.5

2.4

2.4

2.5

2.5

2.7

2.6

2.0

2.1

1.7

1.5

1.2

1.0

0.9

1.0

1.1

1.3

1.5

1.8

2.1

2.4

2.7

2.8

2.8

2.6

2.5

2.5

2.5

2.6

2.8

2.8

2.7

2.5

2.1

1.8

1.5

1.2

1.0

0.9

1.0

1.1

1.3

1.5

1.8

2.0

2.3

2.5

2.6

2.7

2.6

2.6

2.5

2.5

2.6

2.6

2.7

2.6

2.3

2.1

1.8

1.5

1.3

1.1

0.9

0.9

1.1

1.3

1.5

1.7

2.0

2.2

2.3

2.5

2.5

2.5

2.5

2.5

2.5

2.5

2.5

2.5

2.4

2.2

2.0

1.8

1.5

1.3

1.1

0.9

0.9

1.1

1.2

1.5

1.7

1.9

2.1

2.2

2.3

2.4

2.5

2.5

2.5

2.5

2.5

2.4

2.3

2.2

2.1

1.9

1.7

1.5

1.3

1.1

0.9

0.9

1.0

1.2

1.4

1.6

1.9

2.0

2.1

2.3

2.3

2.4

2.4

2.4

2.4

2.4

2.3

2.3

2.2

2.0

1.9

1.7

1.5

1.3

1.0

0.9

0.9

1.0

1.2

1.4

1.6

1.8

2.0

2.1

2.2

2.3

2.3

2.4

2.4

2.4

2.4

2.3

2.2

2.1

2.0

1.9

1.7

1.5

1.2

1.0

0.9

0.9

1.0

1.2

1.4

1.6

1.8

2.0

2.1

2.2

2.3

2.4

2.4

2.4

2.4

2.4

2.3

2.2

2.1

2.0

1.9

1.7

1.5

1.3

1.1

0.9

0.9

1.0

1.2

1.4

1.6

1.9

2.0

2.2

2.3

2.3

2.4

2.4

2.4

2.4

2.4

2.4

2.3

2.2

2.1

1.9

1.7

1.5

1.3

1.1

0.9

0.9

1.0

1.2

1.5

1.7

1.9

2.1

2.2

2.3

2.4

2.5

2.5

2.5

2.5

2.5

2.4

2.4

2.3

2.1

2.0

1.7

1.5

1.3

1.1

0.9

0.9

1.1

1.3

1.5

1.7

2.0

2.2

2.4

2.5

2.5

2.6

2.6

2.5

2.5

2.6

2.5

2.5

2.4

2.2

2.0

1.8

1.5

1.3

1.1

0.9

0.8

0.9

1.1

1.3

1.5

1.8

2.1

2.3

2.6

2.7

2.7

2.7

2.6

2.6

2.6

2.6

2.7

2.7

2.6

2.4

2.1

1.8

1.5

1.3

1.1

0.9

0.9

1.0

1.1

1.3

1.5

1.8

2.1

2.5

2.7

2.8

2.8

2.7

2.6

2.5

2.5

2.6

2.8

2.8

2.7

2.5

2.1

1.8

1.5

1.3

1.0

0.9

1.0

1.1

1.2

1.4

1.6

1.8

2.1

2.5

2.7

2.8

2.8

2.6

2.5

2.5

2.5

2.5

2.7

2.8

2.7

2.5

2.1

1.8

1.5

1.2

1.0

0.9

1.1

1.2

1.3

1.4

1.6

1.8

2.1

2.3

2.6

2.7

2.6

2.5

2.4

2.3

2.3

2.4

2.5

2.6

2.5

2.3

1.9

1.7

1.4

1.1

1.0

0.8

1.2

1.2

1.3

1.4

1.6

1.8

2.0

2.1

2.3

2.4

2.3

2.3

2.2

2.2

2.2

2.2

2.2

2.2

2.1

2.0

1.8

1.5

1.3

1.1

0.9

0.8

1.3

1.3

1.4

1.5

1.6

1.7

1.9

1.9

2.0

2.1

2.1

2.1

2.0

2.0

2.0

2.0

1.9

1.9

1.8

1.7

1.6

1.4

1.2

1.0

0.8

0.7

1.4

1.4

1.4

1.5

1.5

1.6

1.7

1.8

1.8

1.8

1.8

1.8

1.8

1.8

1.7

1.7

1.7

1.6

1.6

1.5

1.4

1.3

1.1

0.9

0.8

0.7

1.5

1.5

1.5

1.5

1.5

1.6

1.6

1.7

1.7

1.7

1.7

1.6

1.6

1.6

1.5

1.5

1.5

1.4

1.4

1.4

1.3

1.2

1.0

0.9

0.8

0.6

1.7

1.7

1.6

1.6

1.5

1.6

1.5

1.6

1.2

1.2

1.1

1.0

0.8

0.7

0.6

1.9

1.8

1.8

1.7

1.6

1.6

1.5

1.5

1.1

1.1

1.1

1.0

0.9

0.8

0.7

0.6

2.1

2.0

1.9

1.8

1.7

1.5

1.4

1.1

1.0

1.0

0.9

0.9

0.8

0.7

0.6

2.4

2.3

1.0

1.0

0.9

0.9

0.8

0.8

0.7

0.6

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.6

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.7

0.9

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.9

0.9

1.0

0.9

0.9

0.9

0.8

0.8

1.0

1.0

1.0

1.0

1.0

1.0

0.9

1.1

1.1

1.1

1.1

1.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0
0.0 0.0 0.0 0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0
0.0 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.3 0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.2

