City of Lawrence
Douglas County

PLANNING & DEVELOPMENT SERVICES

Updated:
5/23/16 @ 10:45am
Added communications for Item 6 — Text Amendment, Parking & Access Standards

5/17/16 @ 5:00pm

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION
CITY HALL, 6 EAST 6™ STREET, CITY COMMISSION MEETING ROOM
AGENDA FOR PUBLIC & NON-PUBLIC HEARING ITEMS

MAY 23 &25, 2016 6:30PM - 10:30PM

GENERAL BUSINESS:
Recognize Bruce Liese and Jim Denney for their years of service on Planning Commission.

PLANNING COMMISSION MINUTES
Receive and amend or approve the minutes from the Planning Commission meeting of April 25, 2016.

COMMITTEE REPORTS
Receive reports from any committees that met over the past month.

COMMUNICATIONS

a) Receive written communications from the public.

b) Receive written communications from staff, Planning Commissioners, or other commissioners.
c) Receive written action of any waiver requests/determinations made by the City Engineer.

d) Disclosure of ex parte communications.

e) Declaration of abstentions from specific agenda items by commissioners.

AGENDA ITEMS MAY BE TAKEN OUT OF ORDER AT THE COMMISSION’S DISCRETION

REGULAR AGENDA (MAY 23, 2016) MEETING

NON-PUBLIC HEARING ITEMS:

ITEM NO. 1 FINAL DEVELOPMENT PLAN FOR SIXTH & MONTEREY WAY PCD MORGAN
ADDITION (MKM)

Morgan Addition: FDP-16-00107: Consider a Final Development Plan for Phase 1 of Sixth & Monterey
Way PCD Morgan Addition, a one-lot development of a Construction Sales and Service use and an
addition to the existing Detached Dwelling. The site, located at 800 Monterey Way, contains
approximately 0.6 acres. Submitted by Allen Belot Architect, for Robert J. and Beverly G. Morgan,
property owners of record.

ITEM NO. 2 FINAL DEVELOPMENT PLAN FOR BAUER FARM; 4661 BAUER FARM (SLD)
Bauer Farm: FDP-16-00104: Consider a Final Development Plan for Zaxby’s, a Fast Order Food with
Drive-In, located at 4661 Bauer Farm Dr. Submitted by Carter Engineering Consultants, Inc., for JULI,

LLC, contract purchaser, Free State Holdings Inc, property owner of record.

PUBLIC HEARING ITEMS:



ITEM NO. 3 FINAL DEVELOPMENT PLAN FOR WESTRIDGE WASH, LUBE, & AUTO
SALES; 3530 W 6™ ST (KES)

Westridge Wash, Lube, & Auto Sales: FDP-16-00103: Consider a Final Development Plan for
Westridge Wash, Lube, & Auto Sales, located at 3530 W 6" St. Submitted by Grob Engineering
Services, LLC, for Westridge Lawrence LLC, property owner of record.

ITEM NO. 4 CONDITIONAL USE PERMIT; CLEAN RUBBLE FILL; 1736 E 1550 RD (MKM)

Clean Rubble Fill: CUP-16-00105: Consider a Conditional Use Permit for clean rubble landfill, on
approximately 40 acres located at 1736 E 1550 Rd. Submitted by Grob Engineering Services, LLC, for
Nunemaker-Ross, Inc., property owner of record.

ITEM NO. 5 TEXT AMENDMENT TO LAND DEVELOPMENT CODE; VALET PARKING (SLD)

TA-16-00128: Consider a Text Amendment to the City of Lawrence Land Development Code, Chapter
20, Article 17 and related sections of Article 9, for revisions related to the use and design standards for
Valet Parking. /nitiated by the City Commission on 3/28/16.

ITEMNO. 6  TEXT AMENDMENT TO LAND DEVELOPMENT CODE; PARKING & ACCESS
STANDARDS (SMS)

TA-13-00235: Continue discussion related to proposed Text Amendments to the City of Lawrence
Land Development Code, Article 9 and related sections of Chapter 20, for comprehensive revisions to
parking and access standards. Discussion will focus on Sections 20-908 & 20-915 related to Location,
Driveways and Access, including parking configurations for duplex dwellings. Action on this item will
not occur until after the commission completes their discussion on several of the elements of the code
language and a final draft is available for their review.

MISCELLANEOUS NEW OR OLD BUSINESS
Consideration of any other business to come before the Commission.

MISC NO. 1 QUORUM EVENT

A possible quorum of the Planning Commission may convene after the meeting to socialize.

ADJOURN
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PCCM Meeting: (Generally 2" Wednesday of each month, 7:30am-9:00am)

Sign up to receive the Planning Commission agenda or weekly Planning Submittals via email:
http://www.lawrenceks.org/subscriptions
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2016
LAWRENCE-DOUGLAS COUNTY METROPOLITA

N PLANNING COMMISSION

MID-MONTH & REGULAR MEETING DATES

Mid-Month Mid-Month Topics Planning Commission
Meetings, Meetings
Wednesdays 6:30 PM,
7:30 —9:00 AM Mon & Wed
**alternate day/time
Jan 13 Article 9 text amendments - Parking Jan 25 Jan 27
Feb 18 ** Thursday Joint meeting with HRC — Oread Design Guidelines Feb 22 Feb 24
6:00 PM meeting
Mar 9 ** Wednesday Joint meeting with Sustainability Advisory Board Mar 21 Mar 23
5:30 PM meeting [Meeting Room C — Lawrence Public Library — 707 Vermont Street]
Apr 13 Retail Market Study Apr 25 Apr 27
May 11 APA Conference recap & Nonconformities 101 May 23 May 25
Jun 8 T7BD Jun 20 Jun 22
Jul 13 T7BD Jul 25 Jul 27
Aug 10 78D Aug 22 Aug 24
Sep 14 TBD Sep 26 Sep 28
Oct 12 T7BD Oct 24 Oct 26
Nov 2 78D Nov 14 Nov 16
Nov 30 78D Dec 12 Dec 14

Suggested topics for future meetings:

How City/County Depts interact on planning /ssues

Stormwater Stds Update — Stream Setbacks

Overview of different Advisory Groups — potential overiap on planning issues
Joint meeting with other Cities’ Planning Commissions

Joint meeting with other Cities and Townships — UGA potential revisions
New County Zoning Codes

Tour City/County Facilities

Water Resources

Communication Towers — Stealth Design, # of co-locations, notice area
WiFi Connectivity & Infrastructure Planning

Oread Overlay Districts & Design Guidelines

Comprehensive Plan — Goals & Policies

Affordable Housing

Retail Market Impacts

Case Studlies

Meeting Locations

The Planning Commission meetings are held in the City Commission meeting room on the 1% floor of City Hall, 6™ &

Massachusetts Streets, unless otherwise noticed.

Planning & Development Services |Lawrence-Douglas County Planning Division | 785-832-3150 | www.lawrenceks.org/pds

Revised 05/03/15
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2016 PLANNING COMMISSION ATTENDANCE

Jan 25 | Feb 22 |Mar 21| April 25| May 23
2016 | 2016 | 2016 | 2016 2016
Britton Yes Yes Yes Yes
Butler Yes Yes Yes Yes
Carpenter Yes Yes Yes Yes
Culver No Yes Yes Yes
Denney Yes Yes
Kelly Yes Yes Yes Yes
Liese Yes Yes No Yes
Sands Yes Yes Yes Yes
Struckhoff Yes Yes Yes Yes
von Achen Yes Yes Yes Yes
2016 MID-MONTH ATTENDANCE
Jan 13 |Feb 18 | Mar 9 |April13| May 11 | June 8 | July 13 | Aug 10 |Septi4 | Oct12 | Nov2 | Nov 30
2016 | 2016 | 2016 | 2016 2016 2016 2016 2016 2016 2016 2016 2016
Britton Yes Yes Yes Yes Yes
Butler No No Yes No No
Carpenter Yes Yes Yes Yes Yes
Culver Yes Yes Yes Yes Yes
Denney Yes Yes
Kelly Yes Yes Yes Yes No
Liese No No No No Yes
Sands No Yes No No Yes
Struckhoff Yes No No Yes Yes
von Achen Yes Yes Yes Yes Yes
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City of Lawrence
Douglas County
L1 ] L] PLANMIMNG & DEVELOPMENT SERVICES

PLANNING COMMISSION MEETING
April 25, 2016
Meeting Minutes

April 25, 2016 — 6:30 p.m.
Commissioners present: Britton, Butler, Carpenter, Culver, Kelly, Liese, Sands, Struckhoff, von Achen
Staff present: McCullough, Stogsdill, Day, Ewert, Larkin, M. Miller, Pepper, Simmons

PLANNING COMMISSION MINUTES
Receive and amend or approve the minutes from the Planning Commission meeting of March 21,
2016.

Motioned by Commissioner Struckhoff, seconded by Commissioner Kelly, to approve the March 21,
2016 Planning Commission minutes.

Motion carried 7-0-1, with Commissioner Liese abstaining. Commissioner von Achen was not
present for the vote.

COMMITTEE REPORTS
No reports from any committees that met over the past month.

EX PARTE /7 ABSTENTIONS / DEFERRAL REQUEST
¢ Receive written communications from staff, Planning Commissioners, or other
commissioners.
e No ex parte.
e No Abstentions.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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PC Minutes 4/25/16
ITEM NO. 1 CONDITIONAL USE PERMIT; STONY POINT HALL; 1514 N 600 RD (MKM)

Stony Point: CUP-16-00035: Consider the renewal of a Conditional Use Permit for Stony Point Hall,
a reception and banquet hall, on approximately 13.98 acres, located at 1514 N 600 Rd, Baldwin City.
Submitted by Russell and Lucretia Carlson, property owners of record. (Joint meeting with Baldwin
City Planning Commission)

STAFF PRESENTATION
Ms. Mary Miller presented the item.

APPLICANT PRESENTATION
Mr. and Ms. Russell and Lucretia Carlson were present for questioning.

PUBLIC HEARING
Mr. Hank Booth, Baldwin City Chamber of Commerce, supported the Conditional Use Permit.

ACTION TAKEN

Motioned by Commissioner Liese, seconded by Commissioner Butler, to approve the Conditional Use
Permit, CUP-16-00035, for Stony Point Hall, a Recreation Facility use, and forwarding it to the Board
of County Commissioners with a recommendation for approval based upon the findings of fact in the
body of the staff report subject to the following condition:

The Conditional Use shall be administratively reviewed every 5 years

Commissioner Britton inquired about the removal of the 10 year expiration time frame.

Ms. Miller said the time limit was a good tool for a use that may not be compatible with an area or if
the use has impacts that need to be tracked. She said the previous Board of County Commissioners
used it pretty much on every Conditional Use Permit. She said the current Board of County
Commissioners was a little more selective and used it when they felt there may be an issue down
the road.

Unanimously approved 8-0. Commissioner von Achen was not present for the vote.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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PC Minutes 4/25/16
ITEM NO. 2 PRELIMINARY PLAT FOR WALNUT ADDITION; 775 WALNUT ST (BJP)

Walnut Addition: PP-16-00057: Consider a Preliminary Plat for Walnut Addition, a 7 lot residential
subdivision containing 2.018 acres, located at 775 Walnut St. Submitted by Grob Engineering
Services LLC, for Lawrence Habitat for Humanity, property owner of record.

STAFF PRESENTATION
Ms. Becky Pepper presented the item.

APPLICANT PRESENTATION
Mr. Dean Grob, Grob Engineering Services, was present for questioning.

PUBLIC HEARING
No public comment.

ACTION TAKEN
Motioned by Commissioner Liese, seconded by Commissioner Carpenter, to approve the Preliminary
Plat, PP-16-00057, of Walnut Addition, located at 775 Walnut St.

Unanimously approved 8-0. Commissioner von Achen was not present for the vote.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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PC Minutes 4/25/16
ITEM NO. 3 PRELIMINARY PLAT FOR FREESTATE DENTAL ADDITION; 4111 W 6™ ST
(BJP)

Freestate Dental: PP-16-00073: Consider a Preliminary Plat for Freestate Dental Addition, a one lot
residential-office subdivision containing 0.850 acres, located at 4111 W 6™ St. Submitted by
Landplan Engineering, PA, for Freestate Dental Building LLC, property owner of record.

STAFF PRESENTATION
Ms. Becky Pepper presented the item.

APPLICANT PRESENTATION
Mr. Brian Sturm, Landplan Engineering, was present for questioning.

PUBLIC HEARING on Variance
Mr. Doug Garber property owner directly to the east. expressed concern about stormwater runoff.

APPLICANT CLOSING COMMENTS

Mr. Sturm said there was an approved drainage study that staff looked at and it spoke to how the
drainage would be handled. He said water would generally be collected and conveyed to the north
greenspace and out to the storm sewer system.

COMMISSION DISCUSSION
Commissioner Kelly inquired about the Board of Zoning Appeals variance and if it was related to the
right-of-way variance they were looking at tonight.

Mr. McCullough said no, they were two separate issues. He stated the Board of Zoning Appeals
variance had been withdrawn.

ACTION TAKEN on Variance
Motioned by Commissioner Liese, seconded by Commissioner Culver, to approve the variance
requested from Section 20-810(e)(5)(i) subject to the following condition:

1. The plat shall be revised to note that a variance from the right-of-way width required in
Section 20-810(e)(5) of the Subdivision Regulations was granted by the Planning Commission
to allow the right-of-way on the subject property side of the center line to remain at 50 ft
and list the date of approval

Unanimously approved 8-0. Commissioner von Achen was not present for the vote.

ACTION TAKEN on Preliminary Plat
Motioned by Commissioner Liese, seconded by Commissioner Culver, to approve the Preliminary Plat,
PP-16-00073, for Freestate Dental Addition, subject to the following condition:
1. The plat shall be revised to include the following note:
a. Revise the plat to show the 50’ Parking and Building Setback along W 6" Street.

Unanimously approved 8-0. Commissioner von Achen was not present for the vote.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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ITEM NO. 4 CONDITIONAL USE PERMIT; PINE FAMILY TREE NURSERY; 1782 E 1500
RD (SLD)

Pine Family Tree Nursery: CUP-16-00070: Consider the renewal of a 30.5 acre Conditional Use
Permit for Pine Family Tree Nursery, Landscape Center, Retail Nursery, located at 1782 E 1500 Rd.
Submitted by Landplan Engineering PA, for Pine Family Investments LC, and Sue A Pine, Trustee
property owners of record.

STAFF PRESENTATION
Ms. Sandra Day presented the item.

APPLICANT PRESENTATION
Mr. CL Maurer, Landplan Engineering, was present for questioning.

PUBLIC HEARING
No public comment.

ACTION TAKEN

Motioned by Commissioner Liese, seconded by Commissioner Kelly, to approve the Conditional Use
Permit, CUP-16-00070, for a Retail Nursery and forwarding it to the County Commission with a
recommendation for approval subject to the following condition(s):

1) Provision of a revised site plan to include the following notes:
“Changes to the site to add additional covered storage may be amended by a future site plan
approved administratively. Changes to add retail sales on this site should be amended by a
revised site plan approved by the County Commission with notice to surrounding property
owners.”

Unanimously approved 8-0. Commissioner von Achen was not present for the vote.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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ITEMNO. 5A A&VCTOI-3; 77.5 ACRES; N 1300 RD & E 1750 RD (MKM)

King's Recycle Center: Z-16-00067: Consider a request to rezone approximately 77.5 acres from
County A (Agricultural) District and VC (Valley Channel) District to County 1-3 (Heavy Industrial)
District, located at N 1300 and E 1750 Rds. Submitted by Landplan Engineering PA, for Dan King,
Denise King, Kent King & Patricia King, property owners of record.

ITEM NO. 5B PRELIMINARY PLAT FOR KING’S RECYCLE CENTER; N 1300 RD & E 1750
RD (MKM)

King’s Recycle Center: PP-16-00068: Consider a Preliminary Plat for Four King’s Subdivision, an
industrial subdivision containing approximately 77.5 acres, located at N 1300 Rd & E 1750 Rd.
Submitted by Landplan Engineering PA, for Dan King, Denise King, Kent King & Patricia King,
property owners of record.

ITEM NO. 5C  CONDITIONAL USE PERMIT; KING’S RECYCLE CENTER; N 1300 RD & E
1750 RD (MKM)

King’s Recycle Center: CUP-16-00069: Consider a Conditional Use Permit for King’s Recycling
Center, located at N 1300 Rd & E 1750 Rd. The CUP proposes the operation of a borrow pit and
recycling of construction materials, as well as continued residential and agricultural uses on the
property. Submitted by Landplan Engineering PA, for Dan King, Denise King, Kent King & Patricia
King, property owners of record.

STAFF PRESENTATION
Ms. Mary Miller presented items 5A-5C at the same time.

APPLICANT PRESENTATION

Mr. CL Mauer, Landplan Engineering, said the King Family had been in the area for 30 years. He said
the area had already been disturbed. He said it contained clay and that there were very few places
in Lawrence to get borrow pit material. He said the highway was 30’ higher and created a natural
berm. He said it created a visual berm for power lines along the South Lawrence Trafficway (SLT).
He said ducks were visible on the ponds during the highway construction and not bothered by noise.
He talked about the decibel levels on the trafficway and took several readings on his phone while
sitting on the SLT near the turnpike entrance. He stated noise would be there whether this project
was approved or not. He showed pictures and video on the overhead. The video showed what a
driver would visually see driving east and west on the highway.

Mr. Kent King, King Construction, said they wanted to keep the area as rural as possible. He said
lean clay was important to the construction trade and that it was a benefit to be able to recycle
construction materials. He said it was a resource instead of going to the landfill. He said the crushing
machine had a magnet to pull out the steel and would be no louder than the South Lawrence
Trafficway (SLT). He said the area had been changed by the SLT. He said Mr. Maurer talked to the
neighbors and that they were not against this but did ask for a berm, which would be included.

PUBLIC HEARING

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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Ms. Karen Heeb, South Siders Neighborhood Association, said she was not against the King family
but felt the location for rock crushing recycling was not appropriate. She agreed with the information
in the staff report. She did not feel that the use fit the Horizon 2020 plan. She said RD Johnson had
a recycling plant less than a mile from this location. She expressed concern about increased traffic
and noise.

Mr. Joe Comparato, Jambars Futbol Club, said he had no objections to the business but expressed
concern about rezoning to industrial for future uses.

APPLICANT CLOSING COMMENTS

Mr. Maurer said regarding the zoning of the area, everything south was zoned VC (Valley Channel)
so no other industrial use could be out there.

Mr. Brian King responded to Ms. Heeb's comment about their recycling center being so close to
another one by stating that most towns have recycling centers located near each other. He said
Topeka had three recycling centers next to each other.

Ms. Taylor Norris responded to the comments about increased traffic. She said their primary working
hours would be 7:00am-4:00pm Monday-Friday so the soccer traffic would not be at the same time.

COMMISSION DICUSSION
Commissioner Pennie von Achen arrived at the meeting at 7:57pm.

Commissioner Sands asked if the area plan extended into this section and what the recommendation
was.

Ms. Miller said the area plan did extend to this area but had no recommendations. She said she
assumed that was because the South Lawrence Trafficway was proposed to be there.

Commissioner Kelly said the city had already zoned a large portion of the area north of this property
for industrial. He asked the applicant if he was making the most of the property for the borrow pit.
He wondered if the applicant had interest in moving to the area zoned along K-10 highway.

Mr. King said no.

Commissioner Britton asked if the recycling use had a time limit.

Ms. Miller said it would be an allowed use.

Commissioner Britton wondered about building in a time frame for review or expiration.

Mr. McCullough said the applicable process would be the site plan process through the County
Commission if it is rezoned to industrial. He said any use would have to comply with the zoning

district and any improvements would go through the site plan process.

Commissioner Sands asked about plans for sector plans along the South Lawrence Trafficway.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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Mr. McCullough said there were plans for most of the South Lawrence Trafficway. He said it was not
anticipated for this property to urbanize.

Commissioner Sands inquired about the area north of 1300 Rd that looked to be temporary in nature
for the purpose of supporting the construction of the highway extension.

Ms. Miller said it was owned by KDOT. She said that site had a former Conditional Use Permit for a
recycling facility.

Commissioner Kelly said he was struggling with the concept of gateway. He stated the
Comprehensive Plan did not provide much guidance to determine a gateway. He said the argument
was challenging.

Commissioner Britton said the plan just identifies that it is a gateway. He said it was hard to draw
the line of where it starts and stops. He said the soccer fields were a bonus to the aesthetics of a
gateway. He said Mr. Maurer’s video of what people would see from the South Lawrence Trafficway
was enlightening.

Commissioner Kelly said part of their job was planning. He said this may not be taking the best use
of planning. He said this industrial use may be okay but other uses would be permitted.

Commissioner Carpenter expressed concern about limitations of water. He said potential uses could
pollute ground water. He said this area was near floodplain and in an isolated area.

Commissioner Butler asked where the other recycling center near this location was at.

Mr. Maurer pointed on the map displayed on the overhead. He said it was a mile north of the site
they were talking about.

Commissioner Butler asked how long the King’s had owned the property.

Mr. Maurer said three years.

Commissioner Carpenter said the property was not in the city and did not have stormwater. He said
it would be reliant on possible future rural water and septic system. He expressed concern about a
septic system with the other potential uses of industrial.

Mr. Maurer said there were detention ponds in the area. He said the Rural Water District had already
purchased an easement from the King’s at the corner of 31* Street and 1750 Road. He said the
King’s would have minimal water usage. He said the crusher and water trucks would use pond
water. He said he would prefer to only have a Conditional Use Permit but it required rezoning to I-3.

Commissioner Britton asked why the rezoning was necessary versus a Conditional Use Permit.

Ms. Miller said the use was most similar to concrete plants. She said it was not just like quarrying
because it was bringing material to the site.

Commissioner Liese reiterated the staff report findings.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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ACTION TAKEN on Item 5A

Motioned by Commissioner Liese, seconded by Commissioner Carpenter, to deny the rezoning
request, Z-16-00067, for approximately 77.5 acres County A (Agricultural) District to County 1-3
(Heavy Industrial) District and forwarding the request to the Board of County Commissioners with a
recommendation for denial based on the findings of fact found in the body of the staff report.

Commissioner Britton felt denial was the appropriate call due to potential industrial uses in the
future. He said he heard good arguments to have this operation but that it was for County
Commission to determine. He said he was inclined to follow the staff recommendation of denial.

Commissioner Culver said it was a unique piece of land and that rezoning it to heavy industrial was
concerning for the long term.

Commissioner Sands felt they had a responsibility to consider what this would look in 10 years.

Commissioner Carpenter said he was not opposed to the King business. He wished there was some
other way to continue the use without rezoning this location.

Commissioner Struckhoff said he would support the motion for denial mainly due to the non-
contiguous I-3 rezoning request and the possibilities that extend there. He appreciated the recycled
materials that the King's produced. He wanted to support the business, but not the zoning at this
location.

Motion carried 7-1-1, with Commissioner Butler voting against the motion. Commissioner von
Achen abstained due to her late arrival at the meeting.

ACTION TAKEN on Item 5B

Motioned by Commissioner Kelly, seconded by Commissioner Liese, to deny the Preliminary Plat, PP-
16-00068, for Four King's Subdivision, located at N 1300 Rd & E 1750 Rd, based on the findings of
fact found in the body of the staff report.

Commissioner Kelly withdrew his motion for denial, seconded by Commissioner Liese to withdraw the
motion for denial.

Motioned by Commissioner Liese, seconded by Commissioner Britton, to defer the Preliminary Plat,
PP-16-00068, for Four King's Subdivision, located at N 1300 Rd & E 1750 Rd, until the Board of
County Commissioners acts on the rezoning.

Motion carried 8-0-1, with Commissioner von Achen abstaining due to her late arrival at the
meeting.

ACTION TAKEN on Item 5C

Motioned by Commissioner Kelly, seconded by Commissioner Liese, to approve the Conditional Use
Permit, CUP-16-00069, for King's Recycling Center, located at N 1300 Rd & E 1750 Rd, subject to the
conditions in the staff report.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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Commissioner Culver asked if condition 3 would still apply to this Conditional Use Permit since it was
related to the recycling facility.

Commissioner Kelly amended the motion, seconded by Commissioner Liese, to approve the
Conditional Use Permit, CUP-16-00069, for King’s Recycling Center, located at N 1300 Rd & E 1750
Rd, subject to the conditions in the staff report, except for conditions 3 and 6 which were related to
the recycling facility.

1. The Conditional Use Permit shall be administratively reviewed every 5 years. The
Conditional Use Approval for the borrow pit use shall expire 10 years from the date of the
Board of County Commissioner’s approval.

2. Commercial truck traffic to the facility is limited to the following roads:

E 1750 Road/Noria Road; N 1400 Road (Old K-10 Highway); E 1700 Road; K-10 Highway
east or west.

37 Onty cahn oA t S RIS Bre S O PHEGOTPTO0Ce C .

4. Well water usage is limited to the office and employees until the property is serviced by a
Rural Water District.

5. The borrow pit shall be excavated no deeper than Elev. 800 Ft. (NAVD).

6- Provisienefarevised- CUPplan-with-the following-changesto-theland

Motion carried 8-0-1, with Commissioner von Achen abstaining due to her late arrival at the
meeting.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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ITEM NO. 7 IG TO CS; 3.82 ACRES; 1235 N 3R"° ST (KES)

Z-16-00066: Consider a request to rezone approximately 3.82 acres from IG (General Industrial)
District to CS (Strip Commercial) District, located at 1235 N 3" St. Submitted by Allen Belot Architect,
for Don E. Westheffer Trustee and Wanda L. Westheffer Trustee, property owners of record.

STAFF PRESENTATION
Ms. Katherine Simmons presented the item.

APPLICANT PRESENTATION
Mr. Allen Belot, Allen Belot Architect, said the property had been cleaned up significantly in the past
few years. He said the property owner wanted to take advantage of the Event Center use.

PUBLIC HEARING
No public comment.

ACTION TAKEN

Motioned by Commissioner Liese, seconded by Commissioner von Achen, to approve the rezoning
request, Z-16-00066, from IG (General Industrial) District to CS (Commercial Strip) District, located
at 1235 N 3" Street, and forwarding it to the City Commission with a recommendation for approval
based on the findings of fact found in the body of the staff report.

Unanimously approved 9-0.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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ITEM NO. 6 TEXT AMENDMENT TO ZONING REGULATIONS & SUBDIVISION
REGULATIONS; ACCESSORY DWELLING UNITS (MKM)

TA-15-00461: Consider Text Amendments to the Zoning Regulations for the Unincorporated
Territory of Douglas County, Kansas and the Subdivision Regulations for Lawrence and the
Unincorporated Areas of Douglas County, KS to add Accessory Dwelling Units as a permitted use and
to establish standards for the use. /nitiated by County Commission on 9/2/15.

STAFF PRESENTATION
Ms. Mary Miller presented the item.

PUBLIC HEARING
No public comment.

ACTION TAKEN

Motioned by Commissioner Liese, seconded by Commissioner Britton, to approve the proposed
amendment, TA-15-00461, to revise Sections 12-303, 12-306, 12-307, 12-308, and to add Section
12-319.9 in the Zoning Regulations and to revise Sections 11-104 and 11-106 in the Subdivision
Regulations [20-804 and 20-806, City Code] and that the Planning Commission forward a
recommendation for approval to the Board of County Commissioners.

Commissioner Kelly asked why rental was allowed but not bed and breakfast.
Ms. Miller said it could be permitted as an agritourism use or under certain zoning districts. She said
having someone different stay every night was seen as more of a commercial use and not

compatible with that zoning district. She said long-term rentals were allowed.

Commissioner von Achen said it seemed like a reasonable step to take and asked why this text
amendment had not come before now.

Ms. Miller said there had been public inquiries. She stated it had been discussed and was in the
works. She said it did not come to the point of a text amendment until recently.

Commissioner Britton inquired about notice to surrounding neighbors.

Ms. Miller said if there was a home business or Conditional Use Permit on the property there would
be mailed notice.

Unanimously approved 9-0.

MISCELLANEOUS NEW OR OLD BUSINESS
Consideration of any other business to come before the Commission.

