
 
 
 

TONGANOXIE PLANNING COMMISSION  
Agenda 

November 7, 2019 
7:00 p.m. 

City Council Chambers 
321 S. Delaware St. 

 
*Note – This meeting may be transmitted via Facebook Live on the City of Tonganoxie page 

 
CALL TO ORDER – Planning Commission Meeting 

 
1. APPROVAL OF PC MINUTES – October 3, 2019 

 
2. OPEN AGENDA – In order to speak during open agenda, you must sign in before the 

meeting. Please give your name and address to the City Clerk or designee. Comments 
will be limited to 3 minutes. Please wait to be recognized by the Chair and before 
speaking state your name and address for the record.  
 

3. NEW BUSINESS  
a) Final Plat – 304 Shawnee Street – Submitted by Schoolyard Townhomes, LLC. 
b) Development/Site Plan – 304 Shawnee Street – Submitted by Schoolyard 

Townhomes, LLC 
c) CONTINUED TO 12/5/19 - Special Use Permit – 704 E 4th Street – Submitted by 

Desiree Kenney & Tots to Teens Childcare LLC 
 

4. OLD BUSINESS 
a) Final Plat – Saunders Estates on Smiley Road – Submitted by Jack Willis 
 

5. GENERAL INFORMATION 
 

      6.  ADJOURN 
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City of Tonganoxie, Kansas 
 

PLANNING STAFF REPORT 

 
Case#:  2019-007P 
 
Date of Report:  November 1, 2019 
 
Application: Final Plat & Final Development Plan – R-MF-2P Zoning 
 
Action: A final plat requires review and approval by the Planning Commission.  If 

the plat meets the standards of the subdivision regulations, the Planning 
Commission shall approve the final plat.  If there are any dedications of 
land for public purposes, they require acceptance by the City Council. 

 
 A final development plan requires a review by the Planning Commission 

with a recommendation to the City Council.  If the final development 
plan is in substantial compliance with the Preliminary Development Plan, 
meets any conditions placed on approval of an Outline Development 
Plan or Preliminary Development plan, and meets all other applicable 
standards, it should be recommended for approval. 

 
Applicant Name:  Schoolyard Townhomes LLC 
 
Property Owner Name:  Tongie5 LLC, Kay Soetaert or Ben Robbins 
 
Subject Property Address:  210 E. Second Street 
 
Property Size:   2.4 acres (106,600 s.f.) 
 
Zoning:   R-MF-2P (conditioned on final development plan) 
 
Legal Description:   (varied – multiple lots between Church and Shawnee, and between 

Second Street and Third Street extended) 

Date of Application:  10/25/2019   
Date of Public Hearing:  11/7/2019 
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I. SUMMARY: 
 
This application is a Final Plat and Final Development Plan for 32 townhomes in 6 blocks of buildings at 
Second Street, between Church and Shawnee Streets.  The project is part of the school redevelopment 
that includes the Library fronting on Fourth Street. 
 
The planning commission reviewed a proposal in September to rezone approximately 2.45 acres from 
“R-SF” Single-family District to “RMF-2-P” Multiple-Family 2 District, with a “P” designation to account 
for deviations from the development standards based on a specific plan.  The Planning Commission 
recommended approval of the rezoning to the City Council, with specific conditions to be addressed in 
the Final Development Plan.   The Planning Commission took no action on a preliminary plat for the 
same project at the September meeting, but approved a preliminary plat at the October meeting.  The 
City Council approved the rezoning from R-SF to R-MF-2P at its October 14th  meeting, subject to the 
conditions recommended by Planning Commission.   
 

II. ANALYSIS  
 
A. Final Development Plan 
 
1. Zoning.  The rezoning to the  “P” designation accommodated requests for  specific deviations from 

the R-MF-2 development standards based on the preliminary development plan which included:  
a. a reduction in the front setbacks along Church, Second Street, and Shawnee Street;  
b. a reduction in the side setbacks for buildings with sides along Church Street and Shawnee 

Street; 
c. a reduction in the parking; and  
d. the allowance of attached buildings with more than 4 dwelling units and per-unit lot and 

building widths of approximately 20’ to 30’.   
 
2. Preliminary Development Plan.  The preliminary development plan also placed the following 

additional limits on the project:   
a. the density would be limited to 32 units;  
b. the buildings would be limited to 1.5 and 2-story buildings;  
c. the arrangement of open spaces and pedestrian circulation would be as specified on the plan; 

and  
d. the following specific items were recommended by staff as “next steps” between preliminary 

development plan and final development plan: 
o A final landscape plan be submitted and approved by planning staff in association with the 

final development plan.  The plan shall  
 identifying  species and planting specifications; 
  consideration of street trees between the sidewalk and street in conjunction with the 

street improvements. 
 Specifically trees spaced along Shawnee between curb and sidewalk if possible and 

some added to the north end; and on second street some trees added to the landscape 
areas that bulb out within the on-street parking. 

 Other landscape treatments to soften facades along the side elevations closest to 
Church and Shawnee shall be considered. 

o Further detail on planting, landscape or structural hardscape components should be 
explored to add definition and human scale to the entry court and entry features of each 
unit along the streetscape. 



3 
 

o Site plans in substantial conformance with the preliminary development plan, elevations, 
materials, and above conditions be reviewed and approved by Planning Commission prior to 
building permits. 

 
3. Planning Commission Review & Recommendation.  The Planning Commission also conditioned the 

recommendation for approval on specific issues to be addressed in this Final Development Plan: 
a. Revisit the design of on-street parking on Second Street, and locate as much parking as possible 

internal to the site; 
b. Review side setbacks requested along Church and Shawnee, and address by either relocating the 

buildings, limit blank walls on the close side elevations, increase landscape to soften these 
areas, or a combination of all of these elements. 

 
4. Final Development Plan.  The final development plan is in substantial conformance with the 

preliminary development plan and addresses the above criteria and conditions in the following 
manner: 

 

a. Parking.  All of the existing head in parking on Second Street is proposed to be removed in place 
of a continuous curb line and landscape area.  The on-site parking has been increased from 36 in 
the preliminary plan to 50 in the final development plan.  The ordinance requires 48, so this plan 
complies with the R-MF-2 zoning district standards, and the project no longer needs to take 
advantage of deviations offered by the planned zoning designation.  Additionally, although the 
on-street parking is no longer present, spaces for approximately 20 to 25 spaces exist on the 
streets for visitor or similar accessory parking, as is the case in all neighborhoods.  Planning staff 
considers on-street parking a benefit to walkable neighborhood streetscapes since it calms 
traffic, buffers pedestrians from moving vehicles, and eliminates unnecessary or repetitive 
driveways of surface parking areas.  All of these benefits are applicable in this context.  The final 
plan meets the ordinance requirement for parking and the Planning Commission 
recommendations for approval. 

 

b. Side Setbacks.  The side setbacks remain as proposed in the preliminary development plan.  
They are: 

  1.7 feet (Building C-1 on Church Street) 

 6.7 feet (Building A-1 on Church Street) 

 5.1 feet (Building B-1 on Shawnee Street) 

 5.1 feet (Building B-2 on Shawnee Street) 
This is consistent with the preliminary plan and presents an exception to the R-MF-2 required 
side yard of 10’.  There is an additional 12’ to 18’ to the street edge in each case.   The applicant 
has elected to address the staff recommendation and Planning Commission concerns with the 
preliminary development plan by: (1) adding windows and doors, and material changes to all 
side elevations to break down the scale of the walls; (2) using 1-story elevations on some sides – 
particularly those closest to the side lot line; and (3) increasing the landscape elements – 
particularly using street trees in the right of way, which will provide a “second layer” buffer 
creating a more pedestrian scale to the streetscape and when viewed from the opposite block 
face. 
 

c. Entry Features.  Most of the entrances are side-oriented, and do not directly front the street.  
However, each unit has and change in material and color associated with the paired or mirrored 
entries.  The entrances will be visible alternating down the streetscape, depending on the angle.  
Additionally, the corner units also have direct entries /entry areas.  All of the entry areas are  
lined with low hedges, which combined with the shade tree canopy should provide a sufficient 
“social space” that helps activate the streetscape with a more pedestrian-oriented atmosphere. 
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d. Landscape Plan.  The landscape plan does a good job of providing accent to the buildings and 
frontages, softening some portions of elevations where larger wall expanses exist or utility 
areas, and improving the public realm and relationship of the site to the streetscape.  Staff may 
still have some species and location recommendations to ensure longevity of plants and to be 
coordinated with final construction plans – particularly as it relates to street trees.   Ideally, as 
many of the trees as possible should be located in the tree lawn between the sidewalk and curb.  
Where that is not possible due to limited space or other infrastructure considerations, the 
frontage locations are an acceptable alternate. 