0.3

0.5

1.4

1.4

1.5

1.6

1.5

1.3

1.0

1.0

1.2

1.3

1.4

1.5

1.6

1.7

1.6

1.3

1.0

1.0

1.2

1.4

1.0

1.3

1.5

1.6

1.6

1.6

1.6

1.6

1.6

1.6

1.5

1.5

1.5

1.5

1.5

1.4

1.4

1.4

1.4

1.4

1.4

1.4

1.3

1.3

1.5

1.5

1.5

1.5

1.5

1.5

1.5

1.5

1.5

1.4

1.4

1.4

1.4

1.4

1.4

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.3

1.5

1.2

1.2

1.5

1.4

1.1

1.1

1.4

1.1

1.4

1.0

1.4

1.0

1.4

1.0

1.3

0.9

1.4

1.3

0.9

1.3

0.9

1.3

0.9

1.3

1.2

1.1

1.1

0.9

1.3

1.0

1.0

0.9

0.9

0.8

0.8

0.9

1.3

1.2

0.7

0.9

1.3

0.9

1.2

0.8

0.9

1.2

0.8

0.9

1.1

0.9

1.0

1.2

1.1

0.9

1.0

1.1

1.1

1.1

1.1

1.2

1.0

1.2

1.2

1.1

1.1

1.1

1.2

1.1

1.4

1.1

1.0

1.5

1.1

1.0

0.9

0.9

0.8

1.6

1.1

0.8

0.7

0.7

0.6

0.5

0.5

1.8

1.0

0.5

1.7

1.9

1.0

1.8

2.0

1.1

1.0

1.9

2.0

1.1

1.9

1.0

2.0

1.0

2.0

1.0

2.0

1.0

1.0

2.0

1.0

1.9

1.0

1.8

1.0

1.6

1.8

1.0

1.5

1.7

1.0

1.0

1.5

1.6

1.0

1.0

0.9

0.8

0.8

0.7

1.4

1.0

0.7

0.7

0.6

0.5

0.5

1.4

1.0

1.3

1.0

1.3

1.1

1.0

1.3

1.0

1.3

1.0

1.3

1.0

1.2

1.4

1.0

1.3

1.4

1.1

1.3

1.5

1.1

1.4

1.0

1.5

1.0

0.9

1.6

1.1

1.0

0.9

0.8

0.8

0.7

0.6

0.6

1.7

1.1

0.6

0.6

0.5

0.4

1.8

1.0

1.9

1.0

2.0

1.0

2.1

1.0

1.0

1.9

2.1

1.0

2.0

2.1

1.0

2.0

2.1

1.1

2.0

1.1

2.0

1.3

1.3

1.9

1.4

1.8

1.6

1.8 1.7 1.6

1.4

1.5

1.4

1.5

1.4

1.4

1.4

1.8

1.8

1.7

1.6 1.6

1.5

1.5

1.5

1.5

1.5

1.4

1.4

1.4

1.5

1.5

1.4

1.4

1.4

1.3

1.3

1.3

1.3

1.3

1.2

1.2

1.2

1.2

1.1

1.1

1.1

1.2

1.2

1.3

1.2

1.1

1.4

1.6

1.7

1.9

1.8

1.6

1.0

1.6

1.3

1.4

1.6

1.7

1.5

1.0

1.0

1.6

1.3

1.0

0.8

0.7

0.6

1.0

0.8

0.7

0.6

0.6

0.7

0.8

1.0

1.1

0.9

0.8

1.2

1.4

1.5

1.3

1.1

1.0

1.3

0.8

1.4

1.7

1.6

1.6

1.4

1.4

1.5

1.8

1.4

1.3

1.3

1.3 1.2

1.3

1.4

1.7

1.9

2.1

1.7

2.1

1.9

2.4

2.7

2.1

2.7

3.0

2.2

2.8

3.1

1.7

2.3

2.8

2.2

2.2

2.0

1.7

2.2

2.6

1.0

2.5

2.3

2.0

1.7