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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MISC NO. 1 OREAD DESIGN GUIDELINES
Receive staff memo regarding Oread Design Guidelines.

Motioned by Commissioner Britton, seconded by Commissioner Struckhoff, to initiate a text
amendment to correct and clarify Article 13 of the Land Development Code to clearly cite and
delineate the intended notice requirements.

Motion carried 9-0.

Mr. McCullough reminded Planning Commission about the May 11, 2016 Mid-Month meeting. He said
Commissioner Carpenter would provide a brief summary about the American Planning Association
conference that he attended. He said they would also have a discussion about non-conformities and

the impact from a lending perspective.

ADJOURN 9:41PM

Complete audio & video from this meeting can be found online:
htto.//www.lawrenceks. org/boards/planning-commission/agendas
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PLANNING COMMISSION REPORT
Non-Public Hearing Item
PC Staff Report
05/23/16
ITEM NO. 1 FINAL DEVELOPMENT PLAN FOR SIXTH & MONTEREY WAY PCD
MORGAN ADDITION (MKM)

FDP-16-00107: Consider a Final Development Plan for Phase 1 of Sixth & Monterey Way PCD
Morgan Addition, a one-lot development of a Construction Sales and Service use and an
addition to the existing Detached Dwelling. The site, located at 800 Monterey Way, contains
approximately 0.6 acres. Submitted by Allen Belot Architect, for Robert J. and Beverly G.
Morgan, property owners of record.

STAFF RECOMMENDATION: Planning staff recommends approval of the Final Development
Plan based upon the findings of fact presented in the body of the Staff Report subject to the
following conditions:
1. Provision of an executed Site Plan Performance Agreement prior to the recording of
the Final Development Plan.
2. The final plat for the subject property, Morgan Addition, shall be recorded with the
Register of Deeds, prior to the recordation and release of the Final Development Plan.

Applicant’s

Reason for Request: This property has been part of the original PCD since its inception.
In the current iteration this current PDP has been approved for 32
multi-family awelling units only. The owners now wish to continue
living in the existing and expanded single family residence located
at the far eastern area of the property. They also wish to demolish
the existing structurally deteriorating contractors shed located west
of the single family residence and construct a combination
automobile garage/contractors shop immediately adjacent to the
existing house. For the remainder of the property, they want to
continue with the previously approved multi-family use.

Design Standards to Consider

o Consistency with approved Preliminary Development Plan, PDP-15-00378.
e Consistency with Article 10 of the 1966 Zoning Ordinance.

e Consistency with standards in the 2006 Development Code.

KEY POINTS:
e Final Development Plans for projects with preliminary approvals prior to the adoption of the
2006 Development Code require Planning Commission approval.

e The most recent approved Preliminary Development Plan for Sixth & Monterey Way PCD
[PDP-15-00378] modified the previously approved plan for four apartment buildings on the
property, identified as Phase A-2, to reduce the number of apartment buildings to three (on
Lot 2) while retaining the existing residence on the east side of the property and relocating
(and rebuilding) the construction shop to the south of the residence (on Lot 1).
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e The proposed development is in substantial conformance with the approved Preliminary
Development Plan, PDP-15-00378. The Preliminary Development Plan did not indicate the
project would be phased but, due to the development preferences of the owners of the
existing residence, the eastern portion of the project, being platted as Lot 1, Morgan
Addition, is included in this Final Development Plan and the western portion, being platted
as Lot 2, Morgan Addition will be a future phase.

ASSOCIATED CASES

e PDP-15-00378, Sixth & Monterey Way PCD Preliminary Development Plan for Phase A-2.
The development plan provided a site plan of the proposed development, revised the use
restrictions placed on Phase A-2 to allow Detached Dwelling, and Construction Sales and
Services uses, and also serves as the Preliminary Plat for the property. The Preliminary
Development Plan was recommended for approval by the Planning Commission on
September 21, 2015 and approved by the City Commission on October 10, 2015.

e PF-15-00380, Morgan Addition Final Plat. This plat will complete the platting of the Sixth &
Monterey Way PCD. The plat was approved by the City Commission on October 20, 2015.

OTHER ACTION REQUIRED

e The final plat shall be recorded at the Register of Deeds prior to the release of the Final
Development Plans.

¢ When conditions have been met, the Final Development Plan will be recorded at the
Douglas County Register of Deeds Office and released to Development Services for
processing of building permits.

e Submittal of building permit application and construction plans. Construction may
commence only after building permits have been issued.

PUBLIC COMMENT
e No public comment was received prior to the printing of this staff report.

PLANS AND STUDIES REQUIRED

o Traffic Study — Study was not required as the proposed development was similar to that
shown on previously approved Preliminary Development Plan.

o Downstream Sanitary Sewer Analysis - Provided and accepted with preliminary development
plan.

o Drainage Study — Provided and accepted with preliminary development plan.

GENERAL INFORMATION
Current Zoning and Land Use: PCD-[6" and Monterey Way] (Planned Commercial
Development) District; Detached Dwelling.

Surrounding Zoning: To the west: PCD-[6" and Monterey Way] (Planned
Commercial Development) District; Undeveloped, this
property was included in the approved Preliminary
Development Plan for Multi-Dwelling Residential uses and
will be developed as a future phase.
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To the north: PCD-[6™ and Monterey Way] (Planned
Commercial  Development)  District;  Multi-Dwelling
Structures.

To the east: PCD-[6" and Monterey Way] (Planned
Commercial Development) District; Construction Sales and
Services.

To the south: RM24 (Multi-Dwelling Residential) District;
Duplexes.
(Figure 1)

Randall Rd

Figure 1a Zoning in the area. Subject property is

. Figure 1b. Land use in the area.
outlined.

STAFF SUMMARY

A Preliminary Development Plan, PDP-15-00378, revised the permitted uses in Phase A-2 of the
6™ and Monterey Way Planned Commercial Development to include the proposed uses:
Detached Dwelling and Construction Sales and Services. The Preliminary Development Plan
retained the Multi-Dwelling Structure use which had been approved for the parcel with previous
Preliminary Development Plans and revised the development on the east side of the parcel,
which is being platted as Lot 1, Morgan Addition to retain the existing residence. Proposed
changes to this site with this phase of the project include an addition to the Detached Dwelling,
and construction of a contractor shop, Construction Sales and Services, to the south of the
house.

The Preliminary Development Plan shows the parcel being divided into two lots. The property is
being platted in phases and the subject of this Final Development Plan is being platted as Lot 1,
Morgan Addition. The remainder of the property is still planned for apartment development and
a Final Plat and a Final Development Plan will need to be submitted and approved prior to that
phase of the project.

The Planning Commission approved a variance from the setback requirements to allow the
single-story contractor shop to be located within 21 ft of the south property line and for the
existing residence to maintain the existing 12 ft 4 in. setback that is currently provided from the
east property line. This variance was approved subject to the condition that a screening fence
be maintained along the south and east property lines. The plan shows a 6 ft cedar fencing in
this area. These variances are noted on the plan.
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PARKING SUMMARY

The Detached Dwelling use requires 2 parking spaces and these are provided in a two car
garage. Additional parking could also occur on the access drive. The Construction Sales and
Service use requires parking at a rate of 1 space for every 500 sq ft of floor area and 1 space
for every acre of exterior storage or assembly. The plan does not include any exterior storage
or assembly area for this use. The table below summarizes the parking requirements and the
amount of parking that is provided. Parking is being provided for this project in compliance with
the Parking Regulations in the 2006 Development Code.

Use Requirement Required Provided
Detached Dwelling | 2 per dwelling 2 spaces required
1 space per each 500 sq 1200 sq ft building / 3
Construction Sales | ft of floor area PLUS 1 spaces 5
& Services space per acre of outdoor No outdoor storage or Spaces
storage or assembly assembly area
TOTAL 5 spaces
Bicycle 1 per 10 auto spaces 1 space 1 space
Detached Dwelling: not
required
ADA Cons'z‘ruc_z‘/on Sales & 0 0
Services.: none required as
business does not include
customer activity on site
SITE SUMMARY
Lot 1 Morgan Addition Existing Proposed Change
Lot Area 25,900 sq ft 25,900 sq ft --
Building Coverage 2,011 sg ft 3,605 sq ft +1,594 sq ft
Pavement Coverage 2,380 sq ft 7,470 sq ft +5,090 sq ft
. 4,391 sq ft 11,075 sq ft
Impervious Coverage (16.95%) (42.76%) +6,684 sq ft
Pervious Coverage 21,509 sq ft 14,825 sq ft - 6,684 sq ft

STAFF REVIEW

The property addressed as 800 Monterey Drive includes both phases of this development and is
currently developed with a contractor’'s shop and a residence. These uses were not included in
the list of permitted uses for the subject area, identified as Area A-2 on the plan, with the
conditions of the previous Preliminary Development Plans for the Development. The original
plan was to replace them with apartments.

As the property owner’s plans changed, the Preliminary Development Plan was revised to add
these uses to the A-2 Area and to show the Contractor’'s Shop use (classified as Construction
Sales and Services in the 2006 Development Code) being relocated to the east side of the
property with the residence. This portion of the property is being platted as Lot 1, Morgan
Addition. The west portion of the property was shown as Lot 2, Morgan Addition with the
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Preliminary Development Plan and was designed for
apartment development. A Final Plat and a Final
Development Plan will need to be submitted and
approved prior to development of Lot 2.

Several Development Plans have been approved for
portions of the development. The highlighted area in
Figure 2 is the overall planned development. Phase 1
of Area A-2 is marked with a star. The remainder of
the parcel to the west is Phase 2.

Common Open Space

Per Section 20-701(j) of the Development Code, a
minimum of 20% of the total site area must be
provided as Common Open Space. This is defined as
being open space that is available for the use and
enjoyment of all the tenants of the development. The
plan identifies the Common Open Space for this
property (Figure 3).

Approximately 22% of the lot is set aside as Common
Open Space; however, as the property is developed
with a Detached Dwelling the Common Open Space
on this property would be more suitable for use by
the residents of the dwelling. The apartment
development on Lot 2 will also provide 20% of
Common Open Space for the residents.

Access and Circulation

The property will have two access points on Morgan
Lane, a private street which accesses Monterey Way
to the west. One access will serve the residence and
the other will serve the shop. This will separate the
different types of traffic on the site. The extension of
Morgan Lane and the sidewalk to Comet Lane will
occur with the Multi-Dwelling development of Lot 2.

Pedestrian Connectivity

A walkway connects the residence to the garage and
also to the access drive. The amount of pedestrian
connectivity is similar to other detached dwellings in
the city. Pedestrian traffic is not expected with the
shop; therefore, no walkways are provided. A
sidewalk linking to Comet Lane will be installed with
the extension of Morgan Lane in Phase 2 to provide
linkage between the apartments and Comet Lane.

Lighting
No exterior lighting is being proposed with this plan.

Figure 2. 6™ and Monterey WayPCDrea,

highlighted, and the subject property

marked with a star.

Figure 3. Common Open Space exhibit

showing the common
boundary, shaded in green.

open  space
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Landscaping

Street trees are not specifically required as the property is adjacent to a private street, but
landscaping should be provided to create an attractive streetscape along Morgan Lane. Trees
are located along Morgan Lane and a six foot wood fence currently surrounds the residence on
the sides, rear, and along Morgan Lane. New fencing will be installed along the shop’s drive and
access to screen it from the street.

BUILDING ELEVATIONS

The commercial use, the Contractor
Sales and Service use, will be located
behind the garage and will be built
with a peaked roof and will have a
residential character. The house and
the shop appear as a unified
development. The structures will have
a maximum height of 19.75 ft.

Figure 5. Elevation of proposed Phase 1

Conclusion
The development proposed with this Final Development Plan conforms with the approved
Preliminary Development Plan and is compliant with the provisions of the Development Code.



Legal Description

Lot 1 of the Final Plat of the Morgan Addition, a subdivision of the City of Lawrence, Douglas County,
KS In the NE1/4, Sec 34-T12S-R19E of the 6th Principal Meridian. Containing +/- 0.60acres

66044

Land Development Code Standards

QUse Table/Permited in PCD

APPROVED PCD-2 Non—Residential Uses for 'O’
Existing Use(s) Proposed Use(s)

KS

Use A=Accesso Use
Category P=Permitte Specific
SF Residence/ SF Residence/ S=Special Standards
Contractors Office Contractors Office Construction Service P None

Lawrence,

QDensity & Dimensional Standards

Standard Required Lot 1
Existing Zoning PCD 2
Min Lot Width 40 140°
Minimum Setbacks
Front 15 62’
Side Detached Structures 20’ 42'/12'-4" (See variances granted below)
Side Attached Structures o n/a
Side Interior 10 n/a
Rear Residential Structures 25 68'-8"
Rear Commercial Structures 35 24'-4" (See variances granted below)
Periphery Boundary 30° See variances granted below
Maximum Height 35 19.75'/18’

Common Open Space Required 20% 5,180 sf
Common Open Space Provided 5,896 sf

allen@allenbelotarchitect.com

Suite 205

messsssm Allen Belot Architect

708 West Ninth
785.843.4670

QParking, Loading & Access

Use Basis Min Required Provided

Proposed:
SF Dwelling 2 per dwelling

Coniractor Shop 1 per 300sf of bldg All drawn and written information
Quidoor Storage 1 _per ere duplicated disclosed or otherwise

Bicycle: appearing herein shall not be
Contractor Shop 1 per 10 auto spaces 1 used without written consent of

ALLEN BELOT ARCHITECT

COPYRIGHT 2015

o wu N
o wu N

—y

Q Landscaping & Screening

Landscape Materials
Symbol Name Size Quantity Package
GFS Goldflame Spirea 3 gal. As Shown  container

% MBB Mentor Barberry 3 gal. As Shown  container
{;:;‘ KJ Keteleer! Juniper 6 ft. As Shown b&b

Symbol Common Nams Genus—Species
Red Maple Acer rubrum ’'Autum Blaze or Columnar’
Honeylocust Glendltsla trlancanthos ’Skyline’
Norway Maple Acer plantanoldes ‘Emerald Queen’
Bloodgood London Plane Tree Plantanus x acerifolia Bloodgood
Northern Red Oak Quercus borealls

Substitution of appropriate similar species shall be approved by the
Lawrence—Douglas County Metropolitan Planning Office in advance of planting.

Interior Parking Lot Landscaping

Parking Lots shall contain at least 60 square feet of

Landscaping area per Parking Space.
Required: 3 spaces x 60sf/space = 180 sf Provided: 572sf
Note: Provide 1 Tree & 3 shrubs/10 spaces Provided: 1 Tree & 5 shrubs

—E-8"0-SAN-SEAER —— —_—

Existing Trees & Vegetation
Damaged or Destroyed Trees
If trees identified for preservation, credit or located in
easements are destroyed or damaged, they shall be
replaced by similar trees on a 1:1 basis. Replacement trees
shall be minimum 4” caliper for deciduous or 8 feet In
height for ornamental & evergreen trees.

——(E-OHP
{&'® PVC/SDR

(el P\/J(/spﬁ
(8'¢ PVC/SDR

E-GAS
12"¢ D.I.

Phase 'A-3'
Existing
RS7 ba Mulit Family

Existing Single
Family f f

W

.00 T
NS
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Q General Development Standards
20-1103 Outdoor Lighting

No outdoor lighting has been proposed with this development plan at this time
however, any Pole mounted or any fixture with wattages greater than 150W
incandescent (or equivalent lumen output of alternative sources), proposed in
the future, shall be prohibited prior to submission & approval of a revised
site plan including photometric data for the proposed lighting. Fixtures shall
be screened to prevent off—site glare.

/
ROW. 800°

FH

Y
3
&
>3
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O Stormwater Management

Impervious Surfaces Existing Proposed Lot 1

Buildings 2,011 GSF 3,605 GSF
Pavement 2,380 GSF 7,470 GSF
Sub—total: 4,391 GSF 11,075 GSF

Pervious 21,509 GSF 14,825 GSF
25,900 GSF 25,900 GSF

\ \&TWQ_ E—— ‘E-w_/;g%m =——) J e e

y
MORGAN LANE 400.44

v}

5ol_oll

e et /NOTE:

. %ri7 | EXTENSION OF MORGAN LANE &
INSTALLATION OF SIDEWALK
ACROSS LOT 1 SHALL OCCUR
CONCURRENTLY WITH THE
DEVELOPMENT OF LOT 2

Lawrence, KS

RM24 \ I\

Existing Duplex [ ’
= % |
|

ACCESS ESMNT.

Per City Code, a Stormwater Pollution Prevention Plan (SWP3) shall
NOT be required on lots less than 1 acre.

@ General Notes

Americans With Disabilities Act Compliance

This site has been designed to comply with the provisions of the Americans With
Disabilities Act (ADAAG) Accessibility Guidelines for Buildings & Facilities, Appendix A
to 28 CFR Part 36.
The Architect has used reasonable professional efforts to interpret & comply with
applicable ADAAG requirements as they relate to this document. Howsever, since the
| requirements of the ADAAG are subject to various and possibly contradictory
interpretations, the Architect cannot and does not warrant or guarantee that this
i
i

LOT | COMMON /

OFEN SPACE
BOUNDARY

document will comply with all interpretations that may occur and revisions may be
required to comply with those Interpretations.

|
—

G

/ PROPOSER
ADDITION
Existing

Single Family 3
Residence

150"

Utilities

The utllity locations/slzes/types shown on this document are for general reference
only. The Owner or Owner’s agent shall be responsible for contacting the utility
location service(s) for exact locations/sizes/types.

~STORM—42x29-cMp

S —
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Solid Waste

All solid waste shall be stored indoors in 90 gallon containers until the scheduled
pick—up day when carts will be set out at the curb.

Phase 'O’
Existing
Contractor Offices

MORGAN ADDITION

PHASE 1/LOT1 FINAL DEVELOPMENT PLAN

800 Morgan Lane

RO.W. 600/

\ so I_O n
’i PcD-2
PERIMETER
I SETBACK

L
&
&

PROPOSED
ADDITION

COVERED
¥ BREEZEWNAY

) |/

|

Single Story

f Shop ¢ LOT | COMMON Lot 1
.60 acres

SIXTH & MONTEREY WAY PCD

MONTEREY WAY

_________________________________________________________________________________ At B 25,900sf
! Existing

: Phase 'A-2’ PROJECT # 1511

A3 Zoning Multi—Family DATE: 20dULY15

DRAWN BY:

CHECKED BY:

REVISIONS: 24Ausis

Existing concrete paved street access to remain & shall be extended, as shown, 0255P|5
in compliance w/ City Specifications
Existing 2,400 sf two story frame structure to be removed from site |I2FEBl6

Existing concrete paving to be removed If:;éﬁ_l_%

Existing 6’ cedar fence to remain ggaz%lljale
F& New 6’ cedar screen fence IOMAY |6

‘ ‘ | V/E

LIDNG
K

\/r‘WﬁiANOE
5
21"

"
|
'

PL 400.44’

140.00’ Proposed Use
Phase 'O’
Zoning
Contractor Office/
Single Family Detached

Key Notes

LOT 1
COMMON OPEN SPACE
AREA 5,896sf/22.8%

|OI_OII

EXIST.
V/E
-

|OI_OII
EXIST.
V/E

¢
{

E-GAS

RM24

F&l 5" concrete approach to City Standard detail & specifications

F&l 5'wide x 4” reinf. concrete sidewalk with ADA ramps as shown PHASE 1 / LOT 1
per City Standard detail & specifications and ADAGG.

Stripe parking spaces to dimensions shown DEVELOPMENT

PLAN

[@] (o] ] [l [] [=]

Existing | Duplex

e up( E-WATER)

[]

(A3\ FINAL DEVELOPMENT PLAN for PHASE 1/LOT 1

m 1" = 30.0°

O —=m
w
-
o
w
o
o
o

El

E-STORM 2-57x3% CMP

Bicycle parking x 1

)

F&I reinf. concrete driveway 4” min.

E

Planning Commission Chair
, 2016

Existing mature landscaping to remain as shown Sheet

AO10

Planning Commission Secretary @ Variance: encroachment into perimeter & rear yard setback for the proposed shop

building only, as shown, conditioned on the Installation & perpetual maintenance of a 6

=]

Date

privacy fence South of the Shop & associated access drive to provide screening to the
, 201 6 adjacent residential property owners to the South, approved by the Planning Commission
on September 21, 2015

JA J\ Date Variance: for encroachment into the required 20’ side setback to 12'-4" approved by
the Planning Commission on September 21, 2015 for the existing house & proposed Of Sheets
addition.

U




PC Staff Report — 05/23/16
FDP-16-00104 Item No. 2 -1

PLANNING COMMISSION REPORT
Non-Public Hearing Item
PC Staff Report
05/23/2016
ITEM NO. 2 FINAL DEVELOPMENT PLAN FOR BAUER FARM ZAXBY'’S; 4661
BAUER FARM DR (SLD)

FDP-16-00104: Consider a Final Development Plan for Zaxby’s, a Fast Order Food with Drive-
In, located at 4661 Bauer Farm Dr. Submitted by Carter Engineering Consultants, Inc., for JULI,
LLC, contract purchaser, Free State Holdings Inc, property owner of record.

STAFF RECOMMENDATION: Planning staff recommends approval of the Final Development
Plan based upon the findings of fact presented in the body of the Staff Report, subject to the
following conditions:

1. Execution of a site plan performance agreement.
2. Submission of a revised Final Development Plan to show the following notes and changes:
a. Revise sanitary sewer service line location to meet City design standards per the
approval of the City Utility Engineer.
b. Show additional pedestrian ramps for sidewalk connections between building and
Bauer Farm Drive.
c. Show the deed book and page of separately recorded document for shared access
and cross access for this property.
3. Filing of the Minor subdivision with the Register of Deeds Office.

Attachment:
A. Proposed Final Development Plan.

Design Standards to Consider

e Consistency with approved Preliminary Development Plan, PDP-14-00055.

e Consistency with Article 10 of the 1966 Zoning Code and the standards contained in the
2006 Land Development Code.

KEY POINTS:

¢ Final Development Plans for projects with preliminary approvals prior to the adoption of the
2006 Land Development Code require Planning Commission approval.

o A revised Preliminary Development Plan for Bauer Farms [PDP-15-00529] was approved by
the Planning Commission on December 14, 2015 and by the City Commission on January 6,
2016.

ASSOCIATED CASES

e PDP-15-00529; Bauer Farm Preliminary Development Plan.
e PF -15-00094; Bauer Farm 7" Plat

e MS-16-00126; Minor Subdivision

OTHER ACTION REQUIRED
e Applicant shall apply for and obtain Building Permits prior to development.
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PUBLIC COMMENT
¢ No public comment was received prior to the printing of this staff report.

PLANS AND STUDIES REQUIRED

e Traffic Study — a Revised Traffic Impact Study (TIS) was provided and accepted with the
Preliminary Development Plan. An updated letter was received on March 16, 2016 with this
application. Summary was accepted by staff.

o  Downstream Sanitary Sewer Analysis — The downstream sanitary sewer analysis and cover
letter dated January 20, 2010 from Landplan Engineering was previously accepted for the
Bauer Farm Development Plan to satisfy the criteria required for the DSSA as outlined in
Administrative Policy 76. The proposed project meets the land use description used in the
DSSA for this location.

o Drainage Study — The drainage study dated 2-20-2014 meets the specified requirements
and is approved.

o City of Lawrence Right of Way Permit will be needed to tie the proposed storm
sewer line into the south side of the existing junction box on Bauer Farm Drive.

o Retail Market Study — Not applicable to application.

GENERAL INFORMATION
Current Zoning and Land Use: PCD [Bauer Farm] (Planned Commercial Development)
District; developing mixed use project.

Surrounding Zoning and land use: To the north, east and west:
PCD [Bauer Farm] (Planned Commercial Development)
District. A Theater is located on the north side of Bauer
Farm Drive. A Fast Order Food, Drive-In use building
located to the west known as Burger King. Undeveloped
lot is located to the east

To the south:

PCD [Westgate] (Planned Commercial Development)
located on the south side of W 6" Street; existing multi-
tenant retail commercial building.

STAFF SUMMARY

This Final Development Plan proposes the development of a 3,662 SF single story Fast Order
Food, Drive-In on approximately 39,940 sq ft parcel [Proposed Lot 1, Bauer Farm Eighth Plat]
located on the south side of Bauer Farm Drive. This proposed use is consistent with the
approved Preliminary Development Plan.

STAFF REVIEW

The Bauer Farm Development was proposed and planned as a New Urbanism type of
development which would utilize several Traditional Neighborhood Design concepts. The
waivers which were approved by the Planning Commission were necessary to accommodate
these TND concepts such as smaller lots, narrower rights-of-way, and reduced peripheral
setbacks. Several Development Plans have been approved for both the commercial and
residential portions of the development. The Planning Commission approved revised waivers
with their consideration of the 2015 revised Preliminary Development Plan, PDP-15-00529,
based on the type of development being proposed. The proposed use is located on the south
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side of Bauer Farm Drive. Uses on the south side were intended for more auto-oriented access
with pedestrian sidewalks connecting uses within the development.

A development item related to this application is a pending Minor Subdivision. The Minor
Subdivision has been submitted and is being processed. The subdivision review shall be
completed and the document recorded prior to the issuance of a building permit for this

property.

Off-Street Parking

In the pre-2006 Zoning Code off-street parking is calculated at a different ratio and an
alternative methodology was specifically applicable to Planned Developments. Per the 1966
Code, parking was based on net square feet of building space rather than gross square feet in
the current Code. Additionally, Planned Development off-street parking was calculated at a rate
of 1 space per 200 net square feet regardless of use. The following table summarizes the off-
street parking shown on the approved Preliminary Development Plan and the proposed Final
Development Plan.

Table 1: Off-Street Parking Summary

Approved PDP Proposed FDP
Building SF: 3,803 SF Building SF:
Required Parking at 1:200 = 11 Spaces Required Parking at 1:100 Customer Service

Area + 1 per employee = 29 spaces

1,826 SF Customer Service Area (19 spaces)
10 employees at largest shift (10 spaces)

Proqu(e_d_PzaLkiﬂg . 46 Spaces Proposed Parking: 44 spaces

i e——

,|M'|‘L|H

This plan provides a parking summary based on the current parking design requirements. The
proposed development will result in excess spaces but two fewer than the approved Preliminary
Development Plan.

The approved Preliminary Development Plan shows parking along Bauer Farm Drive. This
parking is not shown on this proposed Final Development Plan. The on street parking will be
provided by the developer of Bauer Farm at a future date with the development of the adjacent
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lot to the east. The proposed development exceeds the required off-street parking for this use
and is consistent with the approved Preliminary Development Plan.

REVIEW CRITERIA

The Planning Commission is responsible for the final decision-making of a Final Development
Plan of the pre-2006 Code. Applications submitted for Final Development Plan approval must be
in substantial compliance with the approved Preliminary Development Plan. This section of the
report provides a summary of the proposed development's “substantial compliance the
approved Preliminary Development Plan” based on the 1966 Zoning Code for which it was
originally approved and for the current Land Development Code standards.

Section 20-1013 (b) of the 1966 Zoning Code states that a plan submitted for final
approval shall be in substantial compliance with the plan previously given preliminary
approval and that modifications may not:

1. Increase gross residential density or intensity by more than 5% or involve a
reduction in the area set aside for common open space.

2. Increase the total floor area proposed for non-residential or commercial uses by
more than 10%.

3. Increase the total ground area covered by a building by more than 5% or involves
a substantial change in the height of buildings.

The proposed Final Development Plan:
1. Does not include any residential use or include a reduction in common open space
within the phase or development.

2. The proposed building is slightly smaller than the building shown on the Preliminary
Development Plan.
a. The approved plan included a 3,803 SF building.
b. The proposed plan includes a 3,652 SF building.

3. The proposed final development plan does not increase the ground covered by a
building. The proposed building is smaller than the building shown on the approved
Preliminary Development Plan. The building height is not altered by this request.

The proposed development meets the requirements of being in substantial compliance with the
plan previously given preliminary approval. The approved Preliminary Development Plan
included a Fast Order Food, Drive-In use.

This application complies with the 1966 Zoning Code for consideration of a Final Development
Plan. A new public hearing is not required. The 1966 Code requires the Planning Commission to
approve a Final Development Plan as the determining authority.