 

e. Building Elevations.  The elevations are consistent with the previous elevations but include more 
details on materials.  Additionally, the two-story elements are mid-block on Second Street, and 
the end units nearest the Library on Church and Shawnee Streets.  The materials are a limestone 
veneer, with cementitious lap siding (alternating green and blue pale hues), with dark grey trim, 
white or light grey shingles differentiate the massing of upper stories and gables, and use 
standing seam metal roofs. 

 

B. Final Plat 
 

The final plat is in substantial conformance with the approved preliminary plat, and meet all lot 
requirements of the R-MF-2 zoning and the preliminary development plan.  Since this project is a single-
lot plat with multi-unit buildings, the planning issues with the plat are routine and merely document the 
lot as a legal ownership within the bounds of the current rights-of-way on surrounding streets.  The 
engineering and utility issues are the more important platting considerations, and are documented in 
the City Engineer’s review and comments and included in the Planning Commission packet.  
 

III. EFFECT OF DECISION 
 

The Planning Commission makes a recommendation to the City Council on the Final Development Plan, 
since it is associated with the planned rezoning of the property.  Approval of a Final Development Plan 
authorizes the applicant to prepare building plans and construction documents, and apply for permits 
demonstrating that they meet all applicable City standards and any conditions of the final development 
plan. 
 

The Planning Commission approves final plats, however any dedication of land for public use must be 
accepted by the City Council (none in this case since all rights-of-way are established and all other 
utilities are in private easements).  Upon approval by the Planning Commission (and acceptance of any 
public dedications), the applicant may record the plat with the County. 
 

IV. STAFF RECOMMENDATION 
 

Staff recommends approval of the Final Development Plan subject to: 
1.   The stormwater calculations and quantifications requested by the City Engineer be provided and all 

issues resolved prior to or in conjunction with construction permits. 
2.    The landscape plan is approved in concept with some final staff recommendations to be made on 

specific locations or species of plants – particularly the street trees – in coordination with 
construction plans. 

 

Staff recommends approval of the Final Plat subject to the City Engineer comments submitted with the 
Planning Commission packet. 
 
 

____________________________ 
Chris Brewster 
Contract City Planner 
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Current City Zoning (property in red box now zoned R=SF) 
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Future Land Use (Tonganoxie Comprehensive Plan 2006) 



 

 1405 Wakarusa Drive    Lawrence, Kansas 66049 
T: 785.749.4474    Web: www.bgcons.com 

MEMO 
 
To: George Brajkovic, City Manager 

City of Tonganoxie 
 

   
Cc: Dan Porter, Asst. City Manager 

Chris Brewster, City Planner, Gould Evans 
Melanie Tweedy, City of Tonganoxie 
Kent Heskett, City Superintendent 
Brian Lavery, PE, Continental Consulting Engineers, Inc. 

 

   
From: Brian Kingsley, PE, City Engineer  
   
Date: November 11, 2019  
   
Re: Schoolyard Lofts  

Development Construction Documents Review 
19-1001L 

 

 
 
Documents included in this review include: 
 
Final Development Plan dated: 10-25-19 
Final Plat dated: 9-4-19 
Sanitary Sewer Construction plans dated: 10-25-19 
Public Street and Water Main Construction plans dated 10-25-19 
Stormwater Drainage Study dated: 10-25-19 
 
The following are the City Engineer and staff review comments related to Engineering 
issues: 
 
Final Development Plan: 

 
1) Staff requests additional detail to quantify the amount of runoff and grading detail for 

storm water discharge at the Southwest corner of the site.   
 

Recommendation:  The City should consider approval of the Final Development Plan 
contingent upon the above items being addressed.  We believe the details can be addressed 
at the staff level. 
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1405 Wakarusa Drive    Lawrence, Kansas 66049 
T: 785.749.4474    Web: www.bgcons.com 

 

Final Plat: 
 

1) The Final Plat appears to be in substantial compliance with the Preliminary Plat.  
 

Recommendation:  The City should consider approval of the Final Plat without contingency.   
 
Sanitary Sewer Construction Plans: 

 
1) The applicant is required to submit the construction plans to KDHE and obtain a permit 

for extension of the City Sanitary Sewer System.  Applicant can coordinate with City 
Hall staff for example past permit.   

 
Recommendation:  The City should consider approval of the Sanitary Sewer Construction 
Plans contingent upon the applicant obtaining a KDHE permit.  We believe the details can be 
addressed at the staff level. 
 
Public Street and Water Main Construction Plans: 

 
1) The applicant is encouraged to review sidewalk condition along the East side of 

Church Street.  The City does not have any plans for replacement of this sidewalk in 
their CIP.   

2) The traffic control plan shows closing portions of Church Street, 2nd Street and 
Shawnee Street.   

a. Closing of portions of Streets should occur on a limited basis for short 
durations to accommodate construction. 

b. The contractor shall be required to notify the City Superintendent prior to 
closing any public street during construction. 

3) Eliminate the air release valve at Sta. 1+80. 
4) 4” water service lines crossing streets need to be separated by a minimum of 3’ 

measured center of pipe to center of pipe. 
5) Typical water meter vault detail.  Consider lowering the bottom of the vault by 1’ and 

adding 6” washed rock in the bottom of the vault.  Consider running a 10’ corrugated 
drain tile out of the vault to allow water to drain.  Details to be worked out with City 
Superintendent. 

 
Recommendation:  The City should consider approval of the Public Street and Water Main 
Construction Plans contingent upon the above items being addressed.  We believe the details 
can be addressed at the staff level. 
 
Stormwater Drainage Study: 

 
1) The Stormwater Drainage Study documents a reduction in the rate of storm water 

discharge from the site from the prior developed state consisting of a school.  
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1405 Wakarusa Drive    Lawrence, Kansas 66049 
T: 785.749.4474    Web: www.bgcons.com 

 

Recommendation:  The City should consider approval of the Stormwater Drainage Study 
without contingency.   
 
 
--END 
 
 
For questions or comments, please contact: 
Brian Kingsley, PE 
President 
Direct: 785-727-7261 
E: brian.kingsley@bgcons.com 

mailto:brian.kingsley@bgcons.com


Stormwater Drainage Study for: 

 

Schoolyard Lofts 
NW Corner of 3rd St. and Shawnee St.  

Tonganoxie, Kansas 66086 
 

 

October 25, 2019 
    

 

 
 
 
 
 
 
 

Owner/Developer: 
Schoolyard Townhomes, LLC 

1125 Grand Blvd, Suite 202 
Kansas City, MO 64106 
Phone: (816) 581-3992 

jswords@sunflowerkc.com 

 
Architect: 

Odimo 
701 E. 63rd Street, Suite 210 

Kansas City, MO 64110 
Phone: (816) 708-1500 

 
 
 
 
 
 
 
 

    
 
 
 
 
 
 
 

Engineer/Prepared By: 
Continental Consulting Engineers, Inc. 

9000 State Line Road 
Leawood, Kansas 66206 

Phone: (913) 642-6642 
bl@ccengineers.com 

 

10/25/2019
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General Information 
This drainage study addresses the stormwater drainage requirements for the proposed 
Schoolyard Lofts multi-family development at the northwest corner of 3rd Street and 
Shawnee Street in Tonganoxie, Leavenworth County, Kansas. This project consists of 
the construction of 6 multifamily residential buildings, an office/community space and 
associated parking and green space.  The development lies on the north portion the 
former Tonganoxie Elementary School site. 
 
Methodology 
This study uses the guidelines from the City of Tonganoxie, Kansas, Ordinance #1064.  
The hydrologic modeling software is Bentley PondPack and uses the SCS TR-20 
methodology.   Per the City guidelines, a 10-yr and 100-yr storm will be analyzed with a 
Type II distribution and duration of 3 hours. 
 
Existing Condition Analysis 
Currently the property is covered in pavement and grass following the demolition of the 
elementary school in late 2017.  This study will consider the existing condition as having 
the elementary school and playground in place.  See Exhibit 1 for the “Existing 
Conditions”, based off topography and historical aerial imagery 5 sub-basins will be 
analyzed.  Based off the NRCS mapping the soil is of Hydrologic Group C/D. 
 
Basin N1 consists of grassed courtyard and 2 trailers used as school facilities and 
drains north into 2nd Street.  Basin E1 consists mainly of the eastern portion of the old 
school roof and drains into Shawnee Street.  All of the drainage from the N1 and E1 
subbasins flows overland (no storm sewer) and joins at the intersection of 2nd and 
Shawnee. 
 