2.1

2.3

1.4

2.8

2.5

2.0

1.6

1.8

2.0

1.7

1.8

1.8

1.0

3.0

2.5

2.0

1.4

1.6

1.7

1.7

1.8

1.8

1.8

1.7

1.5

1.4

1.3

0.8

3.1

2.5

1.9

1.2

1.3

1.4

1.3

1.4

1.5

1.6

1.7

1.7

1.6

1.5

1.4

1.4

1.5

1.6

1.8

1.8

1.4

3.4

3.0

2.4

1.1

1.1

1.1

1.1

1.2

1.3

1.4

1.5

1.5

1.5

1.4

1.4

1.4

1.5

1.6

1.8

1.9

2.0

1.9

1.8

1.6

1.4

1.2

3.2

2.9

2.3

1.0

0.9

1.0

1.0

1.1

1.2

1.2

1.3

1.3

1.3

1.3

1.3

1.4

1.5

1.7

1.8

1.8

1.8

1.7

1.6

1.4

1.3

1.2

1.2

1.4

1.6

3.2

2.9

2.4

0.8

0.9

0.9

1.0

1.0

1.1

1.1

1.1

1.2

1.2

1.3

1.4

1.5

1.5

1.6

1.6

1.5

1.5

1.4

1.3

1.2

1.3

1.4

1.7

1.9

2.1

2.3

3.2

3.0

2.6

0.9

1.0

1.0

1.1

1.1

1.2

1.2

1.3

1.3

1.4

1.4

1.4

1.3

1.3

1.2

1.2

1.3

1.4

1.6

1.8

2.0

2.3

3.2

3.1

2.8

1.0

1.1

1.1

1.1

1.1

1.2

1.2

1.2

1.2

1.1

1.1

1.2

1.3

1.4

1.6

1.8

1.9

2.8

3.0

3.0

3.0

2.8

1.0

1.0

1.1

1.0

1.0

1.1

1.1

1.1

1.2

1.3

1.4

1.6

1.9

2.2

2.5

2.7

2.9

3.1

3.2

1.0

1.0

1.0

1.0

1.1

1.1

1.3

1.5

1.8

2.1

2.4

2.7

3.0

3.3

0.9

1.0

1.2

1.4

1.7

2.0

2.3

2.7

3.1

3.3

1.3

1.6

2.0

2.3

2.7

3.0

2.9

2.2

2.5

2.5

2.2

2.0

2.0

1.9

1.6

1.1

1.7

1.6

1.5

1.2

0.9

0.7

1.4

1.3

1.2

1.0

0.9

0.8

0.9

1.1

1.4

1.1

1.0

1.0

0.9

1.0

1.2

1.5

0.9

1.0

1.2

1.4

0.6

1.0

1.5

0.8

1.1

1.6

0.9

1.2

1.6

0.9

1.2

1.5

1.0

1.2

1.4

1.0

1.2

1.3

1.0

1.1

1.2

0.9

1.1

1.2

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.9
0.9

0.8
0.9

0.6
0.7
0.7
0.7
0.8
0.8
0.8
0.8
0.9

0.6
0.7
0.7
0.7
0.7
0.8
0.8
0.8
0.9

0.7
0.7
0.7
0.8
0.8
0.8
0.9

0.8
0.8
0.8

0.8
0.8

0.8
0.8

0.8
0.8

0.8
0.8

0.8
0.8

0.7
0.8

0.7
0.8

0.7
0.8

0.7
0.8

0.7
0.8

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7

0.7
0.7
0.7

0.7
0.7
0.7

0.5
0.5
0.5
0.5
0.6

0.7
0.7
0.7

0.5
0.5
0.5
0.6
0.6
0.6
0.6
0.6
0.7
0.7
0.7
0.7

0.5
0.5
0.5
0.6
0.6
0.6
0.6
0.6
0.7
0.7
0.7
0.8

0.6
0.7
0.7
0.7
0.8

0.7
0.7
0.8

0.7
0.7
0.8

0.7
0.7
0.8

0.7