Drive thru Uses in Bauer Farm Planned Development

A significant feature of the Traditional Neighborhood Design concept is the limited number of
vehicle oriented uses, specifically drive-thru uses. The development plan, including all the areas
zoned PCD, PRD and POD, was modified in 2008 to restrict drive-thru uses to the following mix:

e Three restaurant uses (3)
e One Bank (1)
e One other non-restaurant such as a pharmacy (1)
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The plan included automotive service uses that did not count toward these “drive-thru”
restrictions.

The CVS, 4841 Bauer Farm Drive, and Taco Bell, 4721 Bauer Farm Drive, buildings were the
first in the area to be developed with a drive-thru. To date, two other restaurant uses have
been developed with a drive-thru: 4701 Bauer Farm Drive, Starbucks and 4671 Bauer Farm
Drive, Burger King.

The Preliminary Development Plan was modified in 2015 to increase the total number of drive-
thru uses, excluding automotive service uses, within the Bauer Farm Planned Development
(inclusive).

e Four restaurant uses (4)
e Two bank uses (2)
e One other non-restaurant such as a pharmacy (1)

Development of this site will result in the final allowable drive-thru restaurant use for the Bauer
Farm Planned Development. One remaining non-restaurant drive-thru use (bank) may be
developed on the northwest corner of Folks Road and W. 6™ Street (4431 Bauer Farm Drive).

Common Open Space

A minimum of 20% of the area in the Planned Development is required to be placed into
Common Open Space. The majority of common open space for the Bauer Farm Planned
Development is located within the residential portions of the project. Open space for individual
commercial lots is located along the perimeter of the lots and along the street frontages. The
proposed development includes 22% of the total lot as open space.

Access and Circulation

Vehicular access to this site is provided from Bauer Farm Drive and is consistent with that
approved on the Preliminary Development Plan. Access to the site is shared with the adjacent
properties to the east and west. Access driveways are centered on the shared property lines.

Pedestrian Connectivity
A pedestrian walkway connects the building with the sidewalks on Bauer Farm Drive. The
walkway provides access to the building entrance.

Lighting
A photometric plan including a point by point illumination array has been provided. The lighting
levels and fixture type are compliant with the standards in Section 20-1103(d) (3).

Landscaping

Peripheral boundary buffer yards are not required between PUDs in the same development.
Parking lots are also required to be screened. The original Preliminary Development Plan
included a screening wall located along the south side of the commercial properties along W. 6"
Street. This screening wall was not constructed along the Burger King site or where the
buildings west of Champion Lane abut W. 6™ Street.
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Figure 2: Screening walls west of Champion Lane

Figure 3: Landscape screening east of Champion Lane
East of Champion Lane.

Use of landscaping to screen the parking lot is an acceptable solution and will provide a unifying
appearance along W. 6" Street east of Champion Lane.

The plan notes that all mechanical equipment will be building mounted and will be screened per
City Code.

Solid Waste is accommodated in a screened storage area located along Bauer Farm Drive as
shown on the plan. The location and design have been approved by the City Solid Waste
Division.

Commercial Design Guidelines
Planned Developments provide the developer greater flexibility to achieve their desired design
and development. They also allow for greater control over the aesthetics of a site. Proposed
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building elevations include variation in material, building planes, a varied roof line and a
strongly defined main entry. The proposed building meets the intent of the Design Guidelines.

Infrastructure Improvements

Much of the needed infrastructure exists for this site. The applicant will be responsible for
connecting service lines between the building and the water and sanitary sewer main lines.
Sidewalk is located along Bauer Farm Drive and W. 6" Street. This project will relocate the
sidewalk along Bauer Farm Drive in anticipation of construction of the on-street parking along
the south side of Bauer Farm Drive. The City Traffic Engineer noted that “Pedestrian pathway to
Bauer Farm Drive needs ramps where appropriate.” The plan should be revised to show the
ramps as noted.
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The on-street parking as noted will be a future site improvement made by the development
group with the development of the adjacent lot to the east.

The City Stormwater Engineer has noted that a right-of-way permit will be needed to connect to
the City Storm Sewer. This requirement will be managed through the building permit process.

Conclusion

The development proposed with this Final Development Plan is consistent with the intent of the
development that was approved with the Preliminary Development Plan and is compliant with
the provisions of the Development Code.



EARTHWORK SPECIFICATIONS:
1. CLEARING AND GRUBBING
1.1. CLEARING AND GRUBBING SHALL CONSIST OF CLEARING THE SURFACE OF THE
GROUND OF THE DESIGNATED AREAS OF ALL TREES, LOGS, SNAGS, BRUSH,
UNDERGROWTH, HEAVY GROWTH OF GRASS, WEEDS, FENCE STRUCTURES,
DEBRIS AND RUBBISH OF ANY NATURE, NATURAL OBSTRUCTIONS SUCH AS
OBJECTIONAL SOIL MATERIAL UNSATISFACTORY FOR FOUNDATIONS. IT SHALL
ALSO CONSIST OF GRUBBING OF STUMPS, ROOTS FOUNDATIONS AND DISPOSAL
OF ALL SUCH MATERIAL. ALL HOLES REMAINING AFTER THE GRUBBING
OPERATION IN EMBANKMENT AREAS AND IN EXCAVATION AREAS LESS THAN TWO
(2) FEET IN DEPTH, SHALL HAVE SIDES BROKEN DOWN AND LEVELED IF
NECESSARY TO FLATTEN OUT SLOPES, REFILLED WITH ACCEPTABLE MATERIAL
THAT IS PROPERLY COMPACTED IN LAYERS BY TAMPERS, ROLLERS OR
CONSTRUCTION EQUIPMENT.
1.2. BURNING ON SITE IS NOT PERMITTED WITHOUT WRITTEN APPROVAL OF THE
LOCAL GOVERNING AUTHORITIES HAVING JURISDICTION
2. EXISTING TREES AND AREA OUTSIDE OF GRADING LIMITS LINE
2.1. TREES AND VEGETATION TO BE SAVED SHALL BE PROTECTED FROM DAMAGE BY
A FENCE BARRICADE PRIOR TO, OR DURING, CLEARING OPERATIONS. TREES TO
BE SAVED SHALL BE DESIGNATED BY THE OWNER. NO TREES ARE TO BE
REMOVED FROM THE AREA OUTSIDE THE LIMITS OF GRADING OR FROM
SPECIFICALLY DESIGNATED AREAS WITHIN THE CONSTRUCTION AREAS. IF, IN THE
OPINION OF THE ENGINEER, A CONTRACTOR DAMAGES A TREE NOT TO BE
REMOVED, THE CONTRACTOR WILL BE FINED A PREDETERMINED AMOUNT FOR
EACH DAMAGED TREE. THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR ALL
COSTS ASSOCIATED IN REMOVING THE DAMAGED TREES FROM THE SITE.
3. FILL
3.1. ALL VEGETATION SUCH AS ROOTS, BRUSH, HEAVY GROWTH OF GRASS, TOPSOIL,
ALL DECAYED VEGETABLE MATTER, RUBBISH, AND OTHER UNSUITABLE MATERIAL
WITHIN THE AREA UPON WHICH FILL IS TO BE PLACED SHALL BE STRIPPED OR BE
OTHERWISE REMOVED BEFORE THE FILL OPERATION IS STARTED. IN NO CASE
SHALL UNSUITABLE MATERIAL REMAIN IN OR UNDER THE FILL AREA. SLOPED
GROUND SURFACE STEEPER THAN ONE VERTICAL TO FOUR HORIZONTAL, ON
WHICH FILL IS TO BE PLACED, SHALL BE PLACED, STEPPED OR BENCHED IN SUCH
A MANNER THAT THE FILL TO BE PLACED SHALL BE 97 PERCENT OF THE MAXIMUM
LABORATORY DRY DENSITY ACCORDING TO STANDARD PROCTOR (AASHTO T99,
ASTM D-698). MOISTURE CONTENT SHALL BE WITHIN 3 PERCENT OF THE OPTIMUM
MOISTURE CONTENT. PROOF ROLL THE AREAS TO BE FILLED OR ON WHICH
STRUCTURES ARE TO BE PLACED. A LOADED DUMP TRUCK OR OTHER RUBBER
TIRED EQUIPMENT SHALL BE USED PROOF ROLLING. OVERLAPPING PASSES OF A
VEHICLE SHOULD BE MADE ACROSS THE SITE IN ONE DIRECTION AND THEN
PERPENDICULAR TO THE ORIGINAL DIRECTION OF ROLLING.
3.2. ANY YIELDING, PUMPING OR SOFT AREAS SHOULD BE CUT OUT AND REPLACED
WITH FILL COMPACTED AS DESCRIBED HEREIN.
3.3. THE PROPOSED FILL SHOULD BE LIMITED TO SOILS CLASSIFIED IN ACCORDANCE
WITH ASTM D-2487 AS GM, GC, SW, SM, SC, ML AND CL.SOIL CLASSIFIED AS PT, OH,
OL, CH AND MH ARE NOT SATISFACTORY AS COMPACTED FILL.
3.4. FILLS AND EMBANKMENTS SHALL BE CONSTRUCTED AT THE LOCATIONS AND TO
THE LINES AND GRADES INDICATED ON CONSTRUCTION PLANS. THE SLOPE SHALL
NOT EXCEED 2 FOOT HORIZONTAL TO 1 FOOT VERTICAL. (3 FOOT HORIZONTAL TO
1 FOOT VERTICAL IN THE PUBLIC RIGHT OF WAY) THE COMPLETED FILL SHALL
CORRESPOND TO THE SHAPE OF THE TYPICAL SECTIONS INDICATED ON THE
CONSTRUCTION PLANS. MATERIAL REMOVED FROM THE EXCAVATION SHALL BE
USED IN FORMING THE FILL. FILL MATERIAL SHALL BE REASONABLY FREE FROM
ROOTS, OTHER ORGANIC MATERIAL, TRASH AND STONES HAVING MAXIMUM
DIMENSIONS GREATER THAN 6 INCHES (4 INCHES IN TRENCHES FOR UTILITIES).
NO FROZEN MATERIAL WILL BE PERMITTED IN THE FILL. STONES HAVING A
MAXIMUM DIMENSION OF 4 INCHES WILL NOT BE PERMITTED IN THE UPPER SIX
INCHES OF FILL OR EMBANKMENT OR UTILITY TRENCH. THE MATERIAL SHALL BE
PLACED IN SUCCESSIVE HORIZONTAL LAYERS NOT MORE THAN 8 INCHES THICK,
UNLESS OTHERWISE NOTED, IN LOOSE DEPTH FOR THE WIDTH OF THE
CROSS-SECTION AND SHALL BE COMPACTED TO AT LEAST 97 PERCENT OF THE
MAXIMUM LABORATORY DRY DENSITY ACCORDING  TO STANDARD PROCTOR
(ASTM D-698, AASHTO T-99). MOISTURE SHALL BE WITHIN 3 PERCENT OF THE
OPTIMUM MOISTURE CONTENT. THE TOP 12 INCHES OF THE PAVING, PARKING
AND/OR ROADWAY SUB-GRADE SHALL BE COMPACTED TO 97 PERCENT OF THE
MAXIMUM DRY DENSITY (STANDARD PROCTOR). EACH LIFT SHALL BE ROLLED
WITH A VIBRATORY ROLLER, A SHEEPSFOOT ROLLER, OR A LOADED RUBBER
TIRED DUMP TRUCK, SCRAPER OR LOADER. IF THE SOIL IS TOO DRY, A WATER
TRUCK WITH SPREADER BAR OR SPRAY HOSE SHALL BE USED TO BRING THE SOIL
TO THE PROPER MOISTURE RANGE. THE WATER SHALL BE THOROUGHLY AND
PROPERLY MIXED WITH THE SOIL PRIOR TO COMPACTION.
3.5. STORM DRAIN PIPES SHALL BE PLACED ON FIRM BOTTOM AND HAND TAMPED TO
SAFE UP THE PIPE. A CUSHION OF SOIL SHALL BE TAMPED ABOVE THE CROWN OF
THE PIPE IN ACCORDANCE WITH THE PIPE MANUFACTURER'S RECOMMENDATIONS
SO THAT THE HEAVIER COMPACTION EQUIPMENT CAN THEN BE USED TO BRING
THE SOIL TO A DENSITY AS DESCRIBED ABOVE FOR FILL AREAS.
3.6. IF SOILS INVESTIGATION REPORT IS PROVIDED, THEN FOLLOW THE
RECOMMENDATIONS OF THE REPORT IF THEY EXCEED THE RECOMMENDATIONS
OF THESE SPECIFICATIONS.
4. TOPSOIL
4.1. UNLESS OTHERWISE SPECIFIED, AREAS DESIGNATED FOR GRADING OPERATIONS
THAT CONTAIN A BLANKET OF TOPSOIL SHALL BE STRIPPED AND PLACED IN
CONVENIENT STOCKPILES FOR LATER USE AS A TOPSOIL BLANKET ON THE NEW
GRADED AREAS SPECIFIED HEREIN, OR AS DESIGNATED. TOPSOIL SHALL BE
STRIPPED FROM ALL AREAS DESIGNATED TO RECEIVE FILL. THE STRIPPING OF
MATERIAL FOR TOPSOIL SHALL BE CAREFULLY DETERMINED AND ONLY THE
QUANTITY REQUIRED SHALL BE STOCKPILED. MATERIAL STOCKPILED SHALL BE
STORED IN A SATISFACTORY MANNER TO AFFORD PROPER DRAINAGE. WHEN
GRADING OPERATIONS PERMIT, INSTEAD OF STOCKPILING, THE TOPSOIL SHALL
BE HAULED AND SPREAD DIRECTLY ON THE AREAS DESIGNATED TO RECEIVE
TOPSOIL.
5. ROCK EXCAVATION
5.1. IF ROCK IS ENCOUNTERED, CLEAR AWAY EARTH TO EXPOSE MATERIAL. NOTIFY
OWNER AND RECEIVE WRITTEN INSTRUCTIONS PRIOR TO EXCAVATION. REMOVE
ROCK TO A DEPTH OF 6 INCHES BELOW AND 8 INCHES ON EACH SIDE OF PIPES IN
TRENCHES. A MEASUREMENT OF EXTENT OF ROCK TO BE REMOVED SHALL BE
MADE. ROCK EXCAVATION SHALL BE PAID FOR IN ACCORDANCE WITH
AGREEMENT WITH THE OWNER.

CONSTRUCTION NOTES:

1.

10.

1.

12.

13.

14.

15.
16.

17.

18.

19.

20.

21.

22.

23.

THE DRAWINGS AND SPECIFICATIONS ARE INTENDED TO COVER A COMPLETE
PROJECT, READY TO USE, AND ALL ITEMS NECESSARY FOR A COMPLETE AND
WORKABLE JOB SHALL BE FURNISHED AND INSTALLED. ANY DISCREPANCY SHALL
BE IMMEDIATELY REPORTED TO THE OWNER OR HIS REPRESENTATIVE.

NOTIFY THE INSPECTOR OF THE LOCAL GOVERNING AUTHORITY 24 HOURS BEFORE
EVERY PHASE OF CONSTRUCTION.

ALL WORK SHALL COMPLY WITH ALL APPLICABLE LOCAL, STATE, AND FEDERAL
CODES. ALL NECESSARY LICENSES AND PERMITS SHALL BE OBTAINED BY THE
CONTRACTOR, AT HIS EXPENSE, UNLESS ALREADY OBTAINED BY THE OWNER.

THE CONTRACTOR SHALL COORDINATE LOCATION AND INSTALLATION OF ALL
UNDERGROUND UTILITIES AND APPURTENANCES TO MINIMIZE DISTURBING
CURBING, PAVING, AND ALL OTHER UTILITIES.

THE EXISTING UTILITIES SHOWN ARE FOR THE CONTRACTOR'S CONVENIENCE ONLY.
THERE MAY BE OTHER UTILITIES NOT SHOWN ON THESE DRAWINGS. THE UTILITIES
SHOWN ARE THOSE LOCATED BY THE SURVEYOR OF RECORD. THE ENGINEER
ASSUMES NO RESPONSIBILITY FOR THE LOCATION OF THE UTILITIES SHOWN. IT
SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY THE LOCATIONS OF ALL
UTILITIES WITHIN THE LIMITS OF WORK. ALL DAMAGE MADE TO EXISTING UTILITIES
BY THE CONTRACTOR SHALL BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR.
DEVIATIONS FROM THESE PLANS AND SPECIFICATIONS WITHOUT PRIOR CONSENT
OF THE ENGINEER AND THE MUNICIPALITY MAY CAUSE FOR THE WORK TO BE
UNACCEPTABLE.

ALL MATERIALS SHALL BE NEW UNLESS USED OR SALVAGED MATERIALS ARE
AUTHORIZED BY THE OWNER.

THE CONTRACTOR SHALL FURNISH AND MAINTAIN ALL NECESSARY BARRICADES
AROUND THE WORK AND SHALL PROVIDE PROTECTION AGAINST WATER DAMAGE
AND SOIL EROSION.

ALL WORK SHALL BE PERFORMED IN A FINISHED AND WORKMANLIKE MANNER TO
THE ENTIRE SATISFACTION OF THE OWNER, AND IN ACCORDANCE WITH THE BEST
RECOGNIZED TRADE PRACTICES.

THE CONTRACTOR SHALL PROVIDE SHEETING AND SHORING FOR ALL TRENCH
CONSTRUCTION IN ACCORDANCE WITH OSHA GUIDELINES.

ALL PIPE LENGTHS SHOWN ARE TO THE CENTERLINE OF THE STRUCTURES UNLESS
SPECIFICALLY NOTED.

PIPES (STORM AND SANITARY SEWER) SHALL BE LAID ON SMOOTH, CONTINUOUS
GRADES WITH NO VISIBLE BENDS AT THE JOINTS.

BEDDING REQUIREMENTS SPECIFIED HEREIN ARE TO BE CONSIDERED AS MINIMUM
REQUIRED FOR RELATIVELY DRY STABLE EARTH CONDITIONS. ADDITIONAL BEDDING
SHALL BE REQUIRED FOR ROCK TRENCHES TO PROVIDE SUCH ADDITIONAL
BEDDING AS REQUIRED TO PROPERLY CONSTRUCT WORK.

ALL STORM DRAINAGE INLET STRUCTURES SHALL HAVE METAL RING AND COVER
FOR ACCESS.

ALL ANGLES SHOWN ARE 90 DEGREES UNLESS SHOWN OTHERWISE.

ALL GRADES SHOWN ARE FINISHED GRADES. CONTRACTOR SHALL VERIFY
DIMENSIONS, GRADES, AND EXISTING ELEVATIONS PRIOR TO CONSTRUCTION.
CONCRETE CURBS SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE DETAILS
SHOWN ON PLANS. MATERIALS, EQUIPMENT, METHODS OF CONSTRUCTION AND
WORKMANSHIP SHALL CONFORM TO STATE D.O.T. STANDARD SPECIFICATIONS.
ALL CONCRETE SHALL HAVE 3000 PSI COMPRESSIVE STRENGTH AFTER 28 DAYS,
WITH A MAXIMUM SLUMP OF FOUR (4) INCHES, UNLESS SPECIFIED OTHERWISE.
ALL EXPOSED CONCRETE SHALL HAVE A FINE HAIR BROOMED FINISH.

PARKING AND DRIVEWAY BASE COURSE AND ASPHALTIC CONCRETE SURFACE AND
PRIME MATERIALS, EQUIPMENT, METHODS FOR CONSTRUCTION AND
WORKMANSHIP SHALL CONFORM TO STATE D.O.T. STANDARD SPECIFICATIONS
CONTRACTOR TO FIELD VERIFY ALL STORM, SANITARY, WATER AND OTHER
UTILITIES LOCATIONS AND INVERTS PRIOR TO INSTALLATION OF ANY UTILITIES.
NOTIFY ENGINEER PRIOR TO PROCEEDING WITH ANY WORK IF DISCREPANCIES
FOUND

CONTRACTOR SHALL USE CONCRETE THRUST BLOCKS FOR INSTALLATION OF
WATER MAINS.

ALL DIMENSIONS ARE MEASURED TO THE BACK OF CURB UNLESS OTHERWISE
NOTED.
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OF ANY DEMOLITION ACTIVITY, THE CONTRACTOR SHALL NOTIFY THE
UTILITY COMPANIES FOR ON SITE LOCATIONS OF EXISTING UTILITIES.
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| 4. THE FOLLOWING LIST OF STRUCTURES REQUIRING DEMOLITION IS
/ INCLUDED FOR THE CONTRACTORS CONVENIENCE ONLY. THE DRAWINGS
| INDICATE THE SCOPE OF DEMOLITION WHERE DEMOLITION IS REQUIRED.

A. DEMOLITION AND REMOVAL OF EXISTING ONE-STORY BRICK AND GLASS
/ BUILDING

3 B. DEMOLITION AND REMOVAL OF EXISTING ON SITE ASPHALT, CONCRETE 5/3/1 6
el

/ PAVING, AND CURBING TO DEMOLITION LINE SHOWN.

C. REMOVAL OF EXISTING ON SITE ABOVE-GROUND AND UNDERGROUND
UTILITIES, INCLUDING REMOVAL AND/OR PLUGGING OF EXISTING UTILITIES
AS SHOWN ON PLANS.

\ CONCRETE

SURFACE

SAWCUT EX CONCRETE TO /
CREATE SMOOTH TRANSTION

P 5. PRIOR TO REMOVAL OF ANY UNDERGROUND SEWAGE TANK AND
TO PROPOSED ASPHALT &

COMPONENTS FROM SERVICE, CONTRACTOR MUST COMPLETELY DRAIN
THE SYSTEMS TO AN APPROVED SANITATION TANK FOR DISPOSAL AT AN
APPROVED LOCATION AND IN ACCORDANCE WITH LOCAL & STATE
REQUIREMENTS.

SANITARY SEWER MANHOLE
RIM=1011.50

FL IN(W)8"PVC=998.71

FL OUT(NE)8"PVC=998.61

T~

SANITARY SEWER MANHOLE
/ RIM=1013.31 6. ALL ON SITE UNDERGROUND STRUCTURES AND PIPING MUST BE

" _ COMPLETELY REMOVED AND OVER-EXCAVATED BY A MINIMUM OF 12"
FLIN(W)8 P\/,,C'99_7'53 BENEATH THE STRUCTURES. CONTRACTOR SHALL USE APPROVED FILLING
FL OUT(NE)8"PVC=997.43 MATERIAL FOR FILLING THESE AREAS. FILL SHALL BE PLACED IN LOOSE
LIFTS NOT EXCEEDING 8" IN THICKNESS AND COMPACTED TO AT LEAST 98%
OF THE MODIFIED PROCTOR MAXIMUM DRY DENSITY (ASTM D-)698.

7. ALL EXISTING STRUCTURES, PAVEMENTS, SLABS, FOUNDATIONS, STEPS ‘ AR I E R
AND OTHER EXISTING FEATURES INDICATED ON THE DRAWINGS TO BE

REMOVED SHALL BE DEMOLISHED AND REMOVED BY THE CONTRACTOR.

REMOVE NO STRUCTURE SUBSTANTIALLY AS A WHOLE. DEMOLISH E N G I N E E RI N G
COMPLETELY ON THE PREMISES.

8. ALL EXISTING SEWERS, PIPING, UTILITIES SHOWN ARE NOT TO BE CON S U LTANTS

INTERPRETED AS THE EXACT LOCATION, OR AS THE ONLY OBSTACLES THAT

( 8"'S§ —— 8”381?( gbs - g8ss — g8ss — 8Ss — 8SS —  8'SS — — 8'SS —— 8'SS —— 8'SS —— 8'SS —— 8'SS —— 8'SS —— 8"SS —— 8'SS —— 8"SS —— 8"SS

a

8"'SS —— 8"SS —— 8"SS 8'sS —  8'SS — — 8'SS —— 8'SS —— 8'SS —— 8"S§ —— 8'S

'Ss

BM#1— |

CURB INLET
TOP=1009.67

FL IN(S)18"RCP=1003.67
FL OUT(N)18"RCP=1003.51

MAY OCCUR ON THE SITE. VERIFY EXISTING CONDITIONS AND PROCEED ) .

| WITH CAUTION AROUND ANY ANTICIPATED FEATURES. GIVE NOTICE TO ALL Carter Engineering Consultants, Inc.
UTILITY COMPANIES REGARDING DESTRUCTION AND REMOVAL OF ALL 3651 Mars Hill Road, Suite 2000

I SERVICE LINES AND CAP ALL LINES BEFORE PROCEEDING WITH THE WORK. Watkinsville, GA 30677

9. ELECTRICAL, TELEPHONE, CABLE AND/OR GAS LINES NEEDING TO BE F: 770.725.1204
REMOVED OR RELOCATED SHALL BE COORDINATED WITH THE AFFECTED

UTILITY COMPANY PRIOR TO COMMENCEMENT OF CONSTRUCTION. www.carterengineering.net

EDGT ADEQUATE TIME SHALL BE PROVIDED FOR RELOCATION AND CLOSE

ANPGRS oA COORDINATION WITH THE UTILITY COMPANY IS A NECESSITY TO PROVIDE A
LANDSCAPING

|
|

‘ \ | P: 770.725.1200
| SMOOTH TRANSITION IN UTILITY SERVICE.
|

10. PROVIDE ADEQUATE PROTECTION FOR PERSONS AND PROPERTY AT

ALL TIMES. EXECUTE THE WORK IN A MANNER TO AVOID HAZARDS TO

LOT 2 PERSONS AND PROPERTY AND PREVENT INTERFERENCE WITH THE USE OF
AND ACCESS TO ADJACENT BUILDINGS. STREETS AND SIDEWALKS SHALL

LOT 1 —
CHAMPION ADDITION

NOT BE BLOCKED BY DEBRIS AND EQUIPMENT.

LOT 1 BAUER FARM 8TH PLAT

11. AIR HAMMERS OR OTHER DEVICES WILL BE PERMITTED ON EXTERIOR
WORK.

227.00' (P)

01° 48'49"W 227.00' M)— —— —

12. CONTRACTOR MUST STOP OPERATION AND NOTIFY THE OWNER FOR
PROPER DIRECTION IF ANY ENVIRONMENTAL OR HEALTH RELATED
CONTAMINATE IS ENCOUNTERED DURING THE DEMOLTION/EXCAVATION

S01° 49' 28"E 227.04' (M)

N
NO1° 48' 49"W

EDGE OF

LANDSCAPING PROCESS.

13. DISPOSAL

—N

A. REMOVE AND LEGALLY DISPOSE OF ALL OTHER RUBBISH, RUBBLE, AND
DEBRIS. COMPLY WITH ALL APPLICABLE LAWS AND REGULATIONS
GOVERNING DISPOSAL OF WASTE AND DEBRIS.

EDGE OF
LANDSCAPING

14. PAVEMENT REMOVAL

|
7

|

A. WHERE EXISTING PAVEMENT IS TO BE REMOVED, SAW-CUT THE
SURFACING LEAVING A UNIFORM AND STRAIGHT EDGE WITH A MINIMUM OF
DISTURBANCE TO THE REMAINING ADJACENT SURFACING. IF
CONSTRUCTION RESULTS IN RAVELING OF THE SAW-CUT SURFACE, RECUT
BACK FROM THE RAVELED EDGE PRIOR TO RESTORATION.

B. WHERE EXISTING PAVEMENT, CURB, CURB AND GUTTER, SIDEWALK,

DRIVEWAY OR VALLEY GUTTER IS REMOVED FOR THE PURPOSE OF

CONSTRUCTING OR REMOVING BOX CULVERTS, PIPE, INLETS, MANHOLES,

I APPURTENANCES, FACILITIES OR STRUCTURES, SAID PAVEMENT, ETC.,
SHALL BE REPLACED AND RESTORED IN EQUAL OR BETTER CONDITION

| THAN THE ORIGINAL, CONTRACTOR SHALL PROVIDE ALL NECESSARY LABOR,
MATERIALS, EQUIPMENT, TOOLS, SUPPLIES, AND

CONCRETE BASE OTHER EQUIPMENT AS REQUIRED.