Basin S1 comprised some roof area and green space that drains toward the southwest 
and into the property that is currently being developed as the City library.   
 
Basin W1 is made up of some roof, playground, and green space and appeared to drain 
toward a north school driveway on Church Street.  Basin W2 is primarily roof and 
parking/playground area that drained toward a south drive on Church Street.  All of the 
drainage from W1, and W2 flowed overland (no storm sewer) toward Church Street at 
the southwest corner of this property. 
 
Representatives from the City have indicated that there are flooding concerns further 
southwest of this property in residential areas.  There are capacity issues with drainage 
to the southwest and the system can not handle any more runoff in this direction. 
 
A summary of existing areas, curve numbers and flows is shown in Tables 1 and 2.  A 
further breakdown of these calculations is shown in the Appendix in Tables A.1, A.3, 
and the PondPack output. 
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Table 1: Existing Condition Analysis: 
 
 
 
 
 
 
 
 
 
 
Table 2: Summary of Existing Flows: 
 

Area 10-yr flow 
(cfs) 

100-yr flow 
(cfs) 

2nd and Shawnee St 
(Northeast: N1 and E1) 

6.31 10.81 

3rd and Church St 
(West: W1, W2) 

6.82 11.72 

Library (S1) 1.09 2.17 

 
 
 
 
Proposed Condition Analysis 
The proposed condition of the project consists of the construction of 6 multifamily 
buildings totaling 32 units with an associated office/community building as well as 
parking and green space.  With no storm sewer available on the site, it is proposed that 
the drainage will flow in swales or curb and gutter back to the street, following similar 
patterns that existing when the school was in place.  There is a targeted attempt to 
divert some of the flow currently heading southwest back to the northeast to alleviate a 
small portion of the existing drainage concerns further southwest of this project.  See 
Exhibit 2 for “Proposed Conditions”.  Based off the layout and proposed grading, 9 sub-
basins will be analyzed. 
 
Basin N101 consists of the north half of most of the roofs along 2nd Street and the front 
yards of these units.  Basin E101 is the rear roofs of the 2 northeast buildings, basin 
E201 is mainly the east parking lot, some green space, and roof area and finally E301 is 
the front roof and yards of the southeast building.  These areas drain out into 2nd Street 
and Shawnee and combine at the intersection of 2nd and Shawnee. 
 
Basin S101 is mainly greenspace that sheetflows toward the south and onto the 
proposed library site. 
 

Subbasin 
 

Area 
(ac) 

 

Curve 
Number 

 

10-yr flow 
(cfs) 

100-yr flow 
(cfs) 

N1 0.44 86.3 2.12 3.97 

E1 0.64 96.2 4.41 7.24 

W1 0.46 89.2 2.56 4.65 

W2 0.63 95.3 4.27 7.07 

S1 0.28 82.0 1.09 2.17 
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Basin W101 consists of the rear roofs and backyards of the 2 northwest buildings.  
Basin W201 consists of the west parking and some roof, it outlets to a similar point as 
W1 did in the existing condition.  Basin W301 sheet flows the front yard and roofs of the 
southwest building.  Finally W401 is mostly green space and a little roof.  This area is 
diverted around the southwest building in a swale and out toward Church to a point that 
would compare to the outlet of W2 in the existing condition. 
 
A summary of proposed areas, curve numbers and flows is shown in Tables 3 and 4. A 
further breakdown of these calculations is shown in the Appendix in Tables A.2 and A.3 
and the PondPack output. 
 
 
 
Table 1: Proposed Condition Analysis: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 2: Summary of Proposed Flows: 
 

Area 10-yr flow 
(cfs) 

100-yr flow 
(cfs) 

2nd and Shawnee St 
(Northeast: N1 and E1) 

5.33 9.23 

3rd and Church St 
(West: W1, W2) 

6.11 11.52 

Library (S1) 0.31 0.65 

 
 
 
 
 
 
 

Subbasin 
 

Area 
(ac) 

 

Curve 
Number 

 

10-yr flow 
(cfs) 

100-yr flow 
(cfs) 

N101 0.19 91.4 1.16 2.02 

E101 0.29 88.1 1.43 2.64 

E201 0.41 95.1 2.70 4.84 

E301 0.12 88.8 0.71 1.31 

S101 0.09 79.3 0.74 1.33 

W101 0.26 87.8 1.23 2.39 

W201 0.34 93.7 2.24 3.81 

W301 0.12 92.0 0.74 1.28 

W401 0.63 79.0 1.36 2.87 
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Summary and Conclusions 
The proposed Schoolyard Lofts development at the northwest corner of 3rd and 
Shawnee Streets will reduce the impervious area of the site as well as reduce runoff 
from the site.  A comparison of the existing vs proposed conditions at 3 critical runoff 
points is summarized below: 
 
Table 5: Comparison of Existing vs Proposed Flows 
 

Area Existing  
10-yr flow 

(cfs) 

Proposed 
10-yr flow 

(cfs) 

Existing 
100-yr flow 

(cfs) 

Proposed 
100-yr flow 

(cfs) 

2nd and Shawnee St 
(Northeast: N1 and 
E1) 

6.31 5.33 10.81 9.23 

3rd and Church St 
(West: W1, W2) 

6.82 6.11 11.72 11.52 

Library (S1) 1.09 0.31 2.17 0.65 

 
 
In all 3 cases, the peak runoff has been reduced.  Since none of the drainage is 
conveyed by storm sewer, the streets and curb and gutter convey the runoff.  With the 
reduction in peak flows the street spread should be reduced.  In addition, the reduction 
in peak flows toward the southwest should not aggrevate any existing drainage issues 
toward that area. 
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Appendix 



SCHOOLYARD LOFTS, 2ND AND CHURCH STREET, TONGANOXIE, KS

TABLE A.1

AREA AND CURVE NUMBER SUMMARY

EXISTING CONDITIONS, TR-20 METHODOLOGY

EXISTING CONDITIONS

COVER TYPE AREA (ac) AREA (sf) SOIL TYPE CURVE NUMBER

Area: N1

Impervious Area: Paved parking lots, roofs, driveways 0.22 9769 C 98.0

Open Space: Lawn: Good condition 0.21 9364 C 74.0

Composite North Drainage Area 0.44 19133 86.3

Area: W1

Impervious Area: Paved parking lots, roofs, driveways 0.29 12749 C 98.0

Open Space: Lawn: Good condition 0.17 7355 C 74.0

Area: W2

Impervious Area: Paved parking lots, roofs, driveways 0.56 24420 C 98.0

Open Space: Lawn: Good condition 0.07 3148 C 74.0

Composite West Drainage Area 1.09 47672 92.7

Area: S1

Impervious Area: Paved parking lots, roofs, driveways 0.09 4116 C 98.0

Open Space: Lawn: Good condition 0.19 8195 C 74.0

Composite South Drainage Area 0.28 12311 82.0

Area: E1

Impervious Area: Paved parking lots, roofs, driveways 0.59 25598 C 98.0

Open Space: Lawn: Good condition 0.05 2083 C 74.0

Composite East Drainage Area 0.64 27681 96.2

TOTAL 2.45 106797 91.2



SCHOOLYARD LOFTS, 2ND AND CHURCH STREET, TONGANOXIE, KS

TABLE A.2

AREA AND CURVE NUMBER SUMMARY

PROPOSED CONDITIONS, TR-20 METHODOLOGY

PROPOSED CONDITIONS

COVER TYPE AREA (ac) AREA (sf) SOIL TYPE CURVE NUMBER

Area: N101

Impervious Area: Paved parking lots, roofs, driveways 0.14 5930 C 98.0

Open Space: Lawn: Good condition 0.05 2246 C 74.0

Composite North Drainage Area 0.19 8176 91.4

Area: W101

Impervious Area: Paved parking lots, roofs, driveways 0.15 6732 C 98.0

Open Space: Lawn: Good condition 0.11 4576 C 74.0

Area: W201

Impervious Area: Paved parking lots, roofs, driveways 0.28 12257 C 98.0

Open Space: Lawn: Good condition 0.06 2614 C 74.0

Area: W301

Impervious Area: Paved parking lots, roofs, driveways 0.09 3722 C 98.0

Open Space: Lawn: Good condition 0.03 1451 C 74.0

Area: W401

Impervious Area: Paved parking lots, roofs, driveways 0.13 5663 C 98.0

Open Space: Lawn: Good condition 0.50 21780 C 74.0

Composite West Drainage Area 1.35 58795 85.6

Area: S101

Impervious Area: Paved parking lots, roofs, driveways 0.02 871 C 98.0

Open Space: Lawn: Good condition 0.07 3049 C 74.0

Composite South Drainage Area 0.09 3920 79.3

Area: E101

Impervious Area: Paved parking lots, roofs, driveways 0.17 7569 C 98.0

Open Space: Lawn: Good condition 0.12 5266 C 74.0

Area: E201

Impervious Area: Paved parking lots, roofs, driveways 0.36 15682 C 98.0

Open Space: Lawn: Good condition 0.05 2178 C 74.0

Area: E301

Impervious Area: Paved parking lots, roofs, driveways 0.08 3595 C 98.0

Open Space: Lawn: Good condition 0.05 1992 C 74.0

Composite East Drainage Area 0.83 36282 91.8

TOTAL 2.46 107173 87.9



SCHOOLYARD LOFTS, 2ND AND CHURCH STREET, TONGANOXIE, KS

TABLE A.3

TIMES OF CONCENTRATION

TR-20 METHODOLOGY

Channel Flow or Pipe Flow Total Time

Sub-basin Tc Method n Cover L delta H S Tol L delta H S Cover V Tsc L delta H S n R V Tch1 of Concentration