0.8

0.7
0.8

0.7
0.8

0.7
0.8
0.8

0.7
0.8
0.8

0.8
0.8
0.8

0.8
0.8
0.8

0.8
0.8

0.8
0.9

0.9
0.9

0.9
0.9

0.9
1.0

1.0
1.0

1.0
1.0
1.0

1.0
1.0
1.0

1.0
1.0

1.0
1.1

1.1
1.1

1.1
1.1

1.1
1.1

1.1
1.1

1.1
1.2

1.2
1.2

1.2
1.2

1.1
1.1
1.1
1.1
1.2

1.2
1.2

1.1
1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.2
1.3
1.3

1.2
1.2
1.2
1.2
1.2
1.3
1.3
1.3
1.3
1.3
1.3

1.3
1.3
1.3

1.4
1.4

1.4
1.4

1.4
1.4
1.4

1.5
1.5

1.5
1.5

1.6
1.6

1.6
1.6

1.6
1.6

1.7
1.7
1.7

1.8
1.8
1.8

1.8
1.8

1.9
1.9

1.9
1.9

2.0
2.0

2.1
2.1
2.1

2.1
2.1
2.1

2.2
2.2
2.2

2.3
2.3
2.2

2.4
2.3

2.4
2.4

SL45

SL45

SL12

SL12

SL25 SL25

SL25 SL25

SL13

SL13

SL13

SL13

SL12

SL12

PPT2

PPT2

PPT2

PPT2

SL13

SL13

SL13

PPT2

SL12

BLDG. 10

BLDG. 9

BLDG. 11

BLDG. 7
BLDG. 8

COOPER DRIVE

ES102
1 SITE LIGHTING PHOTOMETRIC PLAN - SOUTH

SCALE:  1" = 40'-0"

MATCHLINE

SHEET

R
EV

IS
IO

N
S

N
O

.
R

EV
.

D
AT

E
R

EV
IS

IO
N

S 
D

ES
C

R
IP

TI
O

N

project no.:

approved by:
checked by:
drawn by:

drawing no.:

QA/QC by:

date:

BY

w
w

w
.o

ls
so

na
ss

oc
ia

te
s.

co
m

TE
L 

 9
13

.3
81

.1
17

0
FA

X 
 9

13
.3

81
.1

17
4

73
01

 W
es

t 1
33

rd
 S

tre
et

, S
ui

te
 2

00
O

ve
rla

nd
 P

ar
k,

 K
S 

66
21

3-
47

50

R

PR
EL

IM
IN

AR
Y 

SI
TE

 D
EV

EL
O

PM
EN

T 
PL

AN

RLK
RS
BL

18-1950

08.25.18

G
C

P 
AL

LE
N

 R
AY

M
O

R
E 

M
U

LT
I-F

AM
IL

Y 
H

O
U

SI
N

G
N

O
T 

FO
R

 C
O

N
ST

R
U

C
TI

O
N

20
18

R
AY

M
O

R
E,

 M
IS

SO
U

R
ISI

TE
 L

IG
H

TI
N

G
 P

H
O

TO
M

ET
R

IC
 P

LA
N

 - 
SO

U
TH

E_PLN_81950.DWG

E200



30
'-0

" T
AL

L 
PO

LE
3'

-0
"

2'-6"

QUANTITY HEADS
PROVIDED AS PER
FIXTURE TYPE

SQUARE
POLE

15
'-0

"

3"

E300
1 SITE LIGHTING FIXTURE CUTSHEET "TYPE SL"

SCALE:  NTS

E300
2 SITE LIGHTING FIXTURE CUTSHEET "TYPE PPT"

SCALE:  NTS

E300
3

SITE LIGHTING 
SCHEMATIC DETAIL "TYPE SL"
SCALE:  NTSE400

3

SITE LIGHTING 
SCHEMATIC DETAIL "TYPE PPT"
SCALE:  NTS

SHEET

R
EV

IS
IO

N
S

N
O

.
R

EV
.