FOR BURGER KING

SIGN

CURB INLET
TOP=1010.20
FL OUT(N)18"RCP=1005.05

BAUER FARM PCD

15. CONTINUOUS ACCESS SHALL BE MAINTAINED FOR THE SURROUNDING
PROPERTIES AT ALL TIMES DURING DEMOLITION OF THE EXISTING
EDGE OF

FACILITIES.
UNDERGROUND LANDSCAPING | | |

ELECTRIC VAULT 5/8 BAR W/2" ALUM CAP 16. PERMITTING: IT IS THE CONTRACTOR'S RESPONSIBILITY TO OBTAIN ANY
| | STAMPED SURVEY INC K6380—1 REQUIRED PERMITTING FOR DEMOLITION FROM RESPONSIBLE
R/W CLS 2 REGULATIONS AND FULLY ACKNOWLEDGE AND COMPLY WITH ALL
REQUIREMENTS PRIOR TO COMMENCING DEMOLITION WORK.

SITE DEVELOfPMENT PLANS
or
JULI, LLC

-— o ———— — — TSTE 138" W 1125.83(M)

—_—— ——— ﬂ/ 17. 1T 1S THE CONTRACTOR'S SOLE RESPONSIBILITY TO DETERMINE THE
$88° 11' 38"W 176.03' (M) OHP_ OHP— OHP—OHP2) OHP—_OHP— —OMP—— OHP——QHP—OHPY EXTENT OF DEMOLITION REQUIRED IN ORDER TO PERFORM THE CONTRACT

S 88°11'38" W 140.00'(P) (4)

' aqw -OHp — .
S 88°1206" W 140.02'(M) onp®)_onp—oHP OHP ——OHP——OHP ——OHP — OQHP — P — RHP — 55 QHP — 5 @HP — QP — 55 0HP g OHP 525-OHP - OHP a5 —OH R $88° 11' 38"W (P) Ofs GAS AS— GAS— GAS GAS GAS GAS GAS—— () WORK FOR THIS PROJECT. THE CONTRACTOR SHALL CONDUCT SITE VISITS PROJECT NAME:

. - ’GAS,JGAS’JGAS’J " AND SHALL EXAMINE ALL OF THE INFORMATION WITHIN THESE DOCUMENTS:
GAS —— GAS——GAS—— GAS——CAS 2" PLASTIC GAS MAIN

ALL DISCREPANCIES AND/OR OMISSIONS SHALL BE BROUGHT TO THE X l} \/\
X T T T T R S L ————e e ATTENTION OF THE ENGINEER PRIOR TO BID SUBMITTAL.
T T T ! o s ’—JTT T E T T T T T T T T T T T T T T T T T

18. PRIOR TO DEMOLITION OCCURRING, ALL EROSION CONTROL DEVICES
CONCRETE SIDEWALK rw12w ARE TO BE INSTALLED.

GAS—— GAS——— GAS——GAS GAS——GAS—— GAS GAS—GAS—___GAS——GAS 47,*\“ GAS—— GAS — \QAS GAS_ GAS GAS GAS GAS GAS GAS——
\ / %, 19. THE CONTRACTOR SHALL COORDINATE WITH OWNER PRIOR TO ®
6" STEEL GAS MAIN S

o

——GAS——GH5— GAS— GAS——GAS

GAS

GAS

GAS

GAS

GCAS

GAS

GAS

GAS

< O @\(/1 2" D.I.P. WATER LINE COMMENCEMENT OF ANY WORK. ACTUAL REMOVAL AND/OR RELOCATION
v 75, OF ALL EXISTING PLANTS IS TO BE CONDUCTED BY THE LANDSCAPE HEET TITLE:
CONTRACTOR. IT IS THE RESPONSIBILITY OF THE SITEWORK CONTRACTOR S .
TO COORDINATE DEMOLITION ACTIVITIES WITH THE LANDSCAPE
CONTRACTOR. THE CONTRACTOR IS RESPONSIBLE FOR REMOVING AND EXI STI N G
‘ ‘ PRESERVING TREES AS INDICATED BY THE OWNER.

U : S ) H IG HWAY 40 (W 6TH STRE ET) U $g|§=B1IONILZE;1 20. CONTRACTOR SHALL LIMIT ALL DEMOLITION ACTIVITY TO THAT AREA CO N D IT I O N S &

(ASPHALT SURFACE) FL OUT(S)18"RCP=1008.65 DELINEATED IN THE DRAWING, ALL OTHER EXIST. UTILITIES INCLUDING:
STORM DRAINAGE, GAS, ELECTRIC, TELEPHONE, AND WATER & SEWER DEM O PLAN
SHALL BE PRESERVED & PROTECTED.

ELE— g

12"W ——12"W. 12"W 12"W 12"W 12"\ 4. 12"W 12'W—12"W—12"W——12"W—12"W_____

12"\ 12"\ 12"W. 12" W 12"W 12"\ 12"W. 12"\ 12"\W 12"\ 12"\ 12"W.

—2"W—12W—12"W——12"W 12"

N

21. A SEPARATE DEMOLITION PERMIT IS REQUIRED FOR THE DEMOLITION SHEET NUMBER:
OF THE ACTUAL BUILDING.

20 10' 0 20 40' 60’

Know what's DE|OW T — S— R By
151357ZAX
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dial 811 SCALE 1" = 20' DATE:
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LEGAL DESCRIPTION:

LOT 1, BAUER FARM 8TH PLAT

LOT 2

5/8" BAR W/2" ALUM CAP

STAMPED SURVEY INC K6880—1

Bauer Farm Drive

Champion Ln.

U.S. HWY 40 (W. 6th ST.)

LOCATION MAP
SCALE: 1" = 200'

PROJECT NOTES:

OWNER / DEVELOPER:
JULI, LLC

P.O. Box 1439
Watkinsville, GA 30677
Contact: Ben Williams
Tel.: (706) 714-1197

ENGINEER:

Carter Engineering Consultants, Inc.
3651 Mars Hill Road, Suite 2000
Watkinsville, Georgia 30677
Contact: Mark Campbell, P.E.

Tel. (770) 725-1200
mark@carterengineering.net

Property located at 4661 Bauer Farm Drive, Lawerence, KS.
Current Zoning: PCD

Setbacks: Front 15' Rear 35' Side 20"
Proposed use is a Fast Order Food, Drive-in

Proposed building height is 20"

Boundary and topographical information obtained from field run survey by KAW Valley Engineering

dated: January 8, 2016 Phone: (865) 689-6169
Project tract contains 0.92 acres, disturbed area = 0.95 acres

Contour interval is 1 foot (NAVD 88)

The property shown hereon does not lie within a 100 year flood plain according to Flood Insurance

Rate Map # 20045CO156E dated: September 2, 2015.

The underground utilities shown hereon have been located from field information and existing
drawings. The surveyor nor engineer warrants that the underground utilities shown comprise all
such utilities in the area, either in service or abandoned. The surveyor nor engineer warrants that
the underground utilities shown are in the exact location indicated. The surveyor nor engineer has

physically located all the underground utilities.

It is the responsibility of the contractor to field locate all utilities prior to commencing work and

notify engineer if a discrepancy is found.

The contractor shall verify the invert elevations of all existing storm and sanitary sewer structures
prior to commencement of storm and sanitary sewer construction.

UNDERGROUND UTILTIES DISCLAIMER

Information regarding the reputed presence, size, character and location of existing
underground utilities and structures related to underground utilities is shown heron.
There is no certainty of the accuracy of this information and it shall be considered in
that light by those using this drawing. The location and arrangement of underground
utilities and structures related to underground utilities shown hereon may be
inaccurate and utilities and structures related to underground utilities not shown may
be encountered. The owner, his employees, his consultants and his contractors shall
hereby distinctly understand that the surveyor is not responsible for the correctness
or sufficiency of this information regarding the underground utilities and structures

related to underground utilities shown hereon.

DESCRIPTION
INITIAL SUBMITTAL

02/29/16 | REVISED PER CITY COMMENTS

03/16/16 | ADDRESS COMMENTS
04/29/16 | REVISE BOUNDARY PER SURVEY

DATE
02/05/16

REVISION BLOCK:

#
A
B
Cc
D

5/3/16

CARTER

ENGINEERING
CONSULTANTS

Carter Engineering Consultants, Inc.
3651 Mars Hill Road, Suite 2000
Watkinsville, GA 30677
P:770.725.1200

F:770.725.1204
www.carterengineering.net

PROPERTY SURFACE SUMMARY

EXISTING SUMMARY

SUMMARY AFTER PROJECT COMPLETION

/1ﬁ

DUMPSTER ENCLOSURE NOTES:

Refuse containers are serviced by large, heavy
trucks. These trucks must be driven to the
location of the container. The customer bears full
responsibility for the privately owned lot and
driveway strength. The City is not responsible for
damage to pavement resulting from truck or
container weight.

Approach lanes to the container sites must provide
12 feet of unobstructed width and overhead
clearance to 21 feet.

Removal of snow and ice to permit safe approach
to the container is the customer's responsibility.
This is a particular if the approach is not level. Itis
the customer's responsibility to remove snow and
ice from within enclosure and from approaches to
enclosures.

Enclosures are designed for trash and recycling
dumpsters ONLY. Plan for other appropriate
locations for grease bins and other items or make
the necessary adjustments to the enclosure to
accommodate other items such as grease bins so
the solid waste service will not be impeded and
that equipment and personnel is not at risk.

Front load trucks are not highly maneuverable.
They are operated by one-person crew and have
very limited visibility directly behind the truck.
These limitations should be considered when
selecting sites for containers to prevent property
damage and injury. Front load containers are not
equipped with wheels; therefor, these containers
cannot be moved except by use of the refuse
collection truck or other heavy equipment. Rear
loaders containers used by the City are equipped
with four, non-locking, swivel casters so they can

be moved with relative ease to hook-up points at
the back of the collection vehicle or to and from
other points on the customer's property as desired.
This freedom of movement imposes certain
constrains on the design of container sites, pads,
and enclosures. Empty containers weights vary
from 350 pounds to over 600 pounds. When full,
they may weigh well over 1,000 pounds. They
must be moved into pick-up position by two crew
members.

The container must sit on a hard surface. A
minimum of 4 inches of concrete with wire mish
(44# per 100 square feet) is recommended. The
pad must be either at the same level as the
collection vehicle or a shallow grade ramp from
the surface of the pad to the lot or street level
must be provided. Container pads must be level,
or nearly so, to facilitate movement by the crew.

The collection truck must be on a level or nearly
level plane when connecting to the container due
to the fixed height of the attachment point.
Collection crews will not be able to lift containers
to and from curb height, over bumper blocks, or
pull them through soft dirt, mud, snow, ice, or
gravel. Container pads or enclosure floors must
have a hard surface.

The approach to the container site should provide
a concrete pad 6” thick with wire mesh (44# per
100 square feet) from the container front or
enclosure entrance out to a distance of 8 feet so
that the truck wheels are adequately supported
during the dump process.

The area over the container and for 20 feet in front
of the container must be clear of overhead
obstructions to a height of 21 feet.

Provisions must be made to prevent the container

: IRRECIES
~ CLEARANCE 4 ' '
AN 18.0 6.1
~__ | M
o RAMP == 1Q = S
\ﬂ V\ ASPHALT PAVEME typ) /r‘l// DETECTOR LOOP |
1 |
\ . PROPLP. |24 CURB&GUTTER (typ) R/W CLS 2
| ©  (T1YP)
Q
-—--——— - == - - = - = = S§8°ﬂlgg"w176_03'—(M) - = T ST W 1125.83(M)
PROPOSED S88° 11' 38"W (P)
ZAXBY'S SIGN TO
BE PERMITED
SEPERATLY
2 {1 v a W < 4 < \ 4 < A<7 2 . 4 <
will allow for the container plus the working space. } VAA . CONCRETE SIDEWALK 4 4, .4 =7 o “ 4, w7 7 ‘ 4

from moving from its intended site when
unattended. Wind, animals, children, adults, or
other factors may cause the container to roll and
cause damage to other property or cause personal
injury. Methods commonly used to confine the
container include chains, bumper blocks,
enclosures, etc. Placing a stick under a wheel is
not sufficient. Customers are responsible for any
damage or injuries resulting from the customer's
failure to provide proper container restraint
methods.

Gates, if provided, must be devised so that they
can be latched in the closed position and so they
can be secured in the fully open position while the
collection vehicle is entering and leaving the
enclosure entrance. Gates may be required if the
enclosure is visible from the street.

All enclosures must have a minimum of two
“bumper posts” per container along the inside of
the back wall to prevent the container from being
pushed into the wall. The front loading collection
system imposes sever visibility limitations on the
driver while he is connecting and disconnecting
the container and while maneuvering the truck
with the container on the pick-up forks. Operating
in hours of darkness or adverse weather further
aggravates this limitation. The “bumper posts”
should be 4” diameter heavy steel posts set in
concrete at least 4” from the back wall. The height
of each post should be 24” minimum.

Containers which will not be in an enclosure but
will be placed near a building wall or fence must
be provided “bumper posts” as described above.

A clear working area of 12” is needed on all sides
of the container. Using the following dimensions

Inside dimension without taking into consideration
single stream recycling or expansion:

ee Width: 14 feet minimum; Depth: 12 feet
minimum; Height: 7 feet minimum

Apartment complexes and businesses inside

dimensions allow for single stream recycling:

ee Width: 24 feet minimum; Depth: 12 feet
minimum; Height: 7 feet minimum

For each additional add 10 feet of width to the

enclosure.

Enclosure entrance must be kept clear and
unobstructed minimum width of 12 feet. Where
gates are required on enclosures, a minimum
width of 12 feet openings between gate posts are
necessary.

Enclosure walls must be protected from impact
with the container (see diagram)

ee All enclosures must have a minimum of two
bumper posts per container along the inside
of the back wall to prevent the container from
being pushed into the wall.
ee All enclosures must be protected from impact
with the container by the provision of either:
eee Properly placed bumper blocks around
the inside of the enclosure; OR
eee A striker board, or reinforcement boards
around the inside of the enclosure, 2" x
8” minimum, centered 49.5” above the
enclosure floor.

U.S. HIGHWAY 40 (W 6TH STREET)

(ASPHALT SURFACE)

SOUTH LINE OF SEC 28
T-12-S, R-19-E

TOTAL BUILDINGS 0 S.F. TOTAL BUILDINGS 3,652 S.F.
TOTAL PAVEMENT 907 S.F. TOTAL PAVEMENT 27,508 S.F.
TOTAL IMPERVIOUS 907 S.F. TOTAL IMPERVIOUS 31,160 S.F.
TOTAL PERVIOUS 38,918 S.F. TOTAL PERVIOUS 8,665 S.F.
TOTAL PROPERTY AREA 39,825 S F. TOTAL PROPERTY AREA 39,825 S F.

PARKING DATA:

- PARKING SPACES REQUIRED:

1 PER 100 S.F. OF C.S. AREA PLUS

1 PER EMPLOYEE

-1826 S.F. /100 = 18.26 = 19 SPACES

TOTAL REQUIRED = 29 SPACES

44 SPACES PROPOSED
(42 regular spaces provided)
(2 handicap spaces provided)

- 10 EMPLOYEES BASED ON LARGEST SHIFT

PAVEMENT DISCLOSURE:
THE CITY WILL NO BE HELD LIABLE FOR
DAMAGE TO PAVEMENT FROM TRUCKS

NOTE:
NO OUTDOOR DINING AREA PROPOSED AS
PART OF THIS PROJECT.

S\ Z

Know what's below
Call before you dig

dial 811
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DESCRIPTION
INITIAL SUBMITTAL

02/29/16 | REVISED PER CITY COMMENTS

03/16/16 | ADDRESS COMMENTS
04/29/16 | REVISE BOUNDARY PER SURVEY

DATE
02/05/16

REVISION BLOCK:

#
A
B
Cc
D

PROJECT NOTES:

OWNER / DEVELOPER:
JULI, LLC

P.O. Box 1439
Watkinsville, GA 30677
Contact: Ben Williams
Tel.: (706) 714-1197

ENGINEER:

Carter Engineering Consultants, Inc.
3651 Mars Hill Road, Suite 2000
Watkinsville, Georgia 30677
Contact: Mark Campbell, P.E.

Tel. (770) 725-1200
mark@carterengineering.net

Property located at 4661 Bauer Farm Drive, Lawerence, KS.
Current Zoning: PCD

Setbacks: Front 15' Rear 35' Side 20'

Proposed use is a Fast Order Food, Drive-in
Proposed building height is 20"

Boundary and topographical information obtained from field run survey by KAW Valley Engineering
dated: January 8, 2016 Phone: (865) 689-6169

Project tract contains 0.92 acres, disturbed area = 0.95 acres
Contour interval is 1 foot (NAVD 88)

The property shown hereon does not lie within a 100 year flood plain according to Flood Insurance
Rate Map # 20045CO156E dated: September 2, 2015.

The underground utilities shown hereon have been located from field information and existing
drawings. The surveyor nor engineer warrants that the underground utilities shown comprise all
such utilities in the area, either in service or abandoned. The surveyor nor engineer warrants that
the underground utilities shown are in the exact location indicated. The surveyor nor engineer has
physically located all the underground utilities.

It is the responsibility of the contractor to field locate all utilities prior to commencing work and
notify engineer if a discrepancy is found.

The contractor shall verify the invert elevations of all existing storm and sanitary sewer structures
prior to commencement of storm and sanitary sewer construction.

5/3/16

CARTER

ENGINEERING
CONSULTANTS

Carter Engineering Consultants, Inc.
3651 Mars Hill Road, Suite 2000
Watkinsville, GA 30677
P:770.725.1200

F:770.725.1204
www.carterengineering.net

UNDERGROUND UTILTIES DISCLAIMER

Information regarding the reputed presence, size, character and location of existing
underground utilities and structures related to underground utilities is shown heron.
There is no certainty of the accuracy of this information and it shall be considered in
that light by those using this drawing. The location and arrangement of underground
utilities and structures related to underground utilities shown hereon may be
inaccurate and utilities and structures related to underground utilities not shown may
be encountered. The owner, his employees, his consultants and his contractors shall
hereby distinctly understand that the surveyor is not responsible for the correctness
or sufficiency of this information regarding the underground utilities and structures
related to underground utilities shown hereon.

SEWER CHART

TOP INVERT

PROP. WYE 1014.25' 997.37
C.0.1 1013.50' 1003.57"
C.0.2 1013.50' 1007.62'
C.0.3 1013.50' 1008.34'
C.0.4 1014.50' 1008.44'
BLDG 1015.50' 1008.50'

GREASE TRAP SIZING CALCULATION:

S) X (GS) X (HR/12) X (LF) = CAPACITY IN GALLONS
S) - Number of seats in dining area = 70 Seats

HR) - Numbers of Hours of Establishment is open = 12 hr.
LF) - Loading Factor (Main Highway) = 1.00

SITE DEVELOfPMENT PLANS
or
JULI, LLC
BAUER FARM PCD

(
(
(GS) - Gallons of waste water per seat (Single Service Article Restaurant) = 10 gal.
(
(

(70) X (10) X ('%2) X (1.00) = 700 GALLONS CAPACITY MINIMUM
1500 GALLON EXTERIOR PRECAST CONCRETE GREASE INTERCEPTOR

PROVIDED IN LANDSCAPED AREA AT REAR OF BUILDING.

SEWER SERVICE LINE NOTE:
6" SERVICE LINE SHALL MAINTAIN A MINIMUM 1% SLOPE.

PROJECT NAME:

ZAXBY'S

METER APPLICATION NOTE:

WATER METER APPLICATION TO BE
SUBMITTED PRIOR TO RECEIVING THE METER
AND INSTILLATION

S\ Z

Know what's below
Call before you dig

dial 811

20' 10' 0 20’ 40'
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STORM NOTE:

THE SITE DRAINS TO AN EXISTING STORM SYSTEM
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3 2.84 20 HDPE 72 1005.08 1005.44 0.5 1005.95 1006.08 3.31
4 1.79 21 HDPE 201 1005.44 1007.23 0.9 1006.08 1007.73 297
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FRAME & GRATE
ROUND TO SQUARE ADAPTER
|| BRICK
RECOMENDED MINIMUM TRENCH WIDTHS
_ NEENAH FOUNDRY #3227 (29-1/8"x21-5/8", 2.2 SQ. FT. PLAN VIEW
. u PIPE DIAM.| MIN. TRENCH WIDTH OPEN) FRAME & GRATE OR EQUIVALENT. USE
AR FINAL HOODED GRATE #R-3228-G FOR GRATES IN CURB & PAVING
AR RAARAARAAN BACKFILL 4" 21" GUTTER SECTION.
AR A AARIAAIRAS
RIGID PAVEMENT, H VAR O T VenT TR
’ ARG ’ ADJUST FRAME & GRATE TO DESIGN
R R AR 10" og" ELEVATION WITH BRICK (MAXIMUM
AN — D 3 COURSES)
cf ; o 24" 48" .
6" l u/ <\L\ ROUND TO SQUARE ADAPTER
INITIAL 15" 34" o WITH 24" x 24" OPENING
BACKFILL - o 541 48"
SPRINGLINE N —
24" 48" PRECAST RISER SECTION
HAUNCH 30" 56" 12 % .
J BEDDING (#57 STONE) 36" 64" TONGUE AND GROOVE JOINT TO BE ———//_ _\\—
SEALED WITH ASPHALTIC MASTIC )
6" MINIMUM SUITABLE 42" & NON-SHRINK GROUT, OR O-RING MANHOLE STEP )
L MIN. TRENCH WmTH,‘ FOUNDATUION py" - GASKET CONFORMING TO ASTM C 361 :
(SEE TABLE) g =
54" 88" ) PRECAST MONOLITHIC BASE
*NOTES: 60" 96" STEEL REINFORCEMENT —— ==c
4x4 - W4.0xW4.0 WWF

1. ALL PIPE SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH ASTM D2321, "STANDARD PRACTICE FOR
UNDERGROUND INSTALLAITION OF THERMOPLASTIC PIPE FOR SEWERS AND OTHER GRAVITY FLOW

APPLICATIONS", LATEST EDITION

2. MEASURES SHOULD BE TAKEN TO PREVENT MIGRATION OF NATIVE FINES INTO BACKFILL MATERIAL, WHEN

REQUIRED

3. FOUNDATION: WHERE THE TRENCH BOTTOM IS UNSUITABLE, THE CONTRACTOR SHALL EXCAVATE TO A

DEPTH REQUIRED BY THE ENGINEER AND REPLACE WITH SUITABLE MATERIAL AS SPECIFIED BY THE

ENGINEER. AS AN ALTERNATIVE AND AT THE DISCRETION OF THE DESIGN ENGINEER, THE TRENCH BOTTOM

MAY BE STABILIZED USING A GEOTEXTILE MATERIAL

MINIMUM RECOMENDED COVER BASED ON
VEHICLE LOADING CONDITIONS

SURFACE LIVE LOADING CONDITION

HEAVY CONSTRUCTION
PIPE DIAM. H-25 (75T AXLE LOAD)*

12" - 48" 12" 48"

54" - 60" 24" 60"

* VEHICLES IN EXCESS OF 75T MAY REQIRE ADDITIONAL COVER

4. BEDDING: SUITABLE MATERIAL SHALL BE CLASS |, Il OR Il (#57 STONE). THE CONTRACTOR SHALL PROVIDE
DOCUMENTATION FOR THE MATERIAL SPECIFICATION TO THE ENGINEER. UNLESS OTHERWISED NOTED BY
THE ENGINEER, MINIMUM BEDDING THICKNESS SHALL BE 6" (150mm).

5. INITIAL BACKFILL: SUITABLE MATERIAL SHALL BE CLASS |, I OR Ill IN THE PIPE ZONE EXTENDING NOT LESS

THAN 6" ABOVE CROWN OF PIPE. THE CONTRACTOR SHALL PROVIDE DOCUMENTATION FOR MATERIAL

SPECIFICATION TO ENGINEER. MATERIAL SHALL BE INSTALLED AS REQUIRED IN ASTM D2321, LATEST EDITION.

6. MINIMUM COVER: MINIMUM COVER, H, IN NON-TRAFFIC APPLICATIONS (GRASS OR LANDSCAPE AREAS) IS 12"
FROM THE TOP OF THE PIPE TO GROUND SURFACE. ADDITIONAL COVER MAY BE REQUIRED TO PREVENT

FLOTATION. FOR TRAFFIC APPLICATIONS, MINIMUM COVER, H, IS 12" UP TO 48" DIAMETER PIPE AND 24" OF
COVER FOR 54"-60" DIAMETER PIPE, MEASURED FROM TOP OF PIPE TO BOTTOM OF FLEXIBLE PAVEMENT OR

TO TOP OF RIGID PAVEMENT.

NTS

MINIMUM RECOMENDED COVER BASED ON

RAILWAY LOADING CONDITIONS

PIPE DIAM. COEO_g’OE,'f

UP TO 24" 24"
30"-36" 24"
42"60" 24"

** COVER IS MEASURED FROM TOP OF PIPE TO BOTTOM

OF RAILWAY TEI.

** E-80 COVER REQUIREMENTS, ARE ONLY APPLICABLE TO
ASTM F 2306 PIPE.

Typical HDPE Bedding Detall

s A =0.12 SQIN/FT

SECTION VIEW

GRATE INLET

6" THICK BED OF #57
STONE EXTENDING 6"
BEYOND MANHOLE BASE
IN ALL DIRECTIONS

'. ALL PRECAST SECTIONS SHALL BE MANUFACTURED IN ACCORDANCE WITH ASTM C 478.
~. CONCRETE FOR PRECAST SECTIONS SHALL HAVE A MINIMUM 28 DAY COMPRESSIVE

STRENGTH OF 4,000 P.S.I.

4. ALL MANHOLE STEPS SHALL CONFORM TO ASTM F 783

5. ALL HOLES FOR PIPES SHALL BE CAST IN PLACE AT THE FACTORY OR CORED

ON-SITE WITH A BORING MACHINE.

5. ALL GROUT USED IN MANHOLE CONSTRUCTION SHALL BE NON-SHRINKING,
TYPE M, MORTAR CONFORMING TO ASTM C 270.

. CLASS B CONCRETE SHALL HAVE A MINIMUM 28 DAY COMPRESSIVE STRENGTH OF 3,000 P.S.I.