(ft) (ft) (ft/ft) (min) (ft) (ft) (ft/ft) or Pipe (ft/s) (min) (ft) (ft) (ft/ft) (ft) (ft/s) (min) (minutes)ǂ

N1 TR-55 0.24 Dense Grass 50 2 0.040 5.76 150 3 0.020 unpaved 2.28 1.10 0 0 1.000 0.013 0.10 24.50 0.00 6.86

W1 TR-55 0.011 Roof 192 1 0.005 3.24 0.01 0.01 1.000 paved 20.33 0.00 0 0 1.000 0.013 0.10 24.50 0.00 3.24

W2 TR-55 0.011 Roof 205 1 0.005 3.51 0.01 0.01 1.000 paved 20.33 0.00 0 0 1.000 0.013 0.10 24.50 0.00 3.51

S1 TR-55 0.24 Dense Grass 90 4 0.044 8.84 0.01 0.01 1.000 unpaved 16.13 0.00 0 0 1.000 0.013 0.10 24.50 0.00 8.84

E1 TR-55 0.011 Roof 125 1 0.008 1.94 0.01 0.01 1.000 paved 20.33 0.00 0 0 1.000 0.013 0.10 24.50 0.00 1.94

Channel Flow or Pipe Flow Total Time

Sub-basin Tc Method n Cover L delta H S Tol L delta H S Cover V Tsc L delta H S n R V Tch1 of Concentration

(ft) (ft) (ft/ft) (min) (ft) (ft) (ft/ft) or Pipe (ft/s) (min) (ft) (ft) (ft/ft) (ft) (ft/s) (min) (minutes)ǂ

N101 TR-55 0.011 Roof 33 2 0.061 0.30 0.01 0.01 1.000 paved 20.33 0.00 0 0 1.000 0.013 0.10 24.50 0.00 0.30

W101 TR-55 0.24 Dense Grass 50 1 0.020 7.60 80 1.6 0.020 unpaved 2.28 0.58 0 0 1.000 0.013 0.10 24.50 0.00 8.19

W201 TR-55 0.011 Roof 50 4 0.080 0.37 130 4 0.031 paved 3.57 0.61 0 0 1.000 0.013 0.10 24.50 0.00 0.98

W301 TR-55 0.011 Roof 50 4 0.080 0.37 70 2 0.029 paved 3.44 0.34 0 0 1.000 0.013 0.10 24.50 0.00 0.71

W401 TR-55 0.24 Dense Grass 100 6 0.060 8.53 126 5 0.040 unpaved 3.21 0.65 0 0 1.000 0.013 0.10 24.50 0.00 9.18

S101 TR-55 0.24 Dense Grass 100 4.5 0.045 9.57 0.01 0.01 1.000 unpaved 16.13 0.00 0 0 1.000 0.013 0.10 24.50 0.00 9.57

E101 TR-55 0.24 Dense Grass 50 1 0.020 7.60 150 4 0.027 unpaved 2.63 0.95 0 0 1.000 0.013 0.10 24.50 0.00 8.55

E201 TR-55 0.24 Dense Grass 95 2 0.021 12.45 90 3 0.033 paved 3.71 0.40 0 0 1.000 0.013 0.10 24.50 0.00 12.85

E301 TR-55 0.011 Roof 50 1 0.020 0.65 0.01 0.01 1.000 paved 20.33 0.00 0 0 1.000 0.013 0.10 24.50 0.00 0.65

Min. Tc=5 min.

Overland Flow Shallow Concentrated Flow

Overland Flow Shallow Concentrated Flow
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Schoolyard Lofts

Subsection:  Master Network Summary

Catchments Summary

Peak Flow
(ft³/s)

Time to Peak
(min)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

2.5684.0000.0861010-yrW1

4.6584.0000.158100100-yrW1

4.2784.0000.1491010-yrW2

7.0784.0000.252100100-yrW2

1.0990.0000.0381010-yrS1

2.1790.0000.079100100-yrS1

2.1287.0000.0721010-yrN1

3.9787.0000.137100100-yrN1

4.4184.0000.1561010-yrE1

7.2484.0000.261100100-yrE1

1.2987.0000.0461010-yrW101

2.3987.0000.086100100-yrW101

2.2184.0000.0761010-yrW201

3.7484.0000.131100100-yrW201

0.7484.0000.0251010-yrW301

1.2884.0000.044100100-yrW301

2.1690.0000.0761010-yrW401

4.5490.0000.163100100-yrW401

1.1684.0000.0391010-yrN101

2.0284.0000.070100100-yrN101

1.4390.0000.0521010-yrE101

2.6487.0000.097100100-yrE101

2.2890.0000.0961010-yrE201

3.7890.0000.163100100-yrE201

0.3190.0000.0111010-yrS101

0.6590.0000.024100100-yrS101

0.7184.0000.0241010-yrE301

1.3184.0000.044100100-yrE301

Node Summary

Peak Flow
(ft³/s)

Time to Peak
(min)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

6.8284.0000.2351010-yrWest Existing

11.7284.0000.410100100-yrWest Existing

6.3187.0000.2271010-yrNortheast Existing

10.8184.0000.398100100-yrNortheast Existing

6.1187.0000.2231010-yrWest Proposed

11.5287.0000.425100100-yrWest Proposed

5.3390.0000.2111010-yrNortheast Proposed

9.2987.0000.374100100-yrNortheast Proposed

1.0990.0000.0381010-yrSouth Existing
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Schoolyard Lofts

Subsection:  Master Network Summary

Node Summary

Peak Flow
(ft³/s)

Time to Peak
(min)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

2.1790.0000.079100100-yrSouth Existing

0.3190.0000.0111010-yrSouth Proposed

0.6590.0000.024100100-yrSouth Proposed
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Schoolyard Lofts

Scenario:  10-yr

Storm Event:  Type II, 3 hr - 10 yrLabel:  Type II 3 Hr Tonganoxie - Atlas 14

Return Event:  10 yearsSubsection:  Time-Depth Curve

Time-Depth Curve:  Type II, 3 hr - 10 yr

Type II, 3 hr - 10
yr

Label

min0.000Start Time

min6.000Increment

min180.000End Time

years10Return Event

CUMULATIVE RAINFALL (in)
Output Time Increment = 6.000 min

Time on left represents time for first value in each row.
Depth
(in)

Depth
(in)

Depth
(in)

Depth
(in)

Depth
(in)

Time
(min)

0.10.10.10.00.00.000

0.40.30.30.20.230.000

2.11.30.90.60.560.000

2.92.92.82.72.690.000

3.23.13.13.13.0120.000

3.33.33.33.23.2150.000

(N/A)(N/A)(N/A)(N/A)3.4180.000
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Schoolyard Lofts

Scenario:  100-yr

Storm Event:  Type II, 3 hr - 100 yrLabel:  Type II 3 Hr Tonganoxie - Atlas 14

Return Event:  100 yearsSubsection:  Time-Depth Curve

Time-Depth Curve:  Type II, 3 hr - 100 yr

Type II, 3 hr - 100
yr

Label

min0.000Start Time

min6.000Increment

min180.000End Time

years100Return Event

CUMULATIVE RAINFALL (in)
Output Time Increment = 6.000 min

Time on left represents time for first value in each row.
Depth
(in)

Depth
(in)

Depth
(in)

Depth
(in)

Depth
(in)

Time
(min)