D
AT

E
R

EV
IS

IO
N

S 
D

ES
C

R
IP

TI
O

N

project no.:

approved by:
checked by:
drawn by:

drawing no.:

QA/QC by:

date:

BY

w
w

w
.o

ls
so

na
ss

oc
ia

te
s.

co
m

TE
L 

 9
13

.3
81

.1
17

0
FA

X 
 9

13
.3

81
.1

17
4

73
01

 W
es

t 1
33

rd
 S

tre
et

, S
ui

te
 2

00
O

ve
rla

nd
 P

ar
k,

 K
S 

66
21

3-
47

50

R

PR
EL

IM
IN

AR
Y 

SI
TE

 D
EV

EL
O

PM
EN

T 
PL

AN

RLK
RS
BL

18-1950

08.25.18

G
C

P 
AL

LE
N

 R
AY

M
O

R
E 

M
U

LT
I-F

AM
IL

Y 
H

O
U

SI
N

G
N

O
T 

FO
R

 C
O

N
ST

R
U

C
TI

O
N

20
18

R
AY

M
O

R
E,

 M
IS

SO
U

R
I

SI
TE

 L
IG

H
TI

N
G

 C
U

T 
SH

EE
TS

E_PLN_81950.DWG

E300



 
MONTHLY REPORT 

August 2018 
 
 

Building Permit Activity  sf masdfsd               afafsdafsdafsfsd
 

Type of Permit  Aug 2018  2018 YTD  2017 YTD  2017 Total 

             

Detached Single-Family Residential  11  114  135  202 

Attached Single-Family Residential  0  38  20  60 

Multi-Family Residential  0  0  0  20 
Miscellaneous Residential (deck; 

roof)  55  422  319  480 

Commercial - New, Additions, 
Alterations  7  14  23  34 

Sign Permits  5  23  41  49 

Inspections  Aug  2018  2018 YTD  2017 YTD  2017 Total 

Total # of Inspections  585  4,026  4,569  7,141 

Valuation  Aug 2018  2018 YTD  2017 YTD  2017 Total 

Total Residential Permit Valuation  $2,655,100  $31,808,000  $29,910,700  $53,027,000 

Total Commercial Permit Valuation  $2,202,650  $5,217,050  $3,441,300  $5,394,550 
 
 
 
Additional Building Activity: 
 

● Building construction continues for the proposed Discover Vision Center building to 
be located at 1018 W. Foxwood Drive.  

● Tenant finish work has started for Freezing Moo Ice Cream to locate at 1941 W. 
Foxwood Drive in the Raymore Marketplace 

● Construction continues on the new self-storage facility at 308 E. Walnut Street. 

 

 

 



 

 
 

 
 

 
Code Enforcement Activity  sdfs     dafsdkafjsjfklsdfsda 
 

Code Activity  Aug 2018  2018 YTD  2017 YTD  2017 Total 

              

Code Enforcement Cases Opened  53  337  386  471 

Notices Mailed         

 -Tall Grass/Weeds  23  112  130  152 

- Inoperable Vehicles  6  38  70  76 

- Junk/Trash/Debris in Yard  10  71  51  75 

- Object placed in right-of-way  6  15  17  22 

- Parking of vehicles in front yard  3  26  72  87 

- Exterior home maintenance  2  27  39  44 
- Other (trash at curb early; signs; 

etc)  3  29  7  15 

Properties mowed by City 
Contractor  5  40  45  60 

Abatement of violations (silt fence 
repaired; trees removed; stagnant 

pools emptied; debris removed) 
0  0  7  7 

Signs in right-of-way removed  49  333  212  359 

Violations abated by Code Officer  3  46  69  94 
 



 
 
 
 
 
 

Development Activity   sdf sdafs                          dkafjsdklajfklsdf         sda 

Current Projects 
 

● Raymore Industrial Development, VanTrust Real Estate, North Cass Interchange 
o Rezoning to Planned Unit Development 
o Site Plan Approval 

 
 
 

   As of Aug 31, 2018  As of Aug 31, 2017  As of Aug 31, 2016 
         

Homes currently under 
construction  211  238  238 

Total number of Undeveloped Lots 
Available (site ready for issuance 

of a permit for a new home) 
394  490  686 

Total number of dwelling units in 
City  8,421  8,111  7,893 

 
 
 

Actions of Boards, Commission, and City Council a f                 a  

 
City Council 
 
August 13, 2018 
 

● 2nd reading - Approved the reimbursement agreement for extension of Sunset Lane 
 
August 27, 2018 work session 
 

● 1st reading - Approved 28th amendment to the Unified Development Code 
 
 
Planning and Zoning Commission 
 
August 21, 2018 
 

● Approved the site plan for T.B. Hanna Station Park 
● Discussed two amendments to the sidewalk requirements for residential areas. 