Carter Engineering Consultants, Inc.
3651 Mars Hill Road, Suite 2000
Watkinsville, GA 30677
P:770.725.1200

F:770.725.1204
www.carterengineering.net

SITE DEVELOfPMENT PLANS
or
JULI, LLC
BAUER FARM PCD

PROJECT NAME:

ZAXBY'S

SHEET TITLE:

PIPE PROFILES

SHEET NUMBER:
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02/05/16




UPSTREAM TERMINAL TRANSVERSE CHECK SLOT DOWNSTREAM TERMINAL MULCHING RATES Ds 1 L 3-6" . PAINT COLOR TO RE YELIOW” FOR
ARROW AND Lz [1=RS. “DRIVE=IHRU” " EXISTING 6.625"
S L L Dli),\(,:g'E’\éGP%ZOT DIAMETER POST
MFDIUA 47 WIDF STROKFS "
USE DRY STRAW OR DRY HAY OF GOOD QUALITY AND FREE OF WEEDS SEEDS. DRY STRAW OR ~ 5 5.04" PLASTIC 7.04" PLASTIC
HAY SHALL BE APPLIED AT THE RATE OF 2.5 TONS PER ACRE. MULCHING SHALL BE USED Y : T e POST COVER ~— POST COVER
MULCH WILL BE SPREAD UNIFORMLY WITHIN 24-HOURS AFTER SEEDING. MULCH SHALL BE USED S BE e A LTINS AR f f
STEP 1 DURING MONTHS THAT GRASSING SOULD NOT BE APPLIED BASED ON THE SCHEDULE BELOW. ACROW AND Lo s U PR s 5 5
: - - CONCH / LOTS. ouw ouw
CUT TERMINAL SLOT. : 121 ! ; & <5
STEP 1: -~ TEMPORARY AND PERMANENT VEGETATION SHALL BE INSTALLED IN ACCORDANCE WITH THE ! “ Tl rlfa)
CUTTERMINAL SLOT. REQUIREMENTS OF CHAPTER 6 OF "THE MANUAL FOR EROSION AND SEDIMENTATION CONTROL 0% 0%
TEMPORARILY STAKE MAT N GFORGIA” s F3
UNDER MODERATE TENSION 4 2 =2
- TEMPORARY GRASSING Ds2 CEIN| sl |
STEP 1: 0w 0%
| . | CUT TERMINAL SLOT. o0 Wy w3
19 TEMPORARY GRASSES SHALL CONSIST OF SOWING A QUICK GRASS SUCH AS RYE, BROWN TOP N N
MILLET, OR GRASS SUITABLE TO THE AREA AND SEASON. LIME AND FERTILIZER WILL BE OMITTED. 4
MULCH IS NOT REQUIRED BUT SHOULD BE USED AS DICTATED BY SITE CONDITIONS. TEMPORARY i |
STEP 2: RS GRASSING IS REQUIRED WHEN DISTURBED AREA IS LEFT EXPOSED MORE THAN 14 DAYS. e R I EE R 7
SNUG MAT INTO SLOT. e o SR NE
STEP 2: SPECIES RATE PLANTING DATES ) >
WORK UPSTREAM L N
ACROSS. CHECK SLOT RYE GRASS 40#/ACRE JAN-APR/AUG-DEC — g >
LAP BACK 15". g BROWN MILLET 10-40#/ACRE ST D CEMBER SLIDE PLASTIC COVER OVER STEEL POST SLIDE PLASTIC COVER OVER STEEL POST ul |3
STEP 2: ' WEEPING LOVEGRASS 1123 DU IACRE FEBRUARY JUNE UNTIL FLUSH WITH THE GROUND. NOTE; UNTIL FLUSH WITH THE GROUND. NOTE; = s
STAKE MAT INTO SLOT. ANNUAL LESPEDEZA 04O#ACRE FEBRUARY-APRIL PLASTIC COULD BE CUT TO FIT SHORTER PLASTIC COULD BE CUT TO FIT SHORTER Qlo|u
- [
SUDAN GRASS GOMACRE APRIL-AUGUST STEEL POSTS. APPLY FOAM TAPE TO STEEL POSTS. APPLY FOAM TAPE TO olE|s
WL A 112360 JACRE SEPTEMBER-DECEMBER él(_)I;/EEVFI{ATE PLAY BETWEEN POST AND POST égI;/EEVéATE PLAY BETWEEN POST AND POST E’ - Uz
. ’ " ’ ElCIS|a
?ATE‘IF'):RE MAT INTO SLOT PoST COVER 704" PLASTIC 5|2|5|8|5
S it -~—— 6" PORTLAND CEMENT CONCRETE POST COVER POST COVER =El8(a|9]0
B. USE 1'x3" PRESSURE TREATED BOARD TO PERMANENT GRASSING D53 EXISTING 4 50" EXISTING 6.625" NEIREE
BRACE MAT AGAINST VERTICAL CUT. STEP 3: U000 00 /7 k——4" WELL GRADED CRUSHED LIMESTONE BASE DIAMETER POST DIAMETER POST ¢ |x|a|H|uly
C. BACK FILL AND COMPACT. TUCK MAP LAP INTO < (KDOT AB-3, OR SIMILAR) o 8 < 2 DO: (£
SLOT & STAKE. PERMANENT GRASSING SHALL CONSIST OF GROUND PREPARATION, LIMING, FERTILIZATION, " = —_ O |ulE|la|alw
MULCHING AND SEEDING. THE GROUND SHALL BE PREPARED BY PLOWING AND DISKING TO 7 TOP 12" OF SUBGRADE TO BE TH ) — o lolg2g|le|<|x
STEP 3: A DEPTH NOT LESS THAN 4". FERTILIZER AND LIME SHALL BE UNIFORMLY MIXED INTO THE COMPACTED TO 95% DRY — o olololo
BACK FILL TERMINAL SLOT. GROUND, WITH FERTILIZER AT THE RATE OF 1500#/ACRE AND LIME AT THE RATE OF DENSITY, STANDARD PROCTOR L % zZ B RS
2000#/ACRE. THE GROUND SHALL BE FINISHED OFF SMOOTH AND UNIFORM AND BE FREE OF N ou O |K|g|g|e|2
ROCKS, CLODS, ROOTS AND WEEDS. FERTILIZER SHALL BE APPLIED PER THE TABLE BELOW. N R ET E D ETAI L =@ ~ ® n <IN Q3| F
WEATHER PERMITTING, SEEDING SHALL BE DONE WITHIN 24 HOURS OF FERTILIZER APPLICATION. o9 Tl = |2|°e|°|°|°
STEP 4: SEED SHALL BE UNIFORMLY SPREAD AT THE RATES SHOWN BELOW. MULCHING IS REQUIRED e < o z i
A. REVERSE MAT ROLL DIRECTION TO OVERLAY AND SHALL BE DONE IMMEDIATELY AFTER SEEDING. MULCH SHALL BE UNIFORMLY APPLIED OVER = ) X |x#|<|o|lo|a
CHECK SLOT. THE AREA LEAVING APPROXIMATELY 25% OF THE GROUND SURFACE EXPOSED. THE RATE OF 35 ,' 3=
B. STAKE MAT TO ANCHOR TERMINAL. STEP 4: APPLICATION SHALL BE DOUBLED ON SLOPES STEEPER THAN 4:1. Qo o5
BACK FILL & PROGRESS ~ SR w
UPSTREAM. P — N
PULL OUT TEMPORARY STAKES WHEN NO GRASSING RATES AND SCHEDULE |
LONGER NEEDED FOR TENSION. STEP 4: g
A. ROLL MAT UP. SPECIES RATE PLANTING DATES _ .
STREAM OVER REFILLED TERMINAL. E{g} :
B'TSETQSEXS TDOWNTO ANCHOR TALL FESCUE 30-50#/ACRE MARCH-APRIL/ 3;‘;: .
C. PROGRESS UPSTREAM WITH ROLL. AUGUST-OCTOBER :;z " ‘.
SERICEA LESPEDEZA (b) 60#/ACRE MARCH-JUNE ;‘,:f: -
WEEPING LOVE GRASS 2-4#/ACRE MARCH-JUNE 5% . | | -
UNHULLED BERMUDA 6-10#/ACRE JAN-FEB/OCT-DEC 30" min o4 oo
N | ROLL SEQUENTIAL ROLL RUN OUT HULLED BERMUDA 6-10#/ACRE MARCH-JUNE : g.‘,:: 28"
A 9" BAHIA 30-60#/ACRE APRIL-MARCH %9
~ l No. 1 IN CHANNELS o
4 ROLL i;l; POST COVE RS
PICTORIAL VIEW OF TRANSVERSE SLOT '] 0% 5/3/16
(a) USE A MINIMUM OF 40# SCARIFIED SEED. REMAINDER MAY BE UNSCARIFIED, CLEAN % CartStopPC BY McCue CORPORATION 4) MAIL TO:
HULLED SEED. fg" TO PLACE AN ORDER: McCue Corporation
1. START AT DOWNSTREAM TERMINAL & PROGRESS UPSTREAM. (b) USE EITHER COMMON SERALA, OR INTERSTATE SERICEA LESPEDEZA. :,z 1) EMAIL cservices@mecuecorp.com 35 Congress Street
ROLL % . . Salem, MA 01970 USA
2. FIRST ROLL IS CENTERED LONGITUDINALLY IN MID CHANNEL AND No. 3 »‘,:f: 6" g) g:;'b(g%‘gsg%sg(;% O7Ff”<927 582 2741 8500 5) ONLINE AT www.mocuecorp.com
PINNED WITH TEMPORARY STAKES TO MAINTAIN ALIGNMENT. LIMING RATES :;4, ) (978) 741-
: & f e e e e e eI
3. SUBSEQUENT ROLLS FOLLOW IN STAGGERED SEQUENCE BEHIND 18" min. s 2 |<:f | |—| | |—| | |—| | |—| | |—| | |—| | |:
FIRST ROLL.. USE CENTER ROLL FOR ALIGNMENT TO CHANNEL Agricultural lime is required at the rate of one to two tons per acre unless soil tests indicate otherwise. Graded areas 'é i i i i i i i
CENTER. require lime application. If lime is applied within six months of planting permanent perennial vegetation, additional lime is ’4 I I I I I I I
not required. Agricultural lime shall be within the specifications of the Kansas Department of Agriculture. :| | |_| | |_| | |_| | |_| | |_| | |_| | |:
4. USE 3" OVERLAP AND STAKE AT 5' INTERVAL ALONG SEAMS. == =0 = = I = | |- ]| SAMPLING MANHOLE
5. USE 3' OVERLAPS AND SHINGLE DOWNSTREAM TO CONNECT Side-view WITH STANDARD
LINING AT ROLL ENDS. FRAME AND COVER
FERTILIZER REQUIREMENTS FINISHED
GROUND
[—1 [—1
TYPICAL INSTALLATION GUIDELINES FOR MATTING & BLANKETS TYPES OF SPECIES YEAR ANALYSIS OR RATE N
EQUIVALENT N-P-K TOP DRESSING RATE %
Mb FIG. 6-7.1 o | |
Mb_Matting Blanket 1. Cool season First 6-12-12 1500 Ibs.fac.  |50-100 Ibs./ac/ 1/2/ Fabric & / 1 |\ | T ENGINEERING
grasses Second 6-12-12 1000 Ibs./ac. - —1 ~TEE TEE ]
Maintenance 10-10-10 400lbs/ac. |30 Woven Wire INFLUENT @ / '—EVEL“\\ N EFFLUENT CONSULTANTS
, 30" min. 28" Fence Backing - T» 8 BLOCK OR ”
2. Cool season First 6-12-12 1500 Ibs./ac. 0-50 Ibs./ac. 1/ 4" REINFORCED 3-0" Carter Engineering Consultants, Inc.
CONCRETE & &
grasses and Second 0-10-10 1000 Ibs /ac. ) BAFFLE WALL 3651 Mars Hill Road, Suite 2000
legumes Maintenance 0-10-10 400 bs/ac. |- Watkinsville, GA 30677
8" OPENINGS P: 770.725.1200
@ 7 3. Ground Covers First 10-10-10 1300 Ibs./ac. 3/ |- ‘ \ F 770,795 1904
g 4 Second 10-10-10 1300 Ibx.fac. 3/ |- | 3 e www.carterengineering net
SILT FENCE g / Maintenance 10-10-10 1100 lbxfac. |- i 6" %
7
g # 2:1 SLOPE MAX. 4. Shrub Lespedeza First 0-10-10 700 Ibs./ac. -
/ . Maintenance 0-10-10 700 Ibs.Jac. 4/ 18" min Trench SECTION
7 g
18" EXCAVATION 9 4 5 U)
DEPTH (MIN.)
/] i - - |-
. _ 7 5. Warm season First 6-12-12 1500 Ibs./ac. 50-100 Ibs./ac. 2/ 6/ STANDARD PRE-CAST Z
49 grasses Second 6-12-12 800 Ibs./ac. 50-100 Ibs./ac. 2/ 1500 GALLON SEPTIC TANK
12 g 4« g EXCAVATE (MIN.) Maintenance 10-10-10 400 Ibs./ac. 30 Ibs./ac. . (I':’h'll' d |)
g i PR ¢ ' Front-view illips or approved equd <
< 4 ) "
/ . 1 6. Warm season First 6-12-12 1500 Ibs./ac. (50 Ibs./ac. 6/ S SR ] |
TOE FABRIC # 4 i B grasses and Second 0-10-10 1000 Ibs./ac. Note: | b | ‘ ] )
) / a T \ legumes Maintenance 0-10-10 400 Ibs./ac. ; . | k—A I D
_/ . 2 2 N Use 36" D.O.T. approved fabric. I - :2(4 R T E
DRAINAGE STRUCTURE SECTION 1D§I:\//IIENP8§F—>‘IS'}-I|N Dsi1_Ds2_Ds3.dwg Use steel pOSt Only_ I i 8" x 8" ic 4 i I O O
- ' — ] - |_ Z
. - - ! ! % ! ! - - w
Silt Fence - Type C — | | OPENINGS KON | | Z 0 4
Sd1 | | 1 | s ¢
I - K=—A | LS ~+ =
: < : LL -l <
[ 7 [ m
| | | | T
EXCAVATION LMITS, St e I j = . ui
. 5 qn O < >
I l - o
STORM DRAINAGE STRUCTURE 7 P |_ A N O q_ — I I o)
_I =
R o
- © 1/2'R Tl Catch Basin ] D D: Z
B 8" Concrete Block wrapped in
® , - / oot g Concrete. 1,500 GALLON GREASE TRAP L L o
4 < Y % Curbing NOT TO SCALE _) 1]
4 2
SILT FENCE 2 4 v ) < A \ Flow — > D %
A "
i 1.5 _/ | — Catch Basin I I I < -—
Gutter 4 8
\ ® a m £
% @ %‘ Pavement
- —
T~ w w Hard Surface I I I
Public Road
,, . SECTION B-B —
STEEL POSTS (MAX. 3' O.C.) 8" Concrete Block wrapped in -_—
Filter Fabric. —
WOOD OR METAL n (D
CROSS BRACING 24 STAN DARD CU RB PLAN
6" x 24" x 18" NOTE: Install filter after any asphalt pavement installation.
3000 P.S.I. CONC. @ 28 DAYS
PROJECT NAME:
PLAN CURB INLET PROTECTION NSA R2(1.5'35) T
oarse regate
1/2" EXPANSION JOINTS OR PREMOLDED BITUMINOUS " " gared Z A )@B X S
SEDIMENT TRAP EXPANSION JOINT MATERIAL SHALL BE PROVIDED AT ALL NOT TO SCALE PIGS IN BLANKET _ . —/
STRUCTURES AND RADIUS POINTS & AT INTERVALS NOT TO Geotextile Underliner
EXCEED 250' IN THE REMAINDER OF THE CURB & GUTTER.
(c]
NOTTO SCALE S42-F Sediment Trep NOT TO SCALE Curb 24inch CRUSHED STONE CONSTRUCTION EXIT
SHEET TITLE:
2" ASPHALT SURFACE COURSE
//—4" ASPHALT BASE COURSE STANDARD
6" WELL GRADED CRUSHED LIMESTONE BASE
/_(KDOT AB-3 OR SIMILAR) D ETAl LS
NOT TO SCALE

: TOP 12" OF SUBGRADE TO BE
/ COMPACTED TO 95% DRY
DENSITY, STANDARD PROCTOR SHEET NUMBER:

ASPHALT PAVING

The intent of this specification is to provide heavy duty asphalt in

all applicable areas. The geotechnical report is provided by PROJECT NUMBER:
Terracon, dated: February 23, 2016. 1 51 35ZAX
DATE:

02/05/16
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1012/ \\ )

1012.70

Ny

MAX 1.5%
CROSS
SLOPE IN
H/C AREA

.
7\

DESCRIPTION

K- |~H/C RAMP

CONCRETE WHEEL —< @ a 7—HT/$PSIGN
STOP (TYP) 4 L1 ave)
| p TYPE |

02/29/16 | REVISED PER CITY COMMENTS

03/16/16 | ADDRESS COMMENTS
04/29/16 | REVISE BOUNDARY PER SURVEY

02/05/16 | INITIAL SUBMITTAL

DATE

11'X19' H/C TN

REVISION BLOCK:

#
A
B
Cc
D

F.F.E.=1013.%5

Y LEVEL

LANDING

PARKING SPACE
1 3 w/ 5" UNLOADING

70 SEATS / 3,652 S.F.
(REFER TO ARCHITECTURAL PLANS

F.F.E.=1013.%
FOR EXACT BUILDING DIMENSIONS)

70 SEATS / 3,652 S.F.
(REFER TO ARCHITECTURAL PLANS

FOR EXACT BUILDING DIMENSIONS)

i

|

|

|
PROPOSED ZAXBY'S

PAINT CURB
YELLOW IN
TRANSITION AREA

NO1° 48' 49"W 227.00' (P)
NO1° 48' 49"W 227.00' (M)

PROPOSED ZAXBY'S

Q<

5' X 5' LEVEL LANDING AT .
EACH DOOR. MAX 1.0% \

5/3/16
SLOPE IN ANY DIRECTION

< \—5' X 5" LEVEL LANDING ATX o N

EACH DOOR. MAX 1.0%

l/ | || . ——TPROPOSED HAND F
y SLOPE IN ANY DIRECTION || T‘ = SEE ARGHITECTUR

N PLANS FOR DETAIL

CARTER

ENGINEERING
CONSULTANTS

4 * c

Carter Engineering Consultants, Inc.

3651 Mars Hill Road, Suite 2000

\ Watkinsville, GA 30677
P:770.725.1200

F:770.725.1204

www.carterengineering.net

N 1012.79

aNo

y <
1011.50 1011.28 \ . #

AVM-3INO

]
|

4

S88° 11' 38"W 176
S88° 11' 38"W 176.03' (M) S88° 11' 38"W
S88° 11' 38"W (P)

BAUER FARM PCD

SITE PLAN GRADING PLAN
SCALE: 1" =10 SCALE: 1" =10’

ACCESSIBLE PARKING SPACES,

SITE DEVELOfPMENT PLANS
or
JULI, LLC

ACCESS AISLES AND PASSENGER S ROJECTNANE.
LOADING ZONES SHALL HAVE <
SURFACE SLOPES NOT STEEPER JAXIBYY
THAN 1:67 (1.5%) IN ANY DIREGTION.
(]
SHEET TITLE:
ADA ACCESS
PLAN
SHEET NUMBER:

10' 5' 0 10' 20 30'

— e — I E135 77
15135ZAX

GRAPHIC SCALE

SCALE 1" = 10' DATE:

02/05/16
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CROSS SLOPES OF
RAMPS SHOULD NOT
EXCEED 2.0% AT ANY

NOTES:

5" X 5" LEVEL LANDING
AREA. SLOPE RATIO
NOT TO EXCEED 2% IN
ANY DIRECTION

RAMP CURB
(TYP.)

RAMP SLOPE NOT TO
EXCEED 1:14 (TYP.)

POINT

ISOMETRIC VIEW OF RAMP

R i I R e o

— RAMP LANDING 5 MIN.——=
PROJECTED
TOP OF CURB GUTTER SLOPE
1:20 OR LESS
SLope /7 A /

SECTION A-A

1. HANDICAP RAMP CONSTRUCTION SHALL CONFORM TO ALL FEDERAL, STATE AND CITY CODES AND SPECIFICATIONS.

2. SURFACES SHALL MEET THE REQUIREMENTS OF 2010 ADA AND THE 2004 ADAAG

3. THE SLOPE OF THE GUTTER MUST NOT EXCEED 1:20 ADJACENT TO THE RAMP.

ONE SIGN PER H/C
PARKING SPACE.
SIGN TO CONFORM

TO STATE REGULATIONS.

ONE SIGN PER H/C
PARKING SPACE.
SIGN TO CONFORM

TO STATE REGULATIONS.

N

4” STRIPING—{]
@ 45" (typ)

&

2 COATS

5 | 11"

OF PMS 123

YELLOW
L PAINT

DEPTH OF SPACE
VARIES. SEE SITE PLAN

4" WIDE

S?RJPJNG¥~

AN

&

DEPTH OF SPACE
VARIES. SEE SITE PLAN

2 COATS
OF PMS 123
YELLOW
PAINT

N

N

11"

bl

4" STRIPING

@ 45° (typ)

(1 N HANDICAP ACCESSIBLE SIGN (1 \

PERMIT PARKING ONLY TYPE 12" x 18" ALUMINUM PERMIT PARKING ONLY
COLOR  |STANDARD

& &

VAN ACCESSIBLE SIGN

WHEN MEASURING SPACES AND ACCESS AISLES, THE

MEASUREMENT SHOULD BE TAKEN FROM THE CENTER OF THE
OUTSIDE STRIPE ON THE SPACE OR ACCESS AISLE TO THE CENTER

OF THE INSIDE STRIPE ON THE SPACE OR ACCESS AISLE.

/T 8" PMS XXX WHITE PAINT

ACCESSIBLE PARKING SPACES, ACCESS AISLES AND
PASSENGER LOADING ZONES SHALL HAVE SURFACE SLOPES

NOT STEEPER THAN 1:50 (2.0%) IN ANY DIRECTION.

5

24" —~—|
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//

5
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(TYP)
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NOTES

1. STAKE TO FIRST BRANCHES AS
NECESSARY FOR FIRM SUPPORT

2. WIRE SHALL NOT TOUCH OR
RUB ADJACENT BRANCHES

BLACK 2-PLY RUBBER HOSE

DOUBLE STRAND #12 GA. GALV. \
STEEL WIRE WITH WELDED TURN

BUCKLES

REMOVE BURLAP FROM TOP
PORTION OF ROOTBALL

4" PINESTRAW MULCH

FORM SAUCER WITH 4"
CONTINUOUS RIM

A

N

SPECIFIED PLANTING MIX
WATER & TAMP TO
REMOVE AIR POCKETS

|
TREE PLANTING & STAKING

PLAN

2"x2"x24" LP-22

PRESSURE TREATED STAKE

EXISTING COMPACTED

SUBGRADE

SCARIFIED SUBGRADE

LS01

REMOVE BURLAP FROM TOP
PORTION OF ROOTBALL
(REMOVE CONTAINER IF
APPLICABLE)

4" PINESTRAW MULCH

SPECIFIED PLANTING MIX
WATER & TAMP TO
REMOVE AIR POCKETS

SET PLANT 2" HIGHER
THAN ORIGINAL GRADE

SHRUB PLANTING DETAIL

EXISTING COMPACTED

SUBGRADE

SCARIFIED SUBGRADE

5
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5
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SCALE: 1" = 200’

DESCRIPTION
INITIAL SUBMITTAL

02/29/16 | REVISED PER CITY COMMENTS

03/16/16 | ADDRESS COMMENTS
04/29/16 | REVISE BOUNDARY PER SURVEY

DATE
02/05/16

REVISION BLOCK:

#
A
B
Cc
D

NOTES:

1. LANDSCAPING SHOWN ON THIS PLAN SHALL BE MAINTAINED IN COMPLIANCE WITH CITY
LANDSCAPING ORDINANCE

2. TREES SELECTED FOR PLANTING MUST BE FREE FROM INJURY, PESTS, DISEASE,

NUTRITIONAL DISORDERS OR ROOT DEFECTS, AND MUST BE OF GOOD VIGOR, SO AS TO

ASSURE A REASONABLE EXPECTATION OF SURVIVABILITY.

ALL TREES TO BE BALLED AND BURLAPPED WHEN SHIPPED TO THE SITE FOR PLANTING.

TREES TO BE A MINIMUM OF 10" IN HEIGHT AT TIME OF PLANTING.

ALL DISTURBED GROUND SHALL HAVE GROUND COVER OF MULCH AND/OR GRASSING.

SOD SHALL BE SPECIFIED BY OWNER.

IRRIGATION SHALL BE PROVIDED.

N o oM~

5/3/16

LANDSCAPE CALCULATIONS:

STREET FRONTAGE (US HWY 40):
1 TREE PER 40 L.F. OF FRONTAGE
1TREE/40L.F. X176 =4.4 =5 TREES
5 TREES PROVIDED (3 S.M. &2 8S.0.)

STREET FRONTAGE (BAUER FARM DRIVE):
1 TREE PER 40 L.F. OF FRONTAGE
1 TREE /40 L.F. X 165 OF FRONTAGE =4.125 = 5 TREES
5 TREES PROVIDED (3 S.M. &2 S.0.)

PARKING LOT REQUIREMENTS:
1 TREE PER 10 PARKING SPACES PROVIDED
44 SPACES PROVIDED =1 TREE / 10 SPACES X 44 SPACES = 4.4 =5 TREES REQUIRED
5 TREES PROVIDED (3 S.0., AND 2 S.M.)
3 SHRUB PER 10 PAKRKING SPACES PROVIDED
3 SHRUBS X 44 SPACES / 10 = 13.2 = 14 SHRUBS REQUIRED.
93 SHRUBS PROVIDED (74 N.B. & 19 S.J.)
40 S.F. OF LANDSCAPED AREA PER PARKING SPACE
40 S.F. X 44 SPACES = 1,760 S.F. REQUIRED
2,756 S.F. PROVIDED

PARKING LOT FRONTAGE (US HWY 40):
1 TREE PER 25 L.F. OF PARKING ALONG FRONTAGE
110 L.F. X1 TREE /25 L.F. =4.4 = 5 TREES REQUIRED
5 TREES PROVIDED

PARKING LOT FRONTAGE (BAUER FARM DRIVE):
1 TREE PER 25 L.F. OF PARKING ALONG FRONTAGE
81L.F.X1TREE/25L.F.=3.24 =4 TREES REQUIRED
4 TREES PROVIDED

LOT 2
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5/8" BAR W/2" ALUM CAP
STAMPED SURVEY INC K6880—1

R/W CLS 2

“TsBB1138" W 1125.83(M)

] T T, ) “CONCRETE SIDEWALK + ~ .~ 4 . JEEEEE R BM #2 ) ~
=
o
U.S. HIGHWAY 40 (W 6TH STREET) -
Plant List:
Botanical Name Common Name Key Size - Units Quantity Spacing
Groundcover
Sod AS DIRECTED BY OWNER SOD 3,368 S.F.
Shrubs
Hypericum St. Johnswort S.J. 24" high 30 3'o.c.
Syringa meyeri 'Palibin’ Dwarf Korean Lilac D.K.L. 18" high 60 3'o.c.
Physocarpus i N.B. 36" high 103 3'o.c. '
yesoeap . Ninebark_ 9 Know what's below
llex crenata 'Sky Pencil' Sky Pencil Holly S.P.H. 36" high 10 4'o.c.
/ dial 811

Trees
Quercus shumardii Sugar Maple S.M. 2.5" Caliper SEE PLAN
Quercus Palustris Shumard Oak P.O. 2.5" Caliper SEE PLAN 100"  50' 0 100' 200' 300'

— i —

GRAPHIC SCALE
SCALE 1" =100
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This information is confidential and the sole
property of Juno Lighting Group. It is not to be
reproduced or distributed to others without

the written permission of Juno Lighting Group.

®
JUND LIGHTING GROUP

‘HCIH"[‘FS&EUHS pany

220 Chrysler Drive
Brampton, Ontario

L6S 6B6

Tel: (905) 792-7335
email:ljorge@
junolightinggroup.com

Client:

SMART LIGHTING SOLUTIONS
MR. RANDY PARRISH

Project:
ZAXBY'S LAWRECE KS
BAUER FARM DRIVE

MAINTAINED HORIZONTAL FC
SHOWN AT GRADE LEVEL

Scale:

Date: 2016-01-18

Project No:
16-18-SMARTI1

(4833)

Drawn by: LJd

The calculation and results thereof, shown in this
report, are based on information provided by the
customer. The output figures are only as accurate
as the input data. Therefore design parameters such
as room reflectances, size, mounting height,
depreciation factors, orientation and tilt must be
verified.