0.20.20.10.10.00.000

0.60.50.40.40.330.000

3.32.01.40.90.760.000

4.74.64.54.34.190.000

5.15.04.94.94.8120.000

5.35.35.25.25.1150.000

(N/A)(N/A)(N/A)(N/A)5.4180.000
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All of Lots 1 through 9 Block 7, and all that part of vacated Third Street, all being part of Railroad Addition to the City of Tonganoxie, and lying within the Northwest Quarter of Section 9, Township 11 South, Range 21 East of the Sixth Principal Meridian and being in Leavenworth County, Kansas, being more particularly described as follows: beginning at the northwest corner of said Lot 1 Block 7, Railroad Addition; thence North 88 degrees 11 minutes 37 seconds East, with the north line of Lots 1 through 3, Block 7 and the south right-of-way line of Second Street, a distance of 302.33 feet to the northeast corner of said Lot 3, Block 7, said point being on the west right-of-way line of Shawnee Street; thence South 01 degree 23 minutes 47 seconds East, with the east line of Lots 3 and 9, Block 7, and its southerly prolongation, and the west right-of-way line of Shawnee Street, a distance of 336.99 feet; thence South 01 degree 15 minutes 37 seconds East, continuing with the west right-of-way line of Shawnee Street, a distance of 17.95 feet; thence South 88 degrees 31 minutes 34 seconds West, and no longer with the west right-of-way line of Shawnee Street, a distance of 300.89 feet to a point on the east right-of-way line of Church Street; thence North 01 degree 36 minutes 47 seconds West, with the east right-of-way line of Church Street, a distance of 17.95 feet; thence North 01 degree 37 minutes 18 seconds West, with the east right-of-way of Church Street and the west line of Lots 1 and 4, Block 7, and its southerly prolongation, a distance of 335.24 feet to the point of beginning.
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AutoCAD SHX Text
Schoolyard Townhomes LLC 1125 Grand Blvd, Suite 202 Kansas City, MO 64106 Jason Swords Managing Member

AutoCAD SHX Text
The undersigned proprietors of the above described tract of land have caused the same to be subdivided in the manner as shown on the accompanying plat which hereafter shall be known as "Schoolyard Lofts". The Streets, Drives, Terraces and other ways shown hereon and not heretofore dedicated to the public are hereby so dedicated. An EASEMENT is hereby granted all public utility companies, their successors or assigns or rural water districts duly incorporated and authorized to do business in Leavenworth County, Kansas, to enter upon, over and under these areas outlined and designated on this plat as "Utility Easement" or "U/E" and "Drainage Easement" or "D/E" for purposes of utility installations and maintenance thereof.  The use of said easement by any such entity shall oblicate such entity to return said easement to its condition prior to any installation, maintenance or repair performed on said easement with the exception of paved, curbed and sidewalked areas. Those areas within the Utility Easement that are paved, curbed or sidewalked shall be restored to their original condition by the owner in the event of any maintenance. There will be no restrictions other than those shown hereon. This is to certify that the undersigned is the owner of the land described in the plat, and that all previous taxes have been paid, and that they have caused the same to be surveyed and subdivided as indicated thereon, for the uses and purposes therein set forth, and do hereby acknowledge and adopt the same under the style and title thereon indicated. Given under my hand at Tonganoxie, Kansas this       day of                        A.D. 2019. Jason Swords, Managing Member Schoolyard Townhomes, LLC NOTARY CERTIFICATE: STATE OF KANSAS COUNTY OF LEAVENWORTH Be it remembered that on this      day of                2019, before me, a notary public in and for said County and State came Jason Swords, Managing Member, Schoolyard Townhomes, Jason Swords, Managing Member, Schoolyard Townhomes, LLC., to me personally known to be the same person who executed the foregoing instrument of writing and duly acknowledged the execution of same, in testimony whereof, I have hereunto set , to me personally known to be the same person who executed the foregoing instrument of writing and duly acknowledged the execution of same, in testimony whereof, I have hereunto set my hand and affixed my notarial seal the day and year above written. (SEAL)       Notary Public Notary Public My Commission Expires: PLANNING COMMISSION APPROVAL: This plat of Schoolyard Lofts has been Submitted to and Approved by the Tonganoxie Planning Commission this         day of                           A.D. 2019. Schoolyard Lofts has been Submitted to and Approved by the Tonganoxie Planning Commission this         day of                           A.D. 2019.  has been Submitted to and Approved by the Tonganoxie Planning Commission this         day of                           A.D. 2019. John Morgan, Chairman                     Zach Stoltenberg, Secretary CITY COUNCIL APPROVAL: The easements and rights-of-way accepted by the Governing Body of Tonganoxie, Kansas, this        day of                    A.D. 2019. Jason Ward, Mayor                         ATTEST: Nathan McCommon, City Clerk CITY ENGINEER APPROVAL: The City Engineer's review is only for general conformance with the Subdivision Regulations as adopted by the City of Tonganoxie.  The City is not responsible for the accuracy and adequacy of the design, dimensions, elevations, and quantities. Brian Kingsley, City Engineer COUNTY SURVEYOR'S CERTIFICATE: I hereby certify this plat meets the requirements of K.S.A. 58-2005.  The face of this plat was reviewed based on Kansas Minimum Standards for Boundary Surveys.  No field verification is implied.  This review is for survey information only. Wayne Malnicof, Leavenworth County Surveyor REGISTER OF DEEDS CERTIFICATE: Plat of Schoolyard Lofts of Tonganoxie was filed for record this      day of                     A.D., 2019, at         :        .M., and duly recorded as Document No.  Stacy Driscoll, Register of Deeds, Leavenworth Co. Kansas SURVEYOR'S CERTIFICATE: I, Samuel J. DePriest, a Professional Surveyor in the State of Kansas, License Number 1351, do hereby certify that the survey shown hereon was completed in the field in August 2019, by me or under my direct supervision and that this plat is a true and accurate exhibit of said field survey, based on actual field measurements, where the monuments are of the character and occupy the positions indicated. Samuel J. DePriest, P.L.S. 1351
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NOTES:

1. ALL PLANTS MUST BE HEALTHY, VIGOROUS MATERIAL, FREE OF PESTS AND DISEASE.

2. ALL PLANTS MUST BE CONTAINER GROWN OR BALLED AND BURLAPPED AS INDICATED IN THE

PLANT LIST.

3. ALL TREES MUST BE STRAIGHT TRUNKED AND FULL HEADED AND MEET ALL REQUIREMENTS

SPECIFIED.

4. ALL PLANTS ARE SUBJECT TO THE APPROVAL OF THE LANDSCAPE ARCHITECT BEFORE, DURING,

AND AFTER INSTALLATION.

5. ALL TREES MUST BE GUYED OR STAKED AS SHOWN IN THE DETAILS.

6. ALL PLANTING AREAS MUST BE COMPLETELY MULCHED, SEEDED ,OR SODDED AS SPECIFIED.

7. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL

UNDERGROUND UTILITIES AND SHALL AVOID DAMAGE TO ALL UTILITIES DURING THE COURSE OF

THE WORK.  THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY AND ALL DAMAGE TO

UTILITIES, STRUCTURES, SITE APPURTENANCES, ETC. WHICH OCCURS AS A RESULT OF THE

LANDSCAPE CONSTRUCTION.

8. THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL QUANTITIES SHOWN ON THESE PLANS

BEFORE PRICING THE WORK.

9. THE CONTRACTOR IS RESPONSIBLE FOR FULLY MAINTAINING ALL PLANTING (INCLUDING BUT NOT

LIMITED TO: WATERING, SPRAYING, MULCHING, FERTILIZING, ETC.) OF THE PLANTING AREAS AND

LAWN UNTIL THE WORK IS ACCEPTED IN TOTAL BY THE OWNER.

10. THE CONTRACTOR SHALL COMPLETELY GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE

YEAR.  THE CONTRACTOR SHALL PROMPTLY MAKE ALL REPLACEMENTS BEFORE OR AT THE END OF

THE ONE YEAR PERIOD.

11. AFTER BEING DUG AT THE NURSERY SOURCE, ALL TREES IN LEAF SHALL BE ACCLIMATED FOR TWO

(2) WEEKS UNDER A MIST SYSTEM PRIOR TO INSTALLATION.

12. ANY PLANT MATERIAL WHICH DIES, TURNS BROWN, OR DEFOLIATES (PRIOR TO TOTAL

ACCEPTANCE OF THE WORK) SHALL BE PROMPTLY REMOVED FROM THE SITE AND REPLACED WITH

MATERIAL OF THE SAME SPECIES, QUANTITY, AND SIZE AND MEETING ALL PLANT LIST

SPECIFICATIONS.