Directed staff to prepare an amendment for consideration at a future public hearing. 
 
Board of Adjustment 
 
August 21, 2018 
 

● Approved a variance of use for a construction sales and service business to locate at 
302 W. Walnut Street 

 



 
 
 
 
 
Board of Appeals 
 

● Issued and order for demolition of the buildings located at 317 and 319 W. Walnut 
Street.  The owner has 45 days to demolish the structures. 
 

 

Upcoming Meetings – September & October                       xxxxxxx 
    

 
September 4, 2018 Planning and Zoning Commission 

● FY 2019-2023 Capital Improvement Program (public hearing) 
 
September 10, 2018 City Council 
 

● 2nd reading - 28th Amendment to the Unified Development Code 
● Sidewalk on undeveloped lots (3 public hearings) 

 
September 18, 2018 Planning and Zoning Commission 
 

● Meeting Cancelled 
 
September 24, 2018 City Council 
 

● Installation of Sidewalk on Undeveloped Lots (confirmation of City Installation) 
 
October 2, 2018 Planning and Zoning Commission 
 

● Reclassification of zoning of Parcel 5 in Eagle Glen Subdivision from “R-3A” 
Multiple-Family Residential to “R-3B” Apartment Residential 

● Revision to Eagle Glen Preliminary Plat 
● Final Plat for The Lofts at Foxridge 
● Site Plan for Lofts at Foxridge 

 
October 8, 2018 City Council 
 

● 1st reading - Reclassification of zoning of Parcel 5 in Eagle Glen Subdivision from 
“R-2” Single and Two-Family Residential to “R-3B” Apartment Residential 

● Resolution for Revision to Eagle Glen Preliminary Plat 
● 1st reading - Final Plat for Eagle Glen Parcel 

 
October 16, 2018 Planning and Zoning Commission 
 

● Timber Trails 3rd Final Plat 
● Raymore Industrial Development, Reclassification of zoning from “BP” Business Park 

to “PUD” Planned Unit Development (public hearing) 
● Raymore Industrial Development Site Plan  

 
October 22, 2018 City Council 
 

● 1st reading - Raymore Industrial Development, Reclassification of zoning from “BP” 
Business Park to “PUD” Planned Unit Development (public hearing) 

● Resolution for Raymore Industrial Development Preliminary Plat (public hearing) 
 



 
 
 
 

● 2nd reading - Reclassification of zoning of Parcel 5 in Eagle Glen Subdivision from 
“R-2” Single and Two-Family Residential to “R-3B” Apartment Residential 

● Resolution for Revision to Eagle Glen Preliminary Plat 
● 2nd reading - Final Plat for The Lofts at Foxridge 
● 1st reading - Timber Trails 3rd Final Plat 

 
 
 

Department Activities A SDAFDSAFSDAFSDA                                 SDAFAAFDD 
 
● GIS Coordinator Heather Eisenbarth attended the KC Metro GIS meeting 

● Associate Planner David Gress participated in the Mid-America Regional Council Solid 
Waste Management District Board meeting.  The Board toured the Kansas City 
Household Hazardous Waste (HHW) facility. 

● Director Jim Cadoret and Associate Planner David Gress attended the Aug. 14 Parks 
& Recreation Board work session to discuss the parkland dedication requirement for 
new residential developments. 

 

GIS Activities vv vvvvASDvAFDSA                                      FSDAFSDAFSDAFAAFDD 
 

● Addressing coordination (utilities, dwellings, tenants, etc) 
● Regulatory, site and event maps/reports as requested 
● Public infrastructure updates 
● Cached mapping service for 2018 imagery 
● Improvement of horizontal accuracy of features relative to new imagery 
● Database administration & authentication 
● MARC GIS quarterly meeting 
● Publication of 3D scene 
● Overlay of plat scans for desktop users 
● Annual MOCS database review 
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