Juno Lighting Group disclaims all implied warranties
with regard to actual installed light levels as
compared to those calculated based on inaccurate

or imcomplete data
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AS

b 6%

OO

EXTERIOR FINISH SCHEDULE
& ASSOCIATES
ALL MATERIALS & INSTALLATION SHALL CONFORM TO APPLICABLE ASTM STANDARDS
UNLESS GOVERNING AUTHORITIES HAVE DIFFERENT REQUIREMENTS. ) 5.0 ) ) 60 ) ARCHITECTURE
STANDARD BRICK UNIT 3 5/8" x 2" x 7 5/8" RUNNING 1/2 BOND ENGINEERING
a a 1 1 3680 Pleasant Hill Road
COLOR:  BRICK - MOSSWOOD (BORAL BRICK) O EIFS WALL Q ATT] AT07 Q Suite 200
MORTAR - BUFF BRICK (BORAL BRICK) EIFS CORNICES H MTL. COPING (4D A1 sysTem (BAD 5 I, B EIFS CORNICES Duluth Georgrs 30056
BY G.C., TYP. p770.622.9858
. T.0.STUD — - -1 - 1.0. STUD f 770.622.9535
ALTERNATE BRICK’ 20-0" AFF. 20'-0" AFF. www.hillfoleyrossi.com
COLOR:  BRICK - MOSSTOWN (CHEROKEE BRICK)
T.0.STUD 1.0. STUD
MORTAR - ANTIQUE BUFF (CEMEX) 18-0" AFF. 18-0" AFF.
@
) @ Copyright (as dated hﬂ]:;w].
15# ROOFING FELT OVER ALL SUBSTRATES OR SEALED DENS GLASS GOLD SHEATHING BRACKETS, REFER TO g@;\gf?i ]RQE[';ER 10 property of 2y Fanchiing narporaedZF).
GROUT VOID SOLID @ FENCE AND BELOW F.F. PROVIDE VAPOR BARRIER AS INDICATED. DETAIL 7/A120 / inendedfor he e v e profct e bereon
unlawful.
CONTINUOUS, THROUGH WALL FLASHING, EPDM (BY W.R. GRACE) OR EQUAL, EIFS WALL SYSTEM
AT BOTTOM OF WALLS & ABOVE OPENINGS. CUT FLASHING FLUSH WITH EXT. FACE. EIFS BANDS G gy ae ey
PROVIDE CELL VENT TYPE WEEPS, ABOVE FLASHING @ 32" O.C. MAX. StANDBING SEAM METAL AWNING OVER ([2 ) BRICK ROWLOCK
ML, RGOFBYstem (<20 T BACK DQOR - SEF DETAILS W/ 1/2" CORBEL
3/8" THICK MORTAR JOINTS. ASTM C-270, TYPE N. _ EMERGENCY LIGHT -
I _"Hli A e e P [ |~ e =} e et o I I I
0 ~ e - =~ Wl o H‘f_f - - — = vj - = = — — — — SOLDIER COURSE O
z CANOPY ASSEMBLY, { : WIEHI_‘::‘T ENRNRRRARRAREARNRRRERRNARRRR RN RER AR SRR RRRN RN I_;[TIEIII”IF!;TITII_I’HIIFIITIHITI‘I_IF ﬁﬁﬁﬁﬁﬁﬁ i r"|w|v1_1ﬁ|11E_|H~[_|NETT1F1W17|EW|E:'HT|P1F|~| ;m?ﬁjwﬁ|ﬁﬂ NO CORBEL T
HOHMANN & BARNARD, INC. HORIZ REINF. ON CMU FENCE 0 e GC = i e ————— ) T e s o T AWNING & FRAME 0
HOHMANN & BARNARD, INC., DW-10 HS TRIANGULAR MTL. WALL TIES (OR EQUAL) = ' / s s —— = 1 T W T e e T T PER MANUF. U E
@ 16" O.C. VERT. & AT HORIZ. STUD SPACING, 14 GA. SEE SECTIONS & SPECS. 3| & o AWNING & FRAME (7 D Pty BRI RERERSREREREER Lo et v aunn A FEEE SRR, T SE===im===s B 3
ATTACH TO STUDS WITH (2) 10 - 16 x 1-1/2" SCREWS. = PER MANUF. > Sesssasmitms o] e 3 e e e e gl =
%63 BRICK [\ |:|:|::|1:I]| :1::| 1:1:1:1:1:1:1:1 FLYFAN/ 1:1:1:1:1:111:1 :1:1:1:1:1:1 6%
= 9l E VENEER(TYP®ﬁt e==emies g e | e St . o £
STANDINGSEAMMTLROOFlNG-SEE@ % m g : T T ||I“ o S s s W B s yd 4 e B’ e S B B s s B 12" x 20" WALL on g ISSUED FOR
* in 9 = BRJCKROWLOCK@ I:IJIIIII%:I l:| I!I Il llr::i:!il:!:!:l / ﬁ = . : :1:1:!]:11111 PACKMOUNT 9 in CONSTRUCT]ON
" " - = D W NO CORBEL [ 1 I"—!l—lf"qu’ll 1 I — | III | | | | | | I . JI:J | | | | F O | | I 1 . | . | =“\'-I/‘:lf-'l“‘ | . | . I . . 10 iJ.I . | JT‘1E1' :h"! | | | | | || | | | | . | . | 1II 1:? 1" L = = =
STO TO HAVE SWIRL FINISH AND CAN BE PAINTED E S O ; B : anamn IIIIIIII;II IIIIII!IllllIIIPII\‘IIIIIIIIIiH[lIII . IIIII:III]I!IIII‘I-.I!i_:II’III;HI!IIIITI’HIIIII;[II,IHlFIIi]IIiIIIia‘< © fIII” Eill ”ﬁlTiflljl IJI'J'I‘I [II I[IIN[ | Hjl 1III’TJ"[‘III1 [I‘l]irll?jtjll 111 ] @9 vAT S E ISSUE;REVIS"ONS
FINISH COLORS, BELOW AND ON SHEET A-103 CAN BE PAINTED. —| o | W ® EEENNENENEN NN NN NN NN NNN NN NN NN NN NN NN NN NN N NN NN TIITTITTIITT] ITITTITTITTTITITI | N\ A O PO O T T T T T A T AN T T T T - DATE |DESCRIPTION:
STO BRAND EIFS ON CMU, OR SHEATHING: 2 . stﬁ;g?cég&i o [T T T R r!hLIILI,‘I_J,,I‘I[IIIrLl!llllllulllllll L][IILI[IIIIIIIIIIIILUI ANAL A R AR AR DA AR DR R AR RRR RORTRRRAURRRLAURARARARORN] OOTRAN BRICK . YRV BT
"STOESSENCENSPECE‘iOO - E-I) LDIER RSE: / Il:l:l:I:I:I:I:I:I:I:i:l:!:l:l:l:l:I:I:I:I:‘I:Irl[l[l—i 1|TF|E|NT“|T1T'M \' :‘|f:|?r“:|:|'“j‘”f’]|rr‘|:"|"‘:‘|:i""‘!%:|"':”’|‘”:|:|‘T|;T““‘|:|“‘1”|’i'|]'“TJ; : If@VENEER(TYP} ;...'] 03-04-16 | SUBMIT FOR PERMIT
ICC EVALUATION REPORT NO. ESR-1720 SO COUS@ T St et St St St B S S G S A S S B St St St St At Bt Bt B Bt Bt B B N lll[!llililllilllllIIlilllllililll1|]|]|!|1|1|1|!]|:v i 04.25.14 BUILDINGREVISIONS'?
NO CORBEL ‘ e e e e e e N e e e e e s e e s o e o FINISH FLOOR -
= FIELD COLOR: SHERWIN WILLIAMS ZAXBY'S CREAM L J L
= ACCENT COLOR: SHERWIN WILLIAMS COLOR DARK TAN 19 x 20" WALL — DOOR BELL - L —
PACK MOUNT
PREFINISHED, METAL COPING OR GRAVEL STOP & ROOFING @ 90" AFF KNOX BOX MOUNTED
COLOR: COPINGS: MATCH SURROUNDING CORNICE COLOR AT 50" AFF m REAR ELEVATION
: TOP FLASHING W/
ROOFING @ REAR SHED: BLACK NG I on a5 S
MATERIAL SHALL BE 24 GAUGE, HOT DIPPED GALVANIZED STEEL OR OF DISSIILAR
0.032" THICK ALUM. FINISH SHALL BE KYNAR 500 FLUOROCARBON COATING. X
: ( .
ACCEPTABLE MANUFACTURES ARE AS FOLLOWS: — I MATERIALS. AL ARG BEYOND
_ MANUFACTURER'S SPECS.
A. BERRIDGE MANUF. CO.,HOUSTON, TX. | g;aosu&
B. PAC-CLAD = HIDDEN CLIP
C. MCELROY METAL CO., PEACHTREE CITY, GA. A _r
D. APPROVED EQUALS WILL BE ACCEPTED
¢T O. AWNING [P SEAL:
PROVIDE ALL RELATED ACCESSORIES: FLASHING, END CLOSURES, GUTTERS, 7-8 AFF o
DOWNSPOUTS, ETC. IN MATCHING COLOR. INSTALL ALL MATERIALS PER MANUF.'S P~ ﬁonAT%SEDV;R
RECOMMENDATIONS. %—<>_{ BENT o
[ = \‘\\\ DAN!IE(”Q”
A MANUFACTURER'S WARRANTY AGAINST DISCOLORATION & WEATHER-TIGHTNESS Eg‘iﬁm G A 3"\:«‘,‘?*'523'.'\;5'-:’7&;:’4,
WILL BE REQUIRED. CONT SR SR
@ C.L. . 5 ‘:: 6491 ‘.i:t =E
NOT ALL ROOF PENETRATIONS & ACCESSORIES ARE SHOWN ON THIS DRAWING. B.O. AWNING © 5 & 4 IS
IT IS THE RESPONSIBILITY OF THE G.C. TO INSTALL ITEMS INDICATED ELSEWHERE. 78" AFF o % l 2 N fana il 3
|l \ L % o ANSRZE S
OPEN Y IR L
STOREFRONT: WINDOWS & ENTRANCE DOORS (BLACK ANODIZED) FLY BOTTOM | BOTTOM DRIP “ g 2 >
ACCEPTABLE MANUFACTURER: KAWNEER, REFER TO SPECIFICATIONS FAN o TRIM LA
ALL GLAZING SHALL BE IN ACCORDANCE W/ THE FOLLOWING VALUES: = - PROJECT NAME & ADDRESS
. ———— — |
\__BY MANUF. TO MEET
130 MPH WIND LOAD
GLAZING - UNCOATED TINTED GLASS ©
m REAR AWNING DETAIL
APPEARANCE LOCATION TYPE & THICKNESS | U FACTOR SHGC | VT VIR
W 3/4" = 10"
GRAY TINT EXTERIOR SIDE | 1/4" TEMPERED 47 45 39.6 7.3
CLEAR -NOTINT | INTERIOR SIDE 1/4" TEMPERED 58 69 79 15 ) 80"
CONTACT PERSON @ QUALITY GLASS: JOHNNY DOSTER @ 706-548-4481 1 ™\ s w
._ : &
SELF-CLOSING & TEMPERED GLASS EIFS CORNICE @ GAD E{T;RMCE @ Y @ @ Q4
DRIVE-THRU WINDOW: ROUGH OPENING = 6'-0" WIDE x 5'-8" HIGH S ¥
QUICKSERV MODEL SC-4030 SELF CLOSING HORIZ. SLIDER WINDOW T.0.STUD ' : , : 1.0. STUD P L]
FIT INTO A "STOREFRONT" FRAME, MATCH STOREFRONT IN COLOR & GLAZING. 20-0" AFF. 5 f; <> EIFS WALL | 1 T T 20-0" AFF. 8 w QZ)
| e o
QUICKSERV-DIVISION OF MCE SYSTEMS CORP. 7.0.STUD /_ " 7.0.STUD CED % Dé
P.O. BOX 40466, HOUSTON, TX 77240-0466 18-0" AFF. 18-0" AFF. ':> N<
P. 800-388-8307 F.713-462-1936 —
STOREFRONT & SLIDER ALSO BY: A —
QUALITY GLASS  P. 706-548-4481 BRACKETS, REFER 10 (3AD O
DETAIL 7/A120 (3F) EIFS WALL SYSTEM —
PLANTATION STYLE AWNINGS
BRICK ROWLOCK
PROJECT AWNING: ALUM. FRAME W/ RC SLATS, BLACK EIFS WALL STSTEM 39 o W/ 1/2" CORBEL
BY GC (TYP.)
STRUCTURE BY AWNING SUPPLIER
ANY FABRIC TO MEET: ASTM E84-95, FLAME SPREAD RATING CLASS A (10). .
FIELD VERIFY ALL AWNING CONDITION AND SIZES. EIFS BANDS e i i s | S SN £ it | BN RSN - %
EE I L:l:l:llll JIlllJ]IllJJIlIIJIllIJIIllJJIlllJIl[lJ]llJJ]EIII][[lIIIIIJJ][llJIlllJ]]lIJJIlI ‘]llJH:l’"f s
BLACK GOOSENECK FIXTURES ARE TO BE INSTALLED BY THE G.C. Z CANOPY ASSEMBLY, AL | ]
O BY G.C. BB e T A e B SRS T
ALL SPECIFIED MATERIALS MUST BE INSTALLED PER MANUFACTURER'S z o e e AN \\Nl|======= 1= CANOPY . PROTOTYPE SERIES
DRAWINGS AND THE MANUFACTURER'S REQUIREMENTS SHOULD BE 9 2z PER MANUF > E e TEs Em e s e e BY G.C. 2 70 BR (C) - RDT
IDENTIFIED BY THE CONTRACTOR PRIOR TO INSTALLATION AND o 2 %‘ ! e e e B e e \ A\ \ N\ N || ======= = p — % O
DURING THE BID PHASE TO AVOID CHANGE ORDERS. £l 9 2 e @ @ @ E=s===t £ ?E@ER P Z| £ SHEET TITLE:
9l = © "|'l','u'[zﬁ;|'1'® @ @ e ——— (TYP.) O w A —— ey
LADDER, PAINT BLACK o 2 & e t e N « S N N < E—— @| == BRICK ROWLOCK g FRONT & REAR
<| o| 2 NO CORBEL e e ——— . —— N N N N N T it = W/ NO CORBEL &l EXTERIOR ELEVATIONS
GLAZING, REFER TO SHEET A117 = ¢ BRICK ROWLOCK m'['l'l’ [T T [F e Illlilillllllll T | | rnnanis o =
ol 1/2" CORBEL | 1] IIHIIII III||I||||IIIHIIIIIII|||I|||||U||||H|||||II||| IIIIIIIHIIIIIHIIIIIIHIIIIIIIIIII I \ BRICKROWLOCK  +,| & 2
POORS, REFER TO SHEETATIS © ®  SOLDIER COURSE: (1D e o e B W/ 1/2'CORBEL | @| ~
SEF TP N6 R U s o e I S e - FINISH FLOOR
g
| SOLDIER COURSE: | |
= | = NO CORBEL [— | [ —_| ‘
PROJECT #:
/"1 FRONT ELEVATION 82400
E.LF.S. NOTE:
THESE DRAWINGS USE "STO" BRAND E.LF.S. SYSTEMS AS A BASIS OF DESIGN.
"DRYVIT" OUTSULATION PLUS MD SYSTEMS WILL BE ALLOWED AS AN ALTERNATE.
ICC EVALUATION REPORT # ESR - 1543.




ALTERNATE BRICK:
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"STO ESSENCE" SPEC. E100

SPECIFICATIONS.
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EXTERIOR FINISH SCHEDULE lHILLFOLEYROSSI
&« ASSOCIATES
ALL MATERIALS & INSTALLATION SHALL CONFORM TO APPLICABLE ASTM STANDARDS
UNLESS GOVERNING AUTHORITIES HAVE DIFFERENT REQUIREMENTS. ) e ) V . V ARCHITECTURE
STANDARD BRICK UNIT 3 5/8" x 2" x 7 5/8" RUNNING 1/2 BOND ENGINEERING
a A 1 1 3680 Pleasant Hill Road
COLOR:  BRICK - MOSSWOOD (BORAL BRICK) Q AT EIFS WALL Q \ATTY ATTT AT07 Q Suite 200
EIFS CORNICES (BAD H MTL. COPING GAD E B (BAD EIFS CORNICES
MORTAR - BUFF BRICK (BORAL BRICK) G > System CBAY Duluth Georgia 30096
BY G.C., TYP. p770.622.9858
ALTERNATE BRICK: ;-é?bﬁT/EFE; \ / 2%%}2;? £770.622.9535
- . - . www.hillfoleyrossi.com
! .
COLOR:  BRICK - MOSSTOWN (CHEROKEE BRICK) T_L | / K P
1.0.STUD T —re ‘ - ‘ o _T 1.0.STUD
MORTAR - ANTIQUE BUFF (CEMEX) 180" AFF. ST~ | — — N — | T 77 18-0" AFF.
| T J ! o f \ S f 1 - I‘ - + - = = i ) @Copyright (as dateglbelow).
15# ROOFING FELT OVER ALL SUBSTRATES OR SEALED DENS GLASS GOLD SHEATHING SRACKETS, REFER 10 /‘r R | s R i e e T~ BRACKETS, REFER TO propey o Zsoy s P ool D i
GROUT VOID SOLID @ FENCE AND BELOW F.F. PROVIDE VAPOR BARRIER AS INDICATED. DETAIL 7/A120 GA> | ‘ g ; o 4 R 5 [ 5 o L : L DETAIL 7/A120 i et g
R A B U | P B R IR i U S unlawful.
| . A AR e T T e e e , A AN
CONTINUOUS, THROUGH WALL FLASHING, EPDM (BY W.R. GRACE) OR EQUAL, % L i e B S SRR T o - S Lo e T R BRI, BiNaseRemE s hokrasewal | EIFS WALL SYSTEM
AT BOTTOM OF WALLS & ABOVE OPENINGS. CUT FLASHING FLUSH WITH EXT. FACE. EIFS BANDS \ ‘ ‘ ‘ ‘ G gy ae (TYP.)
" e \ \ =
PROVIDE CELL VENT TYPE WEEPS, ABOVE FLASHING @ 32" O.C. MAX. STANDING SEAM | 1~ METAL AWNING OVER ([2 ) —| ~— BRICK ROWLOCK
) MTL. ROOF SYSTEM ™~ BACK DQOR\- SEE DRTAILS > D w172 corseL
3/8" THICK MORTAR JOINTS. ASTM C-270, TYPE N. _ EMERGENCY LiGHT i _
z ! | L ' | | i SOLDIER COURSE 5
Q / ¥ T > 2 ¥ & T ¥ ~
i o T b ks i B i Ziie A v S Sl Sl > — NO CORBEL W
T i i T
HOHMANN&BARNARD,”\ICHOR|ZRE|NFONCMUFENCE %) CANOPYASSBEYMGBLCY:'J ‘\‘M‘\:\‘H‘\ ‘ ‘\:\‘H[“HHHHHHH [INRERERENEEN \‘H‘\‘\\‘\}\‘\ [ENREREENENREREREENNENNREEEN \‘H‘\‘\\‘\:\‘H‘\‘H‘\H‘H‘\‘H‘\ \\\ 1\‘H‘\‘H‘\:\‘H‘\‘\\‘\1\‘\\‘\‘\ [ INENEREREEE HHHHEHH \‘\‘H‘\ I \‘H‘\‘H‘W:\‘ \ AWNING & FRAME LZ')
HOHMANN & BARNARD, INC., DW-10 HS TRIANGULAR MTL. WALL TIES (OR EQUAL) = - = / e mmmm == = | T W T R e PER MANUF. =
@ 16" O.C. VERT. & AT HORIZ. STUD SPACING, 14 GA. SEE SECTIONS & SPECS. 3 8l S AWNING & FRAME (7 D / C e = T e e e C e T \ gl 3
ATTACH TO STUDS WITH (2) 10 - 16 x 1-1/2" SCREWS. 3| 3 <Z,: PER MANUF. :\‘:\:\:\:E:&y:\:ﬂl :\E\Ln:\ \:\:\:\:\:\:\:\ Y ‘:“:‘:‘:‘:‘E\.‘%‘:‘ :\:\:\:\:\:\:‘\\‘L zl s
o 2| 9 BRICK B pRsRNEREL FRE S ?:1:?:1:1:?:1:1FLYFAN3 Eessistenss SRS 2| 9
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STAND|NGSEAMMTLROOHNG-SEE@ % | Y Pl :\:\:\:\:\“\:\:[ﬁ :\:\:\ \:\:\:\:\:\:\:\ / \‘\‘\‘\ﬁ:\:\:\ :\:\:\:\:\:\:\: — 12" x 20" WALL % ISSUED FOR
Eogi BR|CKROWLOCK® ‘\‘\‘\‘\‘\lﬂ\\‘l - — S s s ];L]*_V_:_Vll—l‘\‘\‘\ ) s PACK MOUNT Sfo CONSTRUCTION
STO TO HAVE "SWIRL" FINISH AND CAN BE PAINTED. < 5| g W/ NO CORBEL _ZIB\\ D SRR T T T T ey ey 1 o e i @ 9-0" AFF o = ISSUE / REVISIONS:
FINISH COLORS, BELOW AND ON SHEET A-103 CAN BE PAINTED. - o l [CHLCLL LCEL L L L LEEE o LLE L LLLE L L E L L LLE L L LE L LLLE LT W\".\‘\‘\W\W\‘\‘\W\W\‘\‘\W\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘H\‘\‘\‘\‘\‘\‘H‘W\Hm " N 117 ANARAY|ARANNMRANARANANA |AMRANNRANNNANNMAANNNTANRANANRANAAN] NRANNRANARANAN - DATE [DESCRIPTION.
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STO ESSENCE' SPEC. E100 e SOLDIERCOURSE'®/ e N e e L e e //®VENEER(TYP.) ® 03.04-16 | SUBMIT FOR PERMIT_
ICC EVALUATION REPORT NO. ESR-1720 : e e e e S S e S S i S B S S B s B s B s B AN e e B | B B e e s s s | e s s e 04.25.16 BUILDINGREVISIONS|2>
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¥ i S - s s ot sl s vl i s S s sy S s s i s s e i s vt s sy S s s Sl e sy Sl sy ol s i s st s s e s | S By st By st o B e | B et s b St
= FIELD COLOR: SHERWIN WILLIAMS ZAXBY'S CREAM J L
= ACCENT COLOR: SHERWIN WILLIAMS COLOR DARK TAN 19" x 20" WALL — DOOR BELL — ———
PACK MOUNT
PREFINISHED, METAL COPING OR GRAVEL STOP & ROOFING 0" KNOX BOX MOUNTED
COLOR: COPINGS: MATCH SURROUNDING CORNICE COLOR oAt AT S-0" AFF m REAR ELEVATION
ROOFING @ REAR SHED: BLACK TOP FLASHING W/
MATERIAL SHALL BE 24 GAUGE, HOT DIPPED GALVANIZED STEEL OR gﬁﬁgﬁﬁ;umnm w 1/4"=1-0"
0.032" THICK ALUM. FINISH SHALL BE KYNAR 500 FLUOROCARBON COATING. .
( MATERIALS. METAL AWNING BEYOND.
) t
ACCEPTABLE MANUFACTURES ARE AS FOLLOWS: INSTALL AS PER
A. BERRIDGE MANUF. CO.,HOUSTON, TX TOP CLOSURE MANUFACTURER'S SPECS.
) ) v o Py TRIM
B. PAC-CLAD A
C. MCELROY METAL CO., PEACHTREE CITY, GA. (] HIDDEN CLIP
D. APPROVED EQUALS WILL BE ACCEPTED
¢T.o. AWNING | SEAL:
PROVIDE ALL RELATED ACCESSORIES: FLASHING, END CLOSURES, GUTTERS, 78" AFF SEAM COVER
DOWNSPOUTS, ETC. IN MATCHING COLOR. INSTALL ALL MATERIALS PER MANUF.'S NOTCHED &
RECOMMENDATIONS. BENT Ny
R o OAN'IEL/,,/’
i R ,I
A MANUFACTURER'S WARRANTY AGAINST DISCOLORATION & WEATHER-TIGHTNESS AT g S N,
WILL BE REQUIRED. CONT. R %) apxa
@C.L . s v 8
NOT ALL ROOF PENETRATIONS & ACCESSORIES ARE SHOWN ON THIS DRAWING. B.O. AWNING ‘ © z 6491 | E
IT IS THE RESPONSIBILITY OF THE G.C. TO INSTALL ITEMS INDICATED ELSEWHERE. $7 N i 2 Yot il B
\ \ t RS NS e &
OPEN ] e
STOREFRONT: WINDOWS & ENTRANCE DOORS (BLACK ANODIZED) FLY BOTIOM | COTTOM DRIP ,"”'15,7”%\0\\“‘\
ACCEPTABLE MANUFACTURER: KAWNEER, REFER TO SPECIFICATIONS —r FAN TRIM ki
ALL GLAZING SHALL BE IN ACCORDANCE W/ THE FOLLOWING VALUES: — - ﬂ PROJECT NAME & ADDRESS
BY MANUF. TO MEET
130 MPH WIND LOAD
GLAZING - UNCOATED TINTED GLASS ©
m REAR AWNING DETAIL
APPEARANCE LOCATION TYPE & THICKNESS U FACTOR SHGC VLT VLR
w 3/4" = 10"
GRAY TINT EXTERIOR SIDE 1/4" TEMPERED 47 45 39.6 7.3 s
CLEAR -NO TINT INTERIOR SIDE 1/4" TEMPERED 58 69 79 15 . 8-0"
CONTACT PERSON @ QUALITY GLASS: JOHNNY DOSTER @ 706-548-4481 ™\ A\ s B
. %
SELF-CLOSING & TEMPERED GLASS EIFS CORNICE @ @ G ggRNICE N @ & @ @ e
DRIVE-THRU WINDOW: ROUGH OPENING = 6'-0" WIDE x 5-8" HIGH @ @ S ¥
QUICKSERV MODEL SC-4030 SELF CLOSING HORIZ. SLIDER WINDOW 1.0.STUD | ‘ 10, STUD o & m
FIT INTO A "STOREFRONT' FRAME, MATCH STOREFRONT IN COLOR & GLAZING. 50-0" AFF. ‘ = EIFS WALL 3 20-0" AFF. QLo
| €> | oLz
1o 7 /’ SYSTEM T S x W
QUICKSERV-DIVISION OF MCE SYSTEMS CORP. 1.0.STUD | , —_—— — +— | +— 1 T.0.STUD o D %
P.O. BOX 40466, HOUSTON, TX 77240-0466 18-0" AFF. /’ ‘ | w / i T 7 | 18-0" AFF. ™~ g <
P.800-388-8307 F.713-462-1936 _A »7 ; ‘ ‘ - ‘ - h g
STOREFRONT & SLIDER ALSO BY: A { oo 5 ‘ % —
BRACKETS, REFER TO (BAD B 7S 7/ ' [ [ > B ! 1 O
ALITY GLASS  P. 706-548-4481 / e e B e ey =
QU GLASS 706-548-448 DETAIL 7/A120 / ¥ e s : o B 1 L £ T } SR T -.ifﬁf'ﬁi%‘gffj.. AAJ @HFSWALLSYSTEM —
PLANTATION STYLE AWNINGS e e e e L S T T T R R e 1 BRICK ROWLOCK
PROJECT AWNING: ALUM. FRAME W/ RC SLATS, BLACK FIFRS WALLSYSTEM 36> i e ]BAN_DS R e it N e 7 W/ 1/2" CORBEL
STRUCTURE BY AWNING SUPPLIER BY GC (TYP) S m— o — : ' -
ANY FABRIC TO MEET: ASTM E84-95, FLAME SPREAD RATING CLASS A (10). [psg '/ e ' : R L
FIELD VERIFY ALL AWNING CONDITION AND SIZES. EIFS BANDS .y j w = N/ L
'f : : }:\ NN N NN NN EEEEENENEENEENENEEERENENNENEEER N } [T IS } ]
BLACK GOOSENECK FIXTURES ARE TO BE INSTALLED BY THE G.C. % CANOPY ASSEMBLY, ———————F : : = ik ‘l‘ } | - [ 11— N
o BY G C " I I ‘ I ‘ ‘ I ‘ I ‘ ‘ I ‘ ‘ I ‘ \I ‘ I ‘ I ‘ I ‘ ‘ I \A
ALL SPECIFIED MATERIALS MUST BE INSTALLED PER MANUFACTURER'S Z IR ; BRI - AR N BT CANOPY _ PROTOTYPE SERIES
REQUIREMENTS. ANY DISCREPANCIES OR CONFLICTS BETWEEN THE % & \i —— I I : : I : I : I : I : I : I : ! : i ; L1 ; = ; i ; I ; f ; 1 | ASSEMBLIES, 8 I
DRAWINGS AND THE MANUFACTURER'S REQUIREMENTS SHOULD BE o £ AWRIRG & FRAME (7 FEERE 1 BRI — B [ EEEEE R BY G.C. Z 70 BR (C) - RDT
IDENTIFIED BY THE CONTRACTOR PRIOR TO INSTALLATION AND ol 2| & ' - e S=== S s e N\ N \ NI Seme—e=t | x| 9
DURING THE BID PHASE TO AVOID CHANGE ORDERS. Zl §| ¢ BRICK 77 e = o Sess | (A) (n) (n) SSssse=s /| i 1 BRICK o 2 .
I [2'4 < \/ENEER TYP R I =] I I [ I I I I I N 5 < e SHEET TITLE
of = O (TYP.) — e - e S E—— e | [T VENEER (TYP.) Of w e
LADDER, PAINT BLACK -l 9 =z BRICK ROWLOCK s SSLSRY ENEs o] SO &P &P SRR T Ses== Ml BRICKROWLOCK  %| =z FRONT & REAR
2 5 2 N = == === | O/ === A | S Saasns 1:1:1:1N NN N' A ] Ol = I v K EXTERIOR ELEVATIONS
ST R AT ik BRICK ROWLOCK (10 : i | ‘ ] T \ il E
1) @l o
¢ E 1/2" CORBEL N - r‘ — ——— ——— —— T . BRICK ROWLOCK ¢ ¢ c
POORS. REFER TO SHEET A5 5| & soLiEr course: (T S| ‘1“1%1?1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1“1111Wl11‘1111‘11111111/‘111111111Wl11‘1111‘1111‘111111‘111 oo 3| 3] 2
I I / I I | I I I I I I I I I I I I I I [ I I I I I I I I I I I I I I JT I I I I I I I I I I I I I I I I I I \ I
NO CORBEL o e s o S o 5
an— P A gt P g S g Pt At S P Pt S e s R g PR g g s Pty g g gy g ¥ s g g s gy 8 s g g S g g g gy g s S \ : FINISH FLOOR $
I 1
- | - - | SOLDIER COURSE: - | - |
NO CORBEL ‘
PROJECT #:
m FRONT ELEVATION 16-824.00
w 1/4" = 1'-0"
E.LF.S. NOTE:
THESE DRAWINGS USE "STO" BRAND E.LF.S. SYSTEMS AS A BASIS OF DESIGN.
"DRYVIT" OUTSULATION PLUS MD SYSTEMS WILL BE ALLOWED AS AN ALTERNATE.
ICC EVALUATION REPORT # ESR - 1543.