13. STANDARDS SET FORTH IN "AMERICAN STANDARD FOR NURSERY STOCK" REPRESENT GUIDELINE

SPECIFICATIONS ONLY AND SHALL CONSTITUTE MINIMUM QUALITY REQUIREMENTS FOR PLANT

MATERIAL.

14. ALL SHRUB AND GROUND COVER BEDS ARE TO BE COMPLETELY COVERED WITH MULCH (REFER TO

SPECIFICATIONS) TO A MINIMUM DEPTH OF THREE  INCHES.

15. LOCATIONS OF EXISTING BURIED UTILITY LINES SHOWN ON THE PLANS ARE BASED UPON BEST

AVAILABLE INFORMATION AND ARE TO BE CONSIDERED APPROXIMATE.  IT SHALL BE THE

RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE LOCATIONS OF UTILITY LINES ADJACENT TO

THE WORK AREA.  THE CONTRACTOR IS RESPONSIBLE FOR THE PROTECTION OF ALL UTILITY LINES

DURING THE CONSTRUCTION PERIOD.

16. SAFE, CLEARLY MARKED PEDESTRIAN AND VEHICULAR ACCESS TO ALL ADJACENT PROPERTIES

MUST BE MAINTAINED THROUGHOUT THE CONSTRUCTION PROCESS.

17. CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLETE COVERAGE OF ALL PLANTING BEDS AT

SPACING SHOWN.  CONTACT LANDSCAPE ARCHITECT IF ADDITIONAL PLANTS ARE NEEDED.

18. ALL AREAS SHOWN AS PLANTED (TREES, SEED, SOD) SHALL RECEIVE 4" OF TOPSOIL.

PLANTING NOTES:

1. REMOVE BURLAP AT THE TOP 1/3 OF THE B&B ROOTBALL TO EXPOSE THE ROOT FLARE (THE

ENLARGED OR SWOLLEN AREA WHERE THE LARGE LATERAL ROOTS EMERGE) AND PLANT WITH

THE ROOT FLARE LEVEL WITH THE SURROUNDING SOIL.

2. THE PLANTING HOLE SHALL NOT BE DEEPER THAN THE BOTTOM OF THE ROOT BALL - MEASURE

THE DEPTH FROM THE ACTUAL FOOT FLARE TO THE BOTTOM OF THE ROOT BALL.  DIG THE HOLE

TO THAT DEPTH, NO DEEPER, WHILE ALSO DIGGING IT TWICE AS WIDE AS THE ROOT BALL.

3. ALL WIRE, TWINE AND CANVAS (NATURAL OR SYNTHETIC) SHALL BE REMOVED FROM THE TOP 1/3

OF ROOT BALL.  FILL SOIL SHALL BE SOIL FROM THE PLANTING HOLE.  IF AMENDMENTS ARE

REQUIRED THEY SHALL BE APPLIED TO THE ENTIRE PLANTING BED NOT THE INDIVIDUAL PLANTING

HOLE.

4. ALL TREES SHALL BE WATERED AND MULCHED.  MULCH SHALL BE  3 INCHES DEEP, TAPERING TO

ZERO NEAR THE TRUNK.  A MULCH BERM SHALL BE USED TO CREATE A WATERING PIT.

Quercus rubra (Northern Red Oak), 2" Caliper, B&B

Taxodium distichum (Bald Cypress), 2" Caliper, B&B

Quercus bicolor (Swamp White Oak), 2" Caliper, B&B

Quercus robur (English Oak), 2" Caliper, B&B

Magnolia virginiana (Sweetbay Magnolia), Min. 6'-8' Ht, B&B

Amelanchier x grandiflora (Autumn Brilliance Serviceberry), Min. 7' Ht., 16 Gal. Container

Spiraea nipponica (Snowmound Spiraea), 5 Gal. Container

Juniperus chinensis 'Sea Green'  (Sea Green Juniper), 3 Gal. Container

Itea virginica (Sweetspire), 3 Gal. Container

Calamagrostis x acutiflora 'Karl Foerster' (Foerster Grass), 3 Gal. Container

Thuja occidentalis 'Hetz Midget' (Hetz Midget Arborvitae), 3 Gal. Container

Spiraea japonica 'Little Princess' (Little Princess Spiraea), 3 Gal. Container

Euonymous alatus compactus (Dwarf Burning Bush), 3 Gal. Container

Taxus x media 'Hieksii' (Hieksii Yew), 5 Gal. Container or B&B

or Taxus x media 'Densiformis' (Densiformis Yew), 5 Gal. Container or B&B

10/25/2019



SCHOOLYARD LOFTS SANITARY SEWER

PLANS  FOR THE EXTENSION OF

NORTH

PROJECT
LOCATION

IN THE NW 1/4 OF SEC 9 - T 11S - R 21E

 TONGANOXIE, LEAVENWORTH COUNTY, KANSAS

DESIGN ENGINEER:

I CERTIFY THAT THIS PROJECT HAS BEEN DESIGNED, AND THESE
PLANS PREPARED, TO MEET OR EXCEED THE DESIGN CRITERIA OF
TONGANOXIE, KANSAS IN CURRENT USAGE EXCEPT AS INDICATED
BELOW:

EXCEPTIONS:
NONE .

_____________________________________
DAVID STUART LOTZ, PE
SENIOR CIVIL ENGINEER

RECOMMENDED FOR APPROVAL:

_____________________________________
BRIAN P. KINGSLEY, PE
CITY ENGINEER

_____________________________________
KENT HESKETT
CITY SUPERINTENDENT

APPROVED FOR CONSTRUCTION:

_____________________________________
GEORGE BRAJKOVIC
CITY MANAGER

ADDENDUMS: BY: DATE:

CCEI PROJ. #1906-19 October 25, 2019 SHEET 1 of 7

SITE LOCATION MAP
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PUBLIC STREET AND WATER MAIN

PLANS  FOR 

NORTH

PROJECT
LOCATION

IN THE NW 1/4 OF SEC 9 - T 11S - R 21E

 TONGANOXIE, LEAVENWORTH COUNTY, KANSAS

DESIGN ENGINEER:

I CERTIFY THAT THIS PROJECT HAS BEEN DESIGNED, AND THESE
PLANS PREPARED, TO MEET OR EXCEED THE DESIGN CRITERIA OF
TONGANOXIE, KANSAS IN CURRENT USAGE EXCEPT AS INDICATED
BELOW:

EXCEPTIONS:
NONE .

_____________________________________
BRIAN C. LAVERY, PE
CIVIL ENGINEER

RECOMMENDED FOR APPROVAL:

_____________________________________
BRIAN P. KINGSLEY, PE
CITY ENGINEER

_____________________________________
KENT HESKETT
CITY SUPERINTENDENT

APPROVED FOR CONSTRUCTION:

_____________________________________
GEORGE BRAJKOVIC
CITY MANAGER

CCEI PROJ. #1906-19 October 25, 2019 SHEET 1 of 15
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TYPICAL WATER METER VAULT DETAIL

PROJECT NO:

DATE:

1

FAX (913) 642-6941
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METER VAULT

DETAILS

DRAWN BY:

1906-19

October 25, 2019
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TRENCH DETAIL PAVEMENT REPAIR

AIR RELEASE IN SHALLOW MANHOLE DETAIL

TYPE I RING AND LID

PROJECT NO:

DATE:

1

FAX (913) 642-6941

TEL. (913) 642-6642
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SUPPLEMENTAL

WATER DETAILS

DRAWN BY:

1906-19

October 25, 2019

BCL

No. Issued Date Notes/Comments

FOR CONSTRUCTION

SINCE 1976

CONSULTING ENGINEERS, INC.
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ROAD CLOSED

LOCAL TRAFFIC ONLY

TRAFFIC CONTROL GENERAL NOTES

TEMPORARY ROAD CLOSURE

LANE CLOSURES - MINOR APPROACHES

LANE CLOSURE AND CHANNELIZATION TAPERS
LENGTH AND DEVICE SPACING FOR

CONSTRUCTION SIGNS

PROJECT NO:

DATE:

1

FAX (913) 642-6941
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LEAWOOD, KANSAS 66206

9000 STATE LINE ROAD

www.ccengineers.com

KANSAS CITY, KANSAS 66109

11006 PARALLEL PARKWAY

2 3 4 5 6 7 8 9 10 11 12 13 14 15

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

A
B

C
D

E
F

G
H

J
K

L

Copyright © 2019 Continental Consulting Engineers, Inc.

11

TRAFFIC CONTROL

DETAILS

DRAWN BY:

1906-19

October 25, 2019

BCL

No. Issued Date Notes/Comments

FOR CONSTRUCTION

SINCE 1976

CONSULTING ENGINEERS, INC.
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Sheet No.          of         

STREET DETAILS

City Engineer:  Brian Kingsley, P.E. (BG Consultants, Inc.)

Description

REVISIONS

DateRev.

Public Works Department

City Standard Details

2017 Edition

 CONCRETE VALLEY GUTTER 

SECTION A-A

A

A

 STANDARD CONCRETE CURB AND GUTTER 

B

B

 CONCRETE ENTRANCE: SECTION B-B 

PLAN VIEW  RESIDENTIAL ENTRANCE PLAN VIEW 

CUT SECTIONFILL SECTION

 TYPICAL SECTION - STREET GRADING 

 TYPICAL SECTION - HOT MIX ASPHALT STREET 

 TYPICAL SECTION - PORTLAND CEMENT CONCRETE STREET 

 COMMERCIAL ENTRANCE PLAN VIEW 

B

GENERAL NOTES FOR STREET CONSTRUCTION                                                   

B



Sheet No.          of         

SIDEWALK DETAILS

City Engineer:  Brian Kingsley, P.E. (BG Consultants, Inc.)

Description

REVISIONS

DateRev.

Public Works Department

City Standard Details

2017 Edition

GENERAL NOTES FOR SIDEWALK CONSTRUCTION     

SIDEWALK AND SIDEWALK RAMP ELEMENTS               

 DETECTABLE WARNINGS 

 MONOLITHIC EDGE CURB 



A

B

 POST HYDRANT DETAIL 

 FIRE HYDRANT DETAIL 

 VALVE AND VALVE BOX DETAIL 

 STRADDLE OR END BLOCKING 

 THRUST BLOCK DETAILS 

SECTION A-A

 TYPICAL TRENCH SECTION  AIR RELEASE DETAIL 

SECTION B-B

SECTION VIEW

 CONCRETE ENCASEMENT OF SANITARY SEWER LINE CROSSING WATERLINE DETAIL 

PLAN VIEW

Sheet No.          of         

WATERLINE DETAILS #1

City Engineer:  Brian Kingsley, P.E. (BG Consultants, Inc.)

Description

REVISIONS

DateRev.

Public Works Department

City Standard Details

2017 Edition

B

A

ELEVATION VIEW

ELEVATION VIEW

GENERAL NOTES FOR WATERLINE CONSTRUCTION     

Added General Notes.  Allowing alternate to flowable fill trench backfill. 01/31/20171



Sheet No.          of         

WATERLINE DETAILS #2

City Engineer:  Brian Kingsley, P.E. (BG Consultants, Inc.)

Description

REVISIONS

DateRev.

Public Works Department

City Standard Details

2017 Edition

·

·

·

·

·

·

 TYPICAL 1" WATER SERVICE  TYPICAL 3/4" WATER SERVICE 







✔
✔

✔
✔

✔
✔
✔
✔
✔
✔

✔

✔

✔

✔
✔

✔

✔
✔
✔
✔

✔

n/a

n/a

n/a for replat
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Level 1.0
895' - 0"

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

ABFGHIJ CDE

Level 1.0
895' - 0"

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

1 12.12 3 4 5 7 10.19 10 11 12 1361.1 3.1 8

Level 1.0
895' - 0"

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

G H I J

Level 1.0
895' - 0"

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

E.4D.4C.4B.4A.4A.1

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

NOT FOR
CONSTRUCTION

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
701 E. 63RD STREET
KANSAS CITY, MISSOURI 64110
816.708.1500
asadowski@odimo.us

A200

OVERALL ELEVATIONS

PRAIRIE FIRE
DEVELOPMENT
GROUP
Tonganoxie, KS
SCHOOLYARD TOWNHOMES

FINAL DEVELOPMENT PLAN
06 September, 2019

0" 1/2" 1" 2" 1/16" = 1'-0"4 SITE ELEVATION_NORTH

0" 1/2" 1" 2" 1/16" = 1'-0"1 SITE ELEVATION - WEST

0" 1/2" 1" 2" 1/16" = 1'-0"3 SITE ELEVATION - SOUTH

0" 1/2" 1" 2" 1/16" = 1'-0"2 SITE ELEVATION - EAST



Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

ASPHALT SHINGLE ROOFING; DARK
GRAY

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; BLUE TONE

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

DOOR WITH FULL GLASS PANEL;
DARK GRAY TRIM

METAL RAILING AT BALCONY;
PAINTED DARK GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

CEMENTITIOUS LAP SIDING;
HORIZONTAL; BLUE TONE

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

CEMENTITIOUS BOARD TRIM AT
WINDOWS + DOORS; PAINTED DARK

GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW WITH CAST
STONE SILL

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW WITH CAST
STONE SILL

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

NOT FOR
CONSTRUCTION

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
701 E. 63RD STREET
KANSAS CITY, MISSOURI 64110
816.708.1500
asadowski@odimo.us

A201

ELEVATIONS - BUILDING
A1

PRAIRIE FIRE
DEVELOPMENT
GROUP
Tonganoxie, KS
SCHOOLYARD TOWNHOMES

FINAL DEVELOPMENT PLAN
06 September, 2019

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1014 BUILDING A - ELEVATION - NORTH

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1012 BUILDING A - ELEVATION - SOUTH

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1013 BUILDING A - ELEVATION - EAST

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1011 BUILDING A - ELEVATION - WEST



Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

METAL RAILING AT BALCONY;
PAINTED DARK GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; BLUE TONE

LIMESTONE VENEER; LIGHT TAN
DOUBLE HUNG WINDOW UNIT; DARK

GRAY TRIM

ASPHALT SHINGLE ROOFING; DARK
GRAY

Level 1.0
895' - 0"

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

LIMESTONE VENEER; LIGHT TAN

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

ASPHALT SHINGLE ROOFING; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; BLUE TONE

LIMESTONE VENEER; LIGHT TAN

LIMESTONE VENEER; LIGHT TAN
Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

Level 3.1
919' - 2 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; BLUE TONE

LIMESTONE VENEER; LIGHT TAN

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

NOT FOR
CONSTRUCTION

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
701 E. 63RD STREET
KANSAS CITY, MISSOURI 64110
816.708.1500
asadowski@odimo.us

A202

ELEVATIONS - BUILDING
B2

PRAIRIE FIRE
DEVELOPMENT
GROUP
Tonganoxie, KS
SCHOOLYARD TOWNHOMES

FINAL DEVELOPMENT PLAN
06 September, 2019

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1024 _BUILDING B - ELEVATION - NORTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1023 _BUILDING B - ELEVATION - EAST

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1022 _BUILDING B - ELEVATION - SOUTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 01 / A1021 _BUILDING B - ELEVATION - WEST



Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

ASPHALT SHINGLE ROOFING; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

LIMESTONE VENEER; LIGHT TAN

DOOR WITH FULL GLASS PANEL;
DARK GRAY TRIM

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

ASPHALT SHINGLE ROOFING; DARK
GRAY

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

LIMESTONE VENEER; LIGHT TAN
DOUBLE HUNG WINDOW UNIT; DARK

GRAY TRIM

Level 1.1
900' - 0"

Level 2.1
910' - 1 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

DOOR WITH TOP LITE GLASS PANEL;
COLOR TO MATCH SIDING; DARK

GRAY TRIM

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

DOOR WITH TOP LITE GLASS PANEL;
COLOR TO MATCH SIDING; DARK

GRAY TRIM

HOLLOW METAL DOOR; PAINTED
DARK GRAY

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

ASPHALT SHINGLE ROOFING; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

WOOD COLUMN; PAINTED DARK
GRAY

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

ASPHALT SHINGLE ROOFING; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

DECORATIVE CMU DUMPSTER
SURROUND

METAL GATE

CONCRETE BOLLARD; PAINTED

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

DECORATIVE CMU DUMPSTER
SURROUND

CONCRETE BOLLARD; PAINTED

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

DECORATIVE CMU DUMPSTER
SURROUND

Level 1.1
900' - 0"

Level 2.0
905' - 1 3/4"

DECORATIVE CMU DUMPSTER
SURROUND

CONCRETE BOLLARD; PAINTED

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

NOT FOR
CONSTRUCTION

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
701 E. 63RD STREET
KANSAS CITY, MISSOURI 64110
816.708.1500
asadowski@odimo.us

A203

ELEVATIONS - BUILDING
C1 + CLUBHOUSE

PRAIRIE FIRE
DEVELOPMENT
GROUP
Tonganoxie, KS
SCHOOLYARD TOWNHOMES

FINAL DEVELOPMENT PLAN
06 September, 2019

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 1 / A10312 _BUILDING C - ELEVATION - NORTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 1 / A10311 _BUILDING C - ELEVATION - EAST