ALTERNATE BRICK:
SPECIFICATIONS.
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Trip Generation Summary - Proposed Changes (Jan 2014) + Undeveloped
Average Weekday Driveway Volumes

Project: Entire Bauer Farm Development (Revised) Open Date: 1/14/2014
Alternative: Proposed Changes (Jan 2014) + Undeveloped Analysis  1/14/2014
AM Peak Hour PM Peak Hour
Average Daily Trips Adjacent Street Traffic Adjacent Street Traffic
ITE Land Use Enter Exit Total _Enter Exit Total _Enter Exit Total
220 APT 1 406 405 811 12 50 62 49 27 76
122 Dwelling Units
310 HOTEL 1 441 441 882 34 23 57 33 32 65
108 Rooms
826 CENTERSPECIALTY 1 643 642 1285 35 44 79
29 Gross Leasable Area 1000 SF
850 SUPERMARKET 1 1393 1392 2785 58 35 93 132 126 258
27.24  Gross Floor Area 1000 SF
912 BANKDRIVEIN 1 371 370 741 34 26 60 61 61 122
5 Gross Floor Area 1000 SF
932 RESTAURANTHT 1 401 400 801 37 31 68 37 25 62
6.3 Gross Floor Area 1000 SF
934 FASTFOODDT 1 670 670 1340 63 60 123 46 42 88

2.7 Gross Floor Area 1000 SF

Unadjusted Driveway Volume 4325 4320 8645 238 225 463 393 357 750
Unadjusted Pass-By Trips 0 0 0 31 29 60 116 106 222
Internal Capture Trips 755 755 1510 0 0 0 49 49 98
Adjusted Driveway Volume 3570 3565 7135 238 225 463 344 308 652
Adjusted Pass-By Trips 0 0 0 31 29 60 102 91 193
Adjusted Volume Added to Adjacent Streets 3570 3565 7135 207 196 403 242 217 459

Total AM Peak Hour Internal Capture = 0 Percent

Total PM Peak Hour Internal Capture = 13 Percent

Source: Institute of Transportation Engineers, Trip Generation Manual 9th Edition, 2012
TRIP GENERATION 2013, TRAFFICWARE, LLC 1
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PLANNING COMMISSION REPORT
Public Hearing Item
PC Staff Report
05/23/16
ITEM NO. 3 FINAL DEVELOPMENT PLAN FOR WESTRIDGE WASH, LUBE, & AUTO
SALES; 3530 W 6™ ST (KES)

FDP-16-00103: Consider a Final Development Plan for Westridge Wash, Lube & Auto Sales.
The site, located at 3530 W. 6™ Street, contains approximately 0.77 acres. Submitted by Grob
Engineering Services, LLC, for Westridge Lawrence, LLC, the property owner of record.

STAFF RECOMMENDATION: Planning staff recommends approval of the Final Development
Plan based upon the findings of fact presented in the body of the Staff Report subject to the
following conditions:
1. Provision of an executed Site Plan Performance Agreement prior to the recording of
the Final Development Plan.

Applicant’s
Reason for Request: The owner desires to move an existing building and construct a new
building where the easement is located.

Design Standards to Consider

e Consistency with approved Final Development Plan, FDP-04-08-04.
o Consistency with Article 10 of the 1966 Zoning Ordinance.

e Consistency with standards in the 2006 Development Code.

KEY POINTS:
e The property is zoned PCD (Planned Commercial Development).

e The Final Development Plan is a revision to the previously approved Final Development
Plan.

o Final Development Plan for projects with previous approvals prior to the adoption of the
2006 Land Development Code require Planning Commission approval.

ASSOCIATED CASES

e Raco Westridge Addition: Final Development Plan.

e LS-04-03-05: Lot Split, Westridge Number Six Subdivision.

e FDP-04-08-04: Westridge Number Six Subdivision. Recorded on June 21, 2004.

OTHER ACTION REQUIRED

¢ When conditions have been met, the Final Development Plan will be recorded at the
Douglas County Register of Deeds Office and released to Development Services for
processing of building permits.

o Submittal of building permit application and construction plans. Construction may
commence only after building permits have been issued.

PUBLIC COMMENT
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¢ No public comment was received prior to the printing of this staff report.

PLANS AND STUDIES REQUIRED

e Traffic Study — Study was not required as the proposed development was similar to that
shown on previously approved Preliminary Development Plan.

o Downstream Sanitary Sewer Analysis — Study was not required.

e Drainage Study — Study was not required.

GENERAL INFORMATION
Current Zoning and Land Use:

Surrounding Zoning:

PCD-[Westridge] (Planned Commercial Development)
District; Westridge Wash and Lube.

North: RS7 (Single-Dwelling Residential) District;
Detached Dwellings and PDC-[Westridge]; Multi-Dwellings.

East: PCD-[Westridge] (Planned Commercial
Development) District; Restaurant, Bank.

South: CS (Commercial Strip) District; Commercial Strip
Center, Westlake Hardware.

West: GPl (General Public and Institution) District; Fire
Station.
(Figure 1)
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Figure 1. Zoning in the area.

STAFF SUMMARY

The revision to the previously approved Final Development Plan (FDP-04-08-04), proposes a
new 36’ X 70’ service building on the northeast portion of the lot. The placement of the new
structure will be an encroachment into open space which means there will be a reduction in the
common open space that was approved on the previous Final Development Plan per Section
1013(b), Article 10 of the 1966 Zoning Ordinance. A reduction in common open space requires

the revision to be heard by the Planning Commission.

SITE SUMMARY

Existing Proposed Change
Land Use: Developed Car Wash Car Wash, Lube and No
Sales
Land Area: 33,528 sq. ft. 33,528 sq. ft. -
Total Building: 4,693 sq. ft. (13%) 5,719 sq. ft. (17%) + 1,026 sq. ft.
Total Pavement: 19,814 sq. ft. (59%) 19,814 sq. ft. (59%) ===
Total Impervious Area : 24,507 sq. ft. (74%) 25,133 sq. ft. (75%) + 626 sq. ft.
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PARKING SUMMARY

Use Req. per Sec. 20-902 Parking Required Parking Provided
2 spaces per service bay | 4 Service Bays 8 spaces/service
Car Wash 2 spaces per car wash 1 Car wash 2 spaces/wash
1 space per 500 Sq. ft. 324 sq. ft. open sales (2 1 space /sales
Open Rental/Sales area | spaces) Total 11 Spaces
Bicycle 0 0 0
ADA Req. per Sec. 20-912 1 accessible space 1 provided
Spaces g-p ' P P

STAFF REVIEW
The property addressed as 3530 W. 6™ Street includes an existing Car Wash. The proposed
development includes relocating two vacuum bays and constructing a new 36’ X 70’ service
building on the north portion of the lot just to the west of the open space. (Figure 2)

There is a cross-access/utility easement that was dedicated in a previous plat but has not been
used. Replatting has split the property and the access was blocked by a dumpster and privacy
fence. A vacation of easement request accompanies the Final Development Plan application
and is scheduled for the June 7™ City Commission meeting.
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ST PN
EXISTING 6' CEDAR s~ | a7 &0 ]
FENCE TO REMAIN * PR |
. St I e (= ——
d e L=21.91', R=25,00'
(e c=21.21"
STRIPE ADA PARKING - N A CB=N64'53'45F o
STALL AND INSTALL ADA —\%J Y - N90'00'00"
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Figure 2. Proposed development and common open space encroachment. (shaded
darker green) Remaining open space on the lot is lighter green.

Common Open Space

Per Section 20-701(j) of the Development Code, a minimum of 20% of the total site area must
be provided as Common Open Space. This is defined as being open space that is available for
the use and enjoyment of all the tenants of the development. The plan identifies the Common
Open Space that was approved with the previous plat on this lot. (Figure 2).
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The proposed building and dumpster location will encroach into the common open space set
aside on the previously approved Final Development Plan. The building encroaches by
approximately 5' X 70’ along the edge of the existing open space resulting in a reduction of
roughly 350 sq. ft. of open space. The new dumpster location will also encroach into the open
space for an additional reduction of approximately 120 sqg. ft. The total reduction in open space
will be 470 sq. ft. (Figure 2).

Access and Circulation
The property access will remain the same. Parking is being provided to the west of the
proposed service building.

Pedestrian Connectivity
A sidewalk connection is to existing sidewalk on W. 6™ St. has been included with this proposal.

Lighting
No exterior lighting is being proposed with this plan.

Landscaping
No proposed changes to landscaping. The existing landscaping is to remain.

Conclusion

The development proposed with this Final Development Plan conforms with the previously
approved Final Development Plan and is compliant with the provisions of the Development
Code.
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a final development plan for

LEGAL DESCRIPTION

LOT 1, BLOCK ONE RACO-WESTRIDGE ADDITION, A REPLAT OF A PORTION OF
LOT 1, BLOCK ONE, WESTRIDGE NUMBER SIX SUBDIVISION, IN THE CITY OF
LAWRENCE, DOUGLAS COUNTY, KANSAS.

GENERAL NOTES

Developer: Westridge Lawrence LLC
2114 Marvonne Rd.
Lawrence, Kansas 66047
Land Planner/Engineer: Grob Engineering Services, LLC
3210 Mesa Way, Suite A

Lawrence, Kansas 66049

1.  This Final Development Plan is intended to depict the existing and

proposed conditions for Lot 1, Block One, Raco-Westridge Addition only.

The improvements shown for the remaining lots of the Planned

Commercial Development are for information only and are not intended
to represent actual conditions or changes that have occured on those lots.
2. Aerial and topographic information obtained from aerial survey performed

by Sanborn Mapping for the City of Lawrence and Douglas County 200
and 2013.

3. Existing Land Use: Commercial

4. Proposed Land Use: Commercial

5. Current Zoning: PCD

6. Proposed utility locations, elevations, and sizes are preliminary and wi

be finalized during final design of improvements.

7. Proposed private drives and parking areas to be built to City of Lawrence

6

Standards. All proposed drives and parking areas to have 24" concrete
curb & gutter, unless otherwise shown. All standard parking spaces to be
9" wide by 18' long, unless otherwise shown. All handicap parking spaces

to be painted and signed with ADA standard markings.

Trash enclosure is to be screened with min. 6' high fence.

9. City of Lawrence will not be responsible for damage to parking lots or
drives due to weight of refuse vehicles.

®

10.
(SFHA) SUBJECT TO INUNDATION BY THE 1% CHANCE FLOOD per FEMA

No part of the property is located within a SPECIAL FLOOD HAZARD AREA

Flood Insurance Rate Map (FIRM) Panel 156 of 460, Map # 20045C0156E,

Map Revised September 2, 2015.

No Public Improvements will be completed as part of this Site Plan.
Existing mature trees shall be preserved as much as possible during
construction of private improvements. Existing trees that are dead,
damaged, severely stressed, or otherwise unsightly shall be replaced.
Soils investigations shall be performed before primary structures are
erected on lots with slopes greater than 3:1, or non-engineered fill

11.
12.

13.

greater than 12 inches. A soils engineer licensed by the State of Kansas,

shall perform investigations, and a report of the investigation shall be
submitted to the City of Lawrence Codes Enforcement Division.

This Site Plan has been designed to comply with the provisions of the
Americans with Disabilities Act Accessibility Guidelines (ADAAQG) for
Buildings and Facilities, appendix A to 28 CFR, part 36.

14.

15.

Storm drainage arrows and existing contours generally represent existing

and proposed overland stormwater flow at the site. Only limited grading

will be performed for the proposed new building to provide positive
drainage.
16.
17. Existing parking lot lighting will remain. Existing lights will be shielde
to prevent off-site glare. No new exterior lighting is proposed for this

d

project. No photometric study is required with this Site Plan, as it does

not meet the criteria of a Significant Development Project, as defined i

n

Article 17, Section 20-1701 of the City of Lawrence Land Development

Code.

THIS DOCUMENT IS FOR PLANNING PURPOSES ONLY -
NOT FOR CONSTRUCTION

LOCATION MAP

All disturbed areas not shown for trees and landscaping shall be reseeded
with turf type grasses and otherwise restored to their original condition.
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PLANNING COMMISSION REPORT
Regular Agenda —Public Hearing Item

PC Staff Report
5/23/16
ITEM NO. 4 CONDITIONAL USE PERMIT; CLEAN RUBBLE LANDFILL; 1736 E 1550

ROAD

CUP-16-00105: Consider a Conditional Use Permit for clean rubble landfill, on approximately
40 acres located at 1736 E 1550 Rd. Submitted by Grob Engineering Services, LLC, for
Nunemaker-Ross, Inc., property owner of record.

STAFF RECOMMENDATION: Staff recommends approval of the CUP request for a clean
rubble landfill at 1736 E 1550 Road subject to the following conditions:

1.

Prior to the placement of this item on the Board of County Commissioner’s agenda, the
applicant will work with Grant Township and the County Engineer to determine an
acceptable truck route from Hwy 24 to the site and establish maintenance provisions.

Truck traffic associated with this use is not permitted on City streets except to access the
nearest State or Federal Highway.

Only ‘Clean Rubble’ which meets the KDHE definition of: “...the following types of
construction and demolition waste: concrete and concrete proaducts including reinforcing
steel, asphalt pavement, brick, rock and uncontaminated soil as defined in rules and
regulations adopted by the secretary.” shall be used to fill the Borrow Pit.

When the Borrow Pit has been filled as shown on the plan, top soil shall be applied and
the property seeded with brome or fescue type grasses. Top soil application and seeding
shall be completed within 1 year following the completion of filling and grading activities
on the site.

The Conditional Use Permit will be subject to a 5 year administrative review and will
expire 10 years after the date of the Board of County Commissioners approval.

Submittal of a revised plan which lists the Conditions and Restrictions of Use 2-4 listed
above and includes the approved truck route and maintenance measures.

Reason for Request:

"The owner would like to fill a depressed area where soil had previously

been removed.”

KEY POINTS
e The property had been used as a borrow pit for improvements to 1-70 in 2009 through 2010.

e A borrow pit is classified as a Mining and Excavation use and requires approval of a
Conditional Use Permit (CUP); however, a CUP was not obtained for this borrow pit. A borrow
pit CUP would include steps for the reclamation of the pit and note whether it would be
converted into a pond or filled. In the absence of a CUP for the borrow pit, the addition of fill
to the site will be processed as a landfill.

e The Zoning Regulations contain a list of land uses which are allowed with a Conditional Use
Permit. Uses which are similar in nature and operational characteristics to the listed uses are
generally included as a conditional use under that classification, even though they vary from
the listed use. The landfill use proposed is most similar to the Conditional Use classification of
a ‘Sanitary Landfill.

e The subject property contains approximately 40 acres. With this CUP, clean rubble fill would
be placed on approximately 4.95 acres of the subject property.
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OTHER ACTION REQUIRED
e Approval of the Conditional Use application and plan by the Board of County Commissioners.

e Applicant shall obtain a permit for the Conditional Use from the Zoning and Codes Office prior
to commencing the use.

PUBLIC COMMENT
¢ No public comment was received prior to printing this report.

GENERAL INFORMATION

Current Zoning and Land Use: A (County-Agricultural) District with F-F (County-Floodway
Fringe Overlay) District; Residential Detached Dwelling
and a lake which resulted from a sand pit. A CUP for the
stabilization of the sand pit banks was approved in 1992.

Surrounding Zoning and Land Use: 14 the north: A (Agricultural) District with F-F (Floodway

(Figure 1) Fringe) Overlay District / and IG (City-General
Industrial) District; 1-70 Highway and right-of-way
adjacent to the property. North of the highway:
Agriculture, Residential Detached Dwelling, and the
municipal airport in the City IG District.

To the west: I-1 (Limited Industrial) District; Agriculture.

To the south: A (Agricultural) and 1-3 (Heavy Industrial)
Districts with F-F (Floodway Fringe) and F-W
(Floodway) Overlay Districts;  Agriculture  and
Residential Detached Dwelling.

To the east: A (County-Agricultural) District with F-F
(Floodway Fringe) Overlay District; Agriculture and a
lake resulting from sand pit.

—— = L—T e
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I |
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i Flood Hazard Area 2015
| | 1—3 FLD_ZONE, FLOODWAY
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Figure 1a. Zoning: A (Agricultural), I- | Figure 1b. Floodplain in the area. Figure 1c. Land Use in the area.

1 (Limited Industrial), IG (City-General Lake is result of a sand pit in the
Industrial) Districts. General location area. A CUP for a landfill to
of proposed landfill marked with a stabilize the banks of the sand pit

star. was approved in 1992.
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Summary of Request

The subject property at 1736 E 1550
Road, approximately 40 acres, contains a
depression of approximately 5 acres that
was the result of a borrow pit for 1-70
improvements in 2009 through 2010, a
residence, several accessory structures,
and a portion of a large lake which was
developed with the reclamation of a sand
pit. (Figure 2) The borrow pit operated
without the required Conditional Use
Permit; therefore, reclamation was not B UAR
addressed. Reclamation of the pit | Figure 2. Aerial of subject property with general area of
through filling requires approval of a Llandfil circled.

Conditional Use Permit. Adding clean rubble to the site to fill the borrow pit has been determined
to be similar in nature and operational characteristics to the Conditional Use ‘Sanitary Landfill
which is listed in Section 12-319-4 of the Zoning Regulations as a use which may be approved in
any district in which it is not permitted as a Conditional Use. The CUP is strictly for the addition
of fill to the abandoned borrow pit.

CONDITIONAL USES:
The following proposed use is permitted in the A District when approved with a Conditional Use
Permit, as noted below:

12-319-4.12 Sanitary Landfill

The proposed conditional use has been reviewed with the following criteria provided in Section
12-319-1.02 of the Zoning Regulations:

l. ZONING AND USES OF PROPERTY NEARBY

Nearby property is zoned A (Agricultural), I-1 (Limited Industrial), 1-3 (Heavy Industrial), and F-F
(Floodway Fringe Overlay) Districts and is used primarily for Agriculture, Residential Detached
Dwellings and contains a large lake. This lake was created with the reclamation of a sand pit
which was in operation prior to the adoption of the 1966 Zoning Regulations.

Staff Finding — Surrounding land uses are predominantly agricultural in nature. Open space is
available in the area in the form of a large lake. The proposed Conditional Use should be
compatible with the zoning and uses in the area.

1. CHARACTER OF THE AREA

The property is located within the Urban Growth Area of the City of Lawrence and is
approximately one-half mile north of the city limits. The area is bounded on the north by
Interstate 70, on the south by the railroad, on the west by E 1500 Road (N 7™ Street) and on the
east by the boundary of the Urban Growth Area. The subject property is located on the north
boundary of this area which includes a mix of urban residential, commercial and industrial land
uses within the City limits and primarily agricultural or rural residential land uses in the rural area.

Staff Finding — The area is predominately agricultural in character but contains urban uses to
the west and southwest within the city limits.
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I11. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN
RESTRICTED
Applicant’s Response:
“The depressed area is not uniform in shape to hold a sustainable pool of water and thus
allow weeds to grow without a good means of keeping the area mowed. Property could
remain as is, but not desirable.”

The subject property is zoned A (Agricultural).
Uses allowed in the A District include: farms,
truck gardens, orchards, or nurseries for the
growing or propagation of plants, trees and
shrubs in addition other types of open land uses.
It also includes residential detached dwellings, 77
churches, hospitals and clinics for large and small , —
animals, commercial dog kennels, and rural
home occupations.

Forezs Senr PR Grow A3l homEzs SEch T PlE

A lake covers the majority of the property leaving
land along the west boundary and in the
northwest portion of the parcel. The abandoned
borrow pit creates an uneven area in the
northwest portion that is not usable for
agriculture. The applicant noted that the grade

change makes it difficult to maintain the %
property. Filling this area and grading and o e Do iotion
seeding it will make it more suitable for use. The (/A rarzanure

-Upen‘suas& %
approved plan for the area, the Northeast Sector [ very LowDensiy Resident
Plan recommends open space uses for this area. Figure 3. Land uses proposed in the Northeast

(Figure 3) Sector Plan for this area. (Star marks the general
location of the Borrow Pit.)

Staff Finding — The property is not well suited

for the uses to which it is restricted with the A district due to the large lake on the property and
the uneven terrain caused by the abandoned borrow pit. Filling the borrow pit and seeding it will
result in an area that is suitable for uses permitted within the A District as well as the open space
use recommended in the Northeast Sector Plan.

V. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED

Staff Finding — The property is not vacant. The Douglas County Appraiser’s records indicate that
the residence on the property was built in 1997. A sand pit which operated on this property to
facilitate the paving of 1-70 before the adoption of the Zoning Regulations in 1966 was reclaimed
as a large lake.

V. EXTENT TO WHICH REMOVAL OF RESTRICTIONS WILL DETRIMENTALLY
AFFECT NEARBY PROPERTY

Applicant’s Response:
“The removal of restrictions should have minimal affect on nearby property as the
owner owns the property on 2 sides and the Kansas Turnpike Authority owns the
property on the other 2 sides.”

Section 12-319-1.01 of the County Zoning Regulations recognize that “certain uses may be
desirable when located in the community, but that these uses may be incompatible with other
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uses permitted in a district...when found to be in the interest of the public health, safety, morals
and general welfare of the community may be permitted, except as otherwise specified in any
district from which they are prohibited.”

The proposed CUP will allow a landfill use for the reclamation of a Borrow Pit. The Borrow Pit, if
properly permitted, would have included a reclamation plan. Reclamation typically includes the
development of a pond or filling of the depression. When filling is proposed, it is important to
determine the type of fill that will be utilized and to consider the impacts of the truck traffic on
properties along the delivery route. Filling the pit will result in a more level grade that will
facilitate mowing and other maintenance activities, as well as preventing standing water.

The application notes that this will be a clean rubble fill. KDHE provides the following definition:
“Clean rubble means the following types of construction and demolition waste: concrete and
concrete products including reinforcing steel, asphalt pavement, brick, rock and uncontaminated
soil as defined in rules and regulations adopted by the secretary.” This restriction on the type of
fill should be included with the CUP as a condition.

The activity associated with the filling of the borrow pit would be trucks accessing the site to
dump the clean rubble and heavy equipment to move the fill into place and to grade the site.
The noise associated with this heavy equipment shouId not impact nearby propertles as they are
in agricultural use, with the exception of : i
Interstate 70 to the north. No exterior lighting
is being proposed. Truck traffic to and from
the site could impact residents along the truck
route. The application notes that truck traffic
will utilize the following route to access the
property: N 2" Street/Hwy 40/59 then east on
Lyon Street or Locust Street, then north on E
1550 Road/N 9" Street. (Figure 4)

The applicant estimated that it would take
1,500 to 2,000 truckloads to fill the pit. The
owner will not be paying for fill material so it
will be delivered when contractors choose to
deposit. Traffic to the site will vary with
construction activity; there could be 30 to 40
trucks a day to the site, and then weeks with | & % : s

none. E 1550 Road/N 9" Street is gated Flgure 4. Proposed truck route shown W|th red

approximately 188 ft north of the intersection | arrows. Dotted lines show route past the gate on E
with Lyon Street (Figure 4). Loads would be 1550 Road. White line is a gate on E 1550 Road/N

th
delivered by appointment only. 9~ Street.

The City Public Works Director indicated that the city streets proposed for a route to the landfill
were not designed to accommodate heavy truck traffic. He noted the standard route for trucks
with destinations outside the City limits (Figure 5) should be used to exit the City and that large
trucks are permitted to use local streets only to access the highway system.
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The County Engineer noted that E 1600 Road
is also not designed to handle heavy truck
traffic and that a maintenance agreement
would need to be entered into with Grant
Township before E 1600 Road could be used
for trucks to access the site. The CUP will be
placed on the Board of County Commissioners
agenda for consideration when the truck route
has been determined and a maintenance
agreement has been reached.

Conditional Uses are typically required to be
administratively reviewed by the Zoning and
Codes Office every 5 years to insure
compliance with the standards of the
Conditional Use Permit. Expiration dates are
often applied to Conditional Uses so they may
be re-evaluated to determine if they remain

compatible with the development in the area.
The landfill is compatible with the current development, but may become incompatible as the
area develops further. A ten-year expiration period is recommended to allow for variation in the
delivery schedule.

Staff Finding — The heavy equipment and earthwork required for the landfill are not expected to
have negative impacts on nearby properties as a lake and 1-70 are neighbors on 2 sides and
other nearby properties are in agricultural production. The truck traffic to and from the site could
negatively impact the uses along the truck route and the roads themselves if a large number of
trucks would access the site daily. Heavy truck traffic is restricted to the highways within the City
of Lawrence and may use city streets only to access the nearest highway. It would be necessary
to use E 1600 Road to access the site, but this would require the township’s approval and the
execution of a maintenance agreement. The landfill is expected to be temporary and a 10 year
expiration date is recommended.

VI. RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE
DESTRUCTION OF THE VALUE OF THE PETITIONER’S PROPERTY AS COMPARED
TO THE HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNERS

Applicant’'s Response:
“The depressed area is not uniform in shape to hold a sustainable pool of water and
thus allows weeds to grow and provides breeding ground for mosquitoes and is
somewhat unsightly. Clean rubble fill will not destroy the value of the owner’s land nor
any adjoining land.”

Approval of the request for the Conditional Use would allow the abandoned borrow pit to be filled
and reclaimed to a more level grade. Denial of the request would not allow the pit to be
reclaimed so it would remain uneven which leaves it relatively unusable for the property owner.

Denial of the request would benefit the public in that it would prevent the additional truck traffic
along E 1600 Road, a fairly narrow township road (Figure 6).
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Staff Finding — In staff’s opinion, the gain to
the public health, safety, and welfare by the
denial of the request for the Conditional Use
for the reclamation of the borrow pit, a landfill
use, would be the prevention of heavy truck
traffic on E 1600 Road. The damage of the
heavy truck traffic could be mitigated if the
property owner executes a maintenance
agreement with the township; however, the
narrowness of the road could present a safety
issue. The hardship to the property owner of ; 7 2 -1
denial would be that the borrow pit could not |Figure 6. E 1600 Road, between I-70 and the

be reclaimed. subject property. (Google Maps)

VIl. CONFORMANCE WITH THE COMPREHENSIVE PLAN

Applicant’s Response:
“Generally filling on property is not outlined in the Comprehensive Plan. As the property
Is not a solid waste landfill, it complies with the Comprehensive Plan.”

An evaluation of the conformance of a Conditional Use Permit request with the comprehensive
plan is based on the strategies, goals, policies and recommendations contained within Horizon
2020. The comprehensive plan does not directly address Conditional Use Permits; however it does
contain recommendations for properties within the Urban Growth Area in Chapter 4, Growth
Management. The plan recommends that the Urban Growth Area not be developed to urban
densities until infrastructure is in place and recommends that developing properties be annexed.

Specific plans are incorporated into Horizon 2020 in Chapter 14. The subject property is located
within the planning boundary of the MNortheast Sector Plan, approved in 2012. The plan
recommends that this property be used as Open Space. The filling of the borrow pit would create
a more even terrain which could make the property more usable as Open Space.

Staff Finding —The proposed Conditional Use is in compliance with recommendations in the
Comprehensive plan regarding development within the Northeast Sector Plan.

CUP PLAN REVIEW
Height, Area, and Density Standards: No new buildings are being proposed.

Parking and Access: There is no parking associated with the use. The trucks will deliver the fill
and leave. Access is provided from E 1550 Road, which is the extension of N 9" Street. E 1550
Road is gated approximately 190 ft north of the intersection with Lyon Street. Deliveries will be by
appointment only and the property owner will open the gate to allow access to the property at
those times.

Water/Sewage Management: The residence on the property is served by rural water and a septic
system. No utilities are required for the proposed Conditional Use.

Screening: Screening the use is not necessary as the property is bounded on the west by
agricultural land, under the same ownership, and on the east and south by a large lake. The fill
area will be visible from 1-70 to the north. Given the height of the highway in relation to the
property, screening would be difficult to accomplish. In staff's opinion, screening from 1-70 is not
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necessary based on the practical difficulties in providing screening and the fact that this is a
temporary use.

A time-frame for the completion of reclamation should be established. Top soil application and
seeding should be completed within 1 year following the completion of filing and grading
activities on the site. This should all be completed within the 10 year life span of the Conditional
Use Permit.

Conclusion

The Conditional Use proposed complies with the County Zoning Regulations and the land use
recommendation of Horizon 2020. The use, as conditioned, should be compatible with the
surrounding land uses provided a road maintenance agreement is executed with the township to
insure the damage done by the heavy trucks is repaired at the applicant’s cost.
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PLANNING COMMISSION REPORT
Regular Agenda -- Public Hearing Item

PC Staff Report

5/23/16

ITEM NO. 5 TEXT AMENDMENT TO LAND DEVELOPMENT CODE; VALET PARKING
(SLD)

TA-16-00128: Consider a Text Amendment to the City of Lawrence Land Development Code,
Chapter 20, Article 17 and related sections of Article 9, for revisions related to the use and design
standards for Valet Parking. Initiated by the City Commission on 3/28/16.

RECOMMENDATION: Staff recommends that the Planning Commission forward the proposed
amendment, TA-16-00128, amending Article 17 and sections of Article 9 of the Lawrence Land
Development Code to establish Valet Parking as a type of parking to the City Commission with a
recommendation for approval.

Reason for Request: The City Commission initiated a text amendment at their April 5, 2016
meeting to consider adding valet parking to the Lawrence Land
Development Code.

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING
¢ None received

ATTACHMENTS
Attachment A — Draft Language

BACKGROUND

As part of the review and design of the HERE at Kansas mixed use development and in response to the
loss of mechanical parking for the development, the project developers proposed providing comparable
parking using a human rather than mechanical valet parking option. The design of that specific project
includes a ful- service valet operation and parking stalls and access aisles that are narrower than
conventional self-parking lots. There are currently no design standards for valet parking.

The general purpose of Article 9, Parking, Loading and Accessis, “intended to ensure that the off-street
parking, loading and access demands of various land use will be met without adversely affecting
surrounding areas. The regulations are also intended to help maintain a safe and efficient
transportation system and advance other planning goals related to land use and the environment. In
recognition of the fact that different approaches may be appropriate in different settings, the
regulations allow flexibility in addressing vehicle parking, loading and access demand.”

The existing Land Development Code provides design standards for parking lots (and structured
parking). The standards assume that those using the parking lots are “self-parkers”. The code assigns
authority to the City Engineer to approve all off-street parking areas (20-913(b)).

Minimum dimensions for parking lot elements include width and length of the parking space, width of
the access aisle, and overhang of vehicles beyond the stall length (20-913 (f)). This section also grants
authority to the City Engineer to approve reductions as noted below.
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"Where natural and/or man-made obstacles, obstructions or other features such as but
not limited to Landscaping, support columns, or grade difference exist, the City
Engineer may approve a reduction in stall width, stall length and/or module width in all
instances where a reduction is requested, attention to emergency vehicle access shall
be considered and incorporated into the parking lot design.”

The City Commission concluded that it would be appropriate to include the specific activity —valet
parking—- in the Land Development Code with applicable design standards and process for
implementation for future projects.

Full Service Valet Parking Self-Parking

Area required for queued vehicles for drop- | Stacking not required for self-park lots.
off/pick-up.

No public access to parking area. Full public access to parking area.

Fewer drivers accommodate narrower access | Two way traffic circulation required.
aisles.

Access to one side (driver side) of vehicle for valet | Access to both sides of parking to accommodate

staff. Allows vehicles to be parked closer. driver side and passenger side access. Requires
standardized parking spaces.
Requires on-site attendant for service Does not require on-site attendant.

OVERVIEW OF PROPOSED AMENDMENT
The following is a summary listing of the proposed changes:

1. Article 17: Terminology
2. Article 9: Parking Loading and Access

The portions of the Code being revised are attached to this staff report.

CRITERIA FOR REVIEW AND DECISION-MAKING
Section 20-1302(f) provides review and decision-making criteria on proposed text amendments. It
states that review bodies shall consider at least the following factors:

1) Whether the proposed text amendment corrects an error or inconsistency in the
Development Code or meets the challenge of a changing condition;

The purpose of this proposed text amendment is to provide a clear definition for a type of parking that
was not contemplated in the Land Development Code. Lacking any clear land use regulations the use
currently operates without any regulatory oversight and is a changing condition in the community.

2) Whether the proposed text amendment is consistent with the Comprehensive Plan and
the stated purpose of this Code (Sec. 20-901)

Horizon 2020 articulates broad design standards that acknowledge the importance of infill
development, appropriate land use transitions and the importance of good design, building and parking
lot orientations and integration of land uses. These values are further articulated in the Community
Design Manual: Commercial Development:

“Ensure that parking areas provide safe and efficient access to buildings, but do not
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dominate the overall site design (2-9)”

Horizon 2020 supports the concepts of Mixed Use development, and designs that rely less on
automotive connectivity and more strongly on pedestrian connectivity. Valet parking, with or without
reduced parking spaces, can be utilized to meet these goals in specific project developments.

Conclusion

The addition of valet parking standards are in response to a recent land development application and
the acknowledgement of the existence of the practice within the community. These standards will
provide clarity in the Code and insure compatibility with nearby land uses through an appropriate
review process.
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Term

Definition

Street, Local

Local Streets provide direct Access to adjacent land uses. Direct Access from a Local Street to an
Arterial Street should be discouraged.

Street, Marginal
Access

A Street that is generally parallel and adjacent to an Arterial Street or other limited-Access Street and
that is designated to provide direct Access to adjacent property. Marginal Access Streets are
commonly known as “Frontage Roads.”

Street, Private

Any tract of land or access easement set aside to provide vehicular Access within a Planned
Development that is not dedicated or intended to be dedicated to the City and is not maintained by the
City. Owners of a private street may choose to gate access to this type of street from the general
public.

Street, Public

A way for vehicular traffic, whether designated as a local, collector, arterial, freeway or other
designation, which is improved to City standards, dedicated for general public use, and maintained by
the City. The term shall also include alleys.

Street, Ultimate Design

The Street design that is based on the planned carrying capacity of the roadway consistent with its
functional classification on the Major Thoroughfares Maps in the Comprehensive Plan.

Street Line

The line separating the Street right-of-way from the abutting property.

Street Tree and
Furniture Zone

An area designated within the Public Frontage in a Mixed Use development. Such zones shall reserve
space for street trees and other landscaping as well as street furniture including, but not limited to
benches, street lights and transit stops.

Streetscape

The huilt and planned elements of a street that define the street's character.

Structural Alteration

Any change in the supporting or structural members of a Building, including but not limited to bearing
walls, columns, beams or girders, or any substantial change in the roof, exterior walls, or Building
openings.

Structure A Building or anything constructed that requires permanent location on the ground or attachment to
something having a permanent location on the ground, including but not limited to fences, signs,
billboards, and Mobile Homes.

Subsurface Utility | A subsurface area designated within the Public Frontage in a Mixed Use development. Such zones

Zone shall reserve space for public utilities.

Thoroughfare Any public right-of-way that provides a public means of Access to abutting property.

Tract (of land)

An area, Parcel, site, piece of land or property that is the subject of a development application or
restriction.

Transitional Use

A permitted use or Structure that, by nature or level and scale of activity, acts as a transition or buffer
between two (2) or more incompatible uses.

Tree Protection

Means the measures taken, such as temporary fencing and the use of tree wells, to protect existing
trees from damage or loss during and after construction projects.

Trip Generation

The total number of vehicle trip ends produced by a specific land use or activity.

Unnecessary Hardship

The condition resulting from application of these regulations when viewing the property in its
environment that is so unreasonable as to become an arbitrary and capricious interference with the
basic right of private property ownership, or convincing proof exists that it is impossible to use the
property for a conforming use, or sufficient factors exist to constitute a hardship that would in effect
deprive the Owner of their property without compensation. Mere financial loss or the loss of a potential
financial advantage does not constitute Unnecessary Hardship.

Vertical Mixed Use
Structure

See Mixed Use Structure, Vertical

Valet Parking

An operational system in which attendants (aka Valets) park and retrieves automobiles. Valet parking
allows more automobiles to be parked in an area and may be used to resolve parking shortages or
improve customer service where parking might only be available at long walking distances. Valet
Parking may employ tandem and/or stacked parking layouts.

Valet Parking Plan

A document, submitted concurrently with a development application proposing the use of Valet
Parking, that includes, but is not limited to the summarizing the layout and dimensions of the on-site
parking area, on-site drop-off, operations of the service including hours of operation and maximum and
minimum staffing level.

Woodlands

Natural hardwood forests, whether or not actively forested.

Working Days

Monday through Friday, 8AM to 5PM excluding city holidays

Effective July 1, 2006

Land Development Code Amended December 29, 2015
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20-913 PARKING AND LOADING AREA DESIGN STANDARDS
The design standards of this section apply to all Parking Areas, including commercial parking lots and
“non-required” Parking Areas.

(a) General Layout Principles

There shall be safe, adequate, well-lit, and convenient arrangement of pedestrian pathways,
bikeways, roads, Driveways, and off-street parking and loading spaces within off-street
Parking Areas. Streets, pedestrian walks, and Parking Areas shall be designed as integral
parts of an overall site design, which shall be properly related to existing and proposed
Buildings, adjacent uses and landscaped areas. There shall be defined pedestrian ways
connecting all public entrances of Buildings to all modules of the Parking Area, to the
required Bicycle Parking Area, to any adjacent bus stop and to the nearest public sidewalks.
Such pedestrian ways shall, to the maximum extent practicable, be separated from driving
lanes with curbs or other devices. At locations where walkways cross Driveways or travel
lanes, the crossings shall be clearly marked with both signage and pavement markings.

(b) Approval

The layout and design of all off-street Parking Areas shall be approved by the City Engineer
prior to the issuance of a Building Permit. Before approving any off-street parking plan, the
City Engineer shall find that the spaces provided are useable and that they comply with the
City’s standard design criteria.

(c) Appearance
The materials used in the design of paving, lighting fixtures, retaining walls, fences, curbs and
benches shall be easily maintained and designed to be indicative of their function.

(d) Maintenance

Parking lots shall be maintained in a safe operating condition so as not to create a hazard or
nuisance. All materials used in the design of paving, lighting fixtures, retaining walls, fences,
curbs and benches shall be continuously maintained and kept free of debris and hazards.
Striping and other pavement markings shall be maintained in an easily readable condition.

(e) Surfacing
(1)  All off-street Parking Areas and Driveways, including those serving Attached
Dwellings, Detached Dwellings and Duplexes, shall be surfaced with a minimum
of one of the following:

(i) 4 inches of reinforced Portland cement concrete;

(i)  5inches of granular rock base with 2 inches of asphalt;

(iii) 7 inches of granular rock with a double asphaltic prime and seal;
(iv) 5 inches of full depth asphalt; or

(v) 4 inches of compacted gravel for residential Driveways constructed in
Floodplains areas with a paved Driveway Apron constructed to city
residential Driveway standards.

(2) As an alternative to the surfacing required in the preceding paragraph, all off-
street parking for uses allowed by right within residential Districts or areas of low
off-street parking use as determined by the City Engineer (such as fire safety
lanes or overflow Parking Areas), may be surfaced with the following alternative
methods of paving. The surfacing shall be installed per the manufacturer’s
recommendations, with the pavement and base designed by a professional
engineer licensed in the State of Kansas. The pavement cross-section shall
demonstrate the structural ability to support the anticipated vehicle loads for the
use. The pavement design shall be reviewed and approved by the City Engineer.

Effective July 1, 2006 Land Development Code Amended December 29, 2015
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()  Grid unit pavers with grass; or

(i)  Concrete, brick, or clay interlocking paver units.

(3) Private Streets shall be built to City Street standards and maintained by the

Landowner.

(4) Driveway approaches (aprons) shall be built to City standards, including, where
applicable, the Residential Driveway Requirements adopted by the City
Commission on July 10, 1996 as amended, and maintained by the Landowner.

(f) Dimensions
(1) Automobile Parking

All off-street Parking Areas shall comply with the following dimensional standards:

Dimensional Feature (all

dimensions in feet) Diagram

Stall width (parallel to aisle) A 8.5
Stall length B 24.0
Stall length of line C 9.0
Aisle width between stall lines D 12.0
Stall depth, interlock E 9.0
Module, wall to interlock F 30.0
Module, interlocking G 30.0
Module, interlock to curb face H 30.0
Bumper overhang (typical) I 0.0
Offset J —
Setback K 24.0
Cross-aisle, one-way L 18.0
Cross-aisle, two-way — 24.0

Where natural and/or man-made obstacles, obstructions or other features such as but not
limited to Landscaping, support columns or Grade difference exist, the City Engineer may
approve a reduction in stall width, stall length and/or module width. In all instances where a
reduction is requested, attention to emergency vehicle Access shall be considered and

incorporated into the Parking lot design.

Parking Angle

45 60 75
122 | 9.9 8.8
245 | 214 | 195
17.0 | 185 | 19.0
120 | 16.0 | 22.0
148 | 170 | 183
438 | 515 | 593
416 | 500 | 58.6
418 | 494 | 56.9
1.5 1.8 20
6.3 2.7 0.5
110 | 83 5.0
180 | 18.0 | 18.0
240 | 240 | 240

90
8.5
18.0
18.0
24.0
18.0
60.0
60.0
58.0
2.0
0.0
0.0
18.0
24.0

Effective July 1, 2006 Land Development Code
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(2) Loading
Required loading spaces shall have a minimum vertical clearance of 15.5 feet. See
Section 20-906 for other dimensional standards.

(g) Bicycle Parking

Every Bicycle Parking Space, whether used publicly or privately and including a commercial
Bicycle Parking Space, shall be designed, built and maintained in accordance with the

following specifications:

(1)  Surfacing
A Bicycle Parking Space shall be surfaced with a minimum of:

(i) 4 inches of concrete, or

(i) 4 inches of asphalt, or

(iii) 2 inches of concrete with a 2-inch brick overlay, or similar material for
overlay.
(2) Lighting

Bicycle Parking Space shall be located within a lighted area and within clear view of
passersby.

(3) Barriers

If Bicycle and automobile Parking Areas or Accessways abut each other, there shall be
provided a physical barrier between the Bicycle and automobile areas to prevent a
Bicycle or its operator from being hit by a motor vehicle.

(4) Structure

Each Bicycle Parking Space shall provide for a secure method of locking a Bicycle and
be located to accommodate Bicycle Parking in a manner that is convenient to use and
does not interfere with other uses of the property.

(h) Striping

To facilitate movement and to help maintain an orderly parking arrangement, all Parking
Spaces shall be clearly striped, with a minimum width of 4 inches. The width of each Parking
Space shall be computed from the centers of the striping.

Effective July 1, 2006

Land Development Code

Amended December 29, 2015
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(i) Curbs
The perimeter of the parking lot shall have a curb and gutter in accordance with City
standards for concrete curbs.

(i) Large Parking Lots

(1)  Parking lots of 220 Parking Spaces or more shall be divided into smaller Parking
modules containing no more than 72 spaces. Landscape strips, Peninsulas, or
Grade separations shall be used to reduce the adverse visual impacts of large
expanses of paving, to direct vehicular traffic through the parking lot, and to
provide a location for pedestrian walks. Protected pedestrian walkways, leading
to Building entrances, shall be provided within such parking lots.

(2) Parking lots of 450 Parking Spaces or more shall place Landscaping and trees
on both sides of entrance drives to create tree-lined entrances, to direct vehicles
into and out of the site, and to provide adequate space for vehicle stacking at
exits onto perimeter roadways.

(k) Pedestrian Connections

Parking lots shall be designed to provide designated walkways for pedestrians. Walkways
shall connect Building entrances with Parking Areas and with public sidewalks along adjacent
streets.

() Valet Parking

Valet Parking does not require individual striping and may take into account the tandem or
mass storage of vehicles. Use of Valet Parking is permitted in the following instances.

(1) when proposed as part of a development project and in conformance with the
design standards of Section 20-913 (f) (1) without variances or exceptions may
be permitted administratively as part of a site plan.

(2) When proposed as part of a development project and not in full compliance with
the design standards of Section 20-913(f)(1) use of Valet Parking shall require
the submission of a Valet Parking plan and shall require City Commission
approval.

(i) Valet Parking Plan shall include the following:

(@) layout and dimensions of the parking spaces and drive aisles
showing sufficient parking and maneuverability for a variety of
passenger automobiles, motor vehicles, and light trucks,

(b) on-site drop-off for vehicles using the parking services with
sufficient queuing for vehicles that do not block the public right-of-
way.

(c) If Valet Parking Plan includes parking spaces that are required for a
specific use, Valet Parking services must be provided for those
parking spaces during all operating hours of the use.

(i) Changes to a Valet Parking lot or facility to a Self-Parking lot or facility.

(a) changes to a parking lot or facility with Valet Parking that are
changed to be self-parking shall require a revised site plan per
Section 20-1305 to show compliance with the parking lot design
standards of Section 20-913 (f)(1)

Effective July 1, 2006 Land Development Code Amended December 29, 2015
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Memorandum

City of Lawrence

Douglas County

Planning & Development Services

TO: Planning Commission

FROM: Scott McCullough, Sheila Stogsdill
Date: For May 23, 2016 meeting

RE: Item No. 6: TA-13-00235 —

Revisions to Development Code, Article 9 — Parking,
Sections 20-908 and 20-915

Attachments: Proposed Sections 20-908 & 20-915

Sections 20-908 and 20-915 address standards related to where parking areas may be
located on property and standards specifically related to driveways and access. As
previously presented, these amendments are intended to address several items.

20-908 - Parking Lot Locations:
e Establishes setbacks for parking lots serving various types of land uses
Policy Question: Should setbacks for parking lots in RS Districts (such as for
churches or day care centers) be different than when those nonresidential uses
are located in RM Districts? Currently the code requires all parking lots in all
residential districts to be located 25 feet from street right-of-way. Should access
aisles for a parking lot be permitted within the 25 foot setback?

o Establishes a setback from adjacent nonresidential property lines for parking lots
that are located in nonresidential zoning districts
e Relocates standards related to the location of driveways to Section 20-915

20-915 — Driveways and Access Management Standards:

Section 20-915 has been reorganized and revisions incorporated to clarify and
specifically identify which standards apply to different types of development (fow-density
residential or non-residential uses).

When the 2006 code was adopted and the RS5 & RS3 districts were created, a 12’
limitation on residential driveways was also adopted. This standard was intended to
limit suburban width driveways in neighborhoods where narrow drives were
predominant. There have been a number of variance requests from this standard where
wider driveways already existed in RS5 areas. The revisions include an administrative
waiver (instead of a BZA variance) where the narrow standard is not the norm.



Item No. 6 — Page 2
PC Staff Report 05/23/2016

Chapter 16 of the City Code provides standards related to driveways for single-family
and duplex lots. When the Development Code was adopted in 2006, changes were
made to Chapter 20 which resulted in lack of consistency in the regulations. According
to Chapter 16 residential lots which have at least 100’ of frontage are permitted two
curb cuts. The Development Code changed that requirement to 200" which is double
the widest lot width the code requires in residential zoning districts. Staff has found the
requirement to be burdensome and has seen numerous variance requests. The
proposed revisions align with the existing provisions in Chapter 16.

This section also includes modifications to street design standards including turn lanes,
sight distance and driveway spacing. Waivers from access standards are proposed as an
administrative process after consultation with the City Engineer.

This section has also been reorganized to include the following changes:
e Consolidates all locational criteria for residential driveways in one section
e Inserts standard driveway details from Chapter 16 of the City Code for Detached
Dwellings and Duplex Dwellings
o Clarifies the lot frontage requirements for second curb cuts in various situations
Incudes a preference for alley access to residential lots when an alley is available
e Suggests a standard layout for parking along alleys for Duplex Dwellings (based
on recommended configuration presented in the draft Oread Design Guidelines)
o prohibits on tandem (stacked) parking
o limits garage size to a two-car bay
Policy Questions.: Should this standard be applied City wide where alleys are
constructed or limited to certain areas?
Should Duplex Dwellings constructed on an alley be limited to only one two-
car garage?



PROPOSED 20-908

| 20-908
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OFE-STREET PARKING LOT LOCATION
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(@) General

Except as otherwise expressly provided in this section, required off-street parking and loading
spaces shall be located on the same Lot as the Principal Use (See Section 20-909 for
possible exceptions).
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(2)  Parking lots serving residential uses shall be setback a minimum of 5 feet from
side or rear property lines when adjacent to other residentially-zoned property.
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(c) Nonresidential Districts
The location of off-street Parking Areas in Commercial-and-tndustrial Nronresidential Zoning
Districts shall comply with the adopted city design standards and the following standards:

Minimum Setback (feet)**

District Allowed Location ioht-of- From From
me\/\? ;ght c Residential Nonresidential
y Lot Lines Lot Lines
CN1 Not allowed between the Facade of the Building

| with the main entrance and the Street: when
new/major development projects are proposed.

Cco
CN2
CD Prohibited between a Building and any Street

No restriction except as specified in Article 5.

15 10 hiid
No restriction except as specified in Article 5.

Prohibited in the Primary Development Zone and
prohibited between a Building and any Street in a
Secondary Development Zone. No restriction in a
Tertiary Development Zone.

** Setbacks may also be affected by required Bufferyards as identified in Section 20-1005.
** Unless reduced through approval of a site plan or development plan.
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PROPOSED 20-915

20-905 DRIVEWAYS AND ACCESS

The standards of this section apply to all Driveways providing Access to multi-Family-er-nonresidential
| uses—developments as indicated below.

(@) General Standards

(1) Vehicular Access to property from the adjacent street frontage is allowed only by

way of Driveways. No other portion of the Lot Frontage may be used for vehicle

|ngress or egress —ner—may—any—Pakag#ea—er—Aeeess—Dm#e—be—aﬁanged—se
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(b) _Driveways serving Detatched Dwellings

(1) Driveways may not exceed 26 feet in width at the property line gxeeptin and
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(c) Driveways serving Duplex Dwellings
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Dear Planning Commissioners, 11-12-15

The Lawrence Association of Neighborhoods (LAN) has been following the Text
Amendments for Parking Standards for nearly one year. LAN requested that parking
standards for duplexes be included in the Parking Text Amendment review. To date there
has been no discussion that LAN is aware of regarding duplexes. More neighborhoods
are coming forward regarding their concerns about problems created by stacked parking
allowed for duplexes. LAN neighborhood representatives unanimously support
removing stacked parking from the duplex parking standard, making the standard
the same as all other multi-family dwelling units- one parking space per BR with NO
stacked parking.

Building large duplexes has become a trend throughout the city. Stacked parking is a
financial incentive for developers to add more renters, thus increasing the density by as
much as 50% without providing adequate parking. Cars may be stacked, bumper-to-
bumper, limiting adequate egress to the street. This is problematic and not practical.

Duplexes have in the past been allowed to have “stacked parking”, which may have been
appropriate for families due to the shared use of cars and that families often have children
who have not reached driving age. Duplex zoning is intended to be lower density
transitional zoning from single-family zoned areas to multi-family zoned areas. Today
duplexes are no longer primarily family oriented or modest in size but rather resemble
small apartment complexes. Many are being built with 4 BR’s on each side. In many
cases cars spill onto the streets, as parking is inconvenient, taking up shared public space
and sometimes reducing emergency vehicle access.

Over-sized duplexes threaten the destruction of historic homes and degrade the livability
and attractiveness to homeowners and tenants in all neighborhoods. A duplex is
considered 2 units on one property that can house as many as 8 unrelated individuals in
multi-family zoned areas and 6 unrelated individuals in single-family zoned areas. City
code allows single dwelling units (usually a house) to have 4 unrelated individuals in
multi-family zoned areas and 3 unrelated individuals in single-family zoned areas.

Given the high density of duplex units today and that they no longer target families,
they should have the same parking standard as all other multi-family and
congregate living units- one parking space per BR with NO STACKED PARKING.

Sincerely, Candice Davis LAN Chair
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Lawrence Association of Neighborhoods
Dear Planning Commissioners, 5-18-16

The Lawrence Association of Neighborhoods (LAN) has been concerned in recent years about
the evolution of duplex zoning and it’s increasing negative impact on neighborhoods. We urge
you to consider updating these regulations, especially with regard to parking.

Problems with the present Duplex Zoning:

Density should increase incrementally from duplex, triplex, fourplex, and higher multi-
dwelling units. Problems have arisen because duplex parking codes allow stacked (tandem)
parking. Stacked parking allows an increase in the number of occupants without providing
adequate access and regress for vehicles. Additional logistical problems are created when located
off of narrow allies versus wide city streets.

Current city parking codes for dwelling units require:

Single-family-lowest density zoning (usually houses, family-living, can stack cars; often in
driveways).

Duplex —lowest density zoning in multi-family (can stack cars, may not be family-living).
Triplex — one parking space per BR (no stacked parking).

Fourplex- one parking space per BR (no stacked parking).

Larger multi-dwelling units - one parking space per BR plus one space per 10 units for visitors
and guests (no stacked parking).

Duplex, triplex, fourplex indicate the number of units on one lot (4 unrelated individuals can
live in one unit in multi-zoned areas, 3 unrelated in one unit in single-family zoned areas). The
number of BR’s is determined by the number of parking spaces that can be provided on each lot.
Stacked parking can increase the number of BR’s by as much as 50%.

Desirable property development that increase profits is now the 4 BR duplex=2 units=8BRs
and the 3BR duplex=2units=6 BRs that allows stacked parking. Four BR and three BR
duplexes “game” duplex regulations. The two BR family-oriented units of the past have now
become small apartment complexes, appealing to investors, but problems for neighborhoods.
Duplex occupants crowd neighborhood streets when they avoid stacking their vehicles and
instead use on-street parking spaces.

Duplexes have become high-density, non-family, units in what should be low-density zoned
areas. Parking is an effective tool to control density. Why should a duplex be allowed to count
stacked spaces as if they were legitimate parking spaces? Such a parking policy leads to an
increase in density without providing adequate access and egress for vehicles. This has
incentivized building large duplexes in low-density zoned areas.

LAN believes that duplexes should have the same parking requirement as all other multi-dwelling
units, one parking space per BR. Updated planning that meets present day use helps promote
stability and vitality in the city and in all neighborhoods by encouraging responsible development
and redevelopment.

Sincerely, Candice Davis, Lawrence Association of Neighborhoods Chair; Oread Resident
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