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 1 / A10310 _BUILDING C - ELEVATION - SOUTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 1 / A1039 _BUILDING C - ELEVATION - WEST

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 2 / A1038 _CLUBHOUSE - ELEVATION - NORTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 2 / A1037 _CLUBHOUSE - ELEVATION - EAST

0" 1/2" 1" 2" 1/8" = 1'-0" RE: 2 / A1036 _CLUBHOUSE - ELEVATION - SOUTH
0" 1/2" 1" 2" 1/8" = 1'-0" RE: 2 / A1035 _CLUBHOUSE - ELEVATION - WEST

0" 1/2" 1" 2" 1/4" = 1'-0" RE: 3 / A1034 _ELEVATION - DUMPSTER - NORTH
0" 1/2" 1" 2" 1/4" = 1'-0" RE: 3 / A1033 _ELEVATION - DUMPSTER - EAST

0" 1/2" 1" 2" 1/4" = 1'-0" RE: 3 / A1032 _ELEVATION - DUMPSTER - SOUTH
0" 1/2" 1" 2" 1/4" = 1'-0" RE: 3 / A1031 _ELEVATION - DUMPSTER - WEST



Level 1.0
895' - 0"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

METAL RAILING AT BALCONY;
PAINTED DARK GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

METAL STANDING SEAM ROOF; DARK
GRAYASPHALT SHINGLE ROOFING; DARK

GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

Level 1.0
895' - 0"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

CEMENTITIOUS LAP SIDING;
HORIZONTAL; GREEN TONE

ASPHALT SHINGLE ROOFING; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

Level 1.0
895' - 0"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

LIMESTONE VENEER; LIGHT TAN

Level 1.0
895' - 0"

Level 3.1
919' - 2 3/4"

Level 2.0
905' - 1 3/4"

METAL STANDING SEAM ROOF; DARK
GRAY

CEMENTITIOUS BOARD TRIM;
PAINTED DARK GRAY

CEMENTITIOUS SHINGLE SIDING;
WHITE OR LIGHT GRAY

LIMESTONE VENEER; LIGHT TAN

DOUBLE HUNG WINDOW UNIT; DARK
GRAY TRIM

Level 1.1
900' - 0"

3' 
- 0

" 2"
1' 

- 0
"20' - 0"

METAL SIGNAGE LETTERS

PRE-CAST STONE WALL CAP; TO
MATCH VENEER

LIMESTONE VENEER; LIGHT TAN

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

NOT FOR
CONSTRUCTION

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
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1. CONTRACTOR SHALL OBTAIN A COPY OF THE GEOTECHNICAL REPORT BY GSI ENGINEERING DATED CONTRACTOR SHALL OBTAIN A COPY OF THE GEOTECHNICAL REPORT BY GSI ENGINEERING DATED SEPTEMBER 4, 2019, JOB. NO. 1973132 AND BECOME FAMILIAR WITH THIS REPORT.  ADDITIONAL RECOMENDATIONS MAY BE INCLUDED IN THIS REPORT. 2. SITE PREPARATION. AREAS TO RECEIVE FILL AND BACKFILL SHOULD BE STRIPPED OF SURFACE SITE PREPARATION. AREAS TO RECEIVE FILL AND BACKFILL SHOULD BE STRIPPED OF SURFACE  AREAS TO RECEIVE FILL AND BACKFILL SHOULD BE STRIPPED OF SURFACE VEGETATION, TOPSOIL, SOFT SOIL, UNCONTROLLED FILL, AND OTHER DELETERIOUS MATERIALS. THE EXPOSED SUBGRADE SHOULD BE OBSERVED BY THE GEOTECHNICAL ENGINEER PRIOR TO PLACEMENT OF FILL. PROOF-ROLLING WITH A TANDEM AXLE DUMP TRUCK LOADED TO APPROXIMATELY 20,000 POUNDS PER AXLE (OR EQUIVALENT PROOF ROLLING EQUIPMENT) CAN BE CONSIDERED AS A MEANS OF EVALUATING THE SUBGRADE. ANY SOFT SOILS OR YIELDING AREAS OBSERVED DURING PROOF ROLLING SHOULD BE EXCAVATED AND BACKFILLED WITH SOIL OR CRUSHED ROCK COMPACTED TO THE DENSITIES SPECIFIED IN THE SUBSEQUENT COMPACTION SUMMARY.  SEE GSI ENGINEERING REPORT NO. 1973132 FOR FULL RECOMMENDATIONS.  UNDOCUMENTED FILL AND DEMOLITION DEBRIS HAS PREVIOUSLY BEEN PLACED ON THIS PROJECT SITE. IT IS RECOMMENDED BY GSI ENGINEERING THAT THIS UNDOCUMENTED FILL OR DEMOLITION DEBRIS BENEATH BUILDINGS, PAVEMENTS AND PARKING LOTS BE COMPLETELY REMOVED AND REPLACED WITH ENGINEERED, CONTROLLED FILL.    3. SUITABLE FILL MATERIALS. THE RECOMMENDED MATERIAL FOR FILL AND BACKFILL BENEATH LIGHTLY SUITABLE FILL MATERIALS. THE RECOMMENDED MATERIAL FOR FILL AND BACKFILL BENEATH LIGHTLY  THE RECOMMENDED MATERIAL FOR FILL AND BACKFILL BENEATH LIGHTLY LOADED STRUCTURAL SLABS, FEATURES AND PAVEMENTS IS LOW VOLUME CHANGE (LVC) MATERIAL CONSISTING OF GRANULAR OR COHESIVE MATERIAL WITH A LIQUID LIMIT (LL) LESS THAN 40 AND A PLASTICITY INDEX (PI) BETWEEN 10 AND 20.  THE ONSITE NATIVE MATERIAL IS NOT CONSIDERED ACCEPTABLE LVC MATERIAL UNLESS CHEMICALLY STABILIZED BY 6%-8% CLASS C FLY ASH, 6%-8" CEMENT KILN DUST, OR 3%-5% PORTLAND CEMENT. 4.  IF CHEMICAL STABILIZATION OF THE SOIL IS USED, IT SHALL BE COORDINATED WITH THE GEOTECHNICAL ENGINEER TO DETERMINE THE PROPER PERCENTAGE OF ADDITIVE, MOISTURE CONTENT, MIXING, AND PLACEMENT. 5. DEPENDING ON THE SOIL MOISTURE AT THE TIME OF CONSTRUCTION, AERATION OR WETTING MAY BE DEPENDING ON THE SOIL MOISTURE AT THE TIME OF CONSTRUCTION, AERATION OR WETTING MAY BE REQUIRED TO ACHIEVE PROPER COMPACTION. DELETERIOUS MATERIAL SHOULD NOT BE INCLUDED IN FILL, AND THE FILL SHOULD NOT BE PLACED ON SOFT MATERIALS OR FROZEN GROUND. 6. ONSITE INSPECTION AND TESTING BY THE GEOTECHNICAL ENGINEER SHALL BE A REQUIREMENT.  IN ONSITE INSPECTION AND TESTING BY THE GEOTECHNICAL ENGINEER SHALL BE A REQUIREMENT.  IN ALL FILL AND  CUT AREAS, TOPSOIL AND OTHER MATERIALS DEEMED UNSUITABLE BY THE ONSITE GEOTECHNICAL ENGINEER SHALL  BE REMOVED AND REPLACED WITH CONTROLLED FILL.  7. THE CONTRACTOR SHALL STRIP THE UPPER TOPSOIL AND VEGETATION LAYER.  ANY EXISTING TOPSOIL THE CONTRACTOR SHALL STRIP THE UPPER TOPSOIL AND VEGETATION LAYER.  ANY EXISTING TOPSOIL SHALL BE STOCKPILED AND REUSED.  8. PROPER SITE GRADING SHALL BE DONE TO CONTROL RUNOFF AND EROSION.  PROPER GRADING PROPER SITE GRADING SHALL BE DONE TO CONTROL RUNOFF AND EROSION.  PROPER GRADING AVOIDS PONDING  OF WATER AND DIRECTS RUNOFF TO DESIGNATED EROSION CONTROLS.  PONDING OF WATER ON FINISHED  SUBGRADE, INFILTRATION OF WATER INTO EXCAVATIONS AND SOFTENING OR DAMAGING OF THE BEARING  MATERIALS DUE TO RAIN OR WATER ACCUMULATION SHALL BE PREVENTED BY USING TEMPORARY DIVERSION BERMS OR CHANNELS. 9.  UTILITY TRENCHES BENEATH SLABS AND 5' OUT FROM BUILDINGS SHALL BE BACKFILLED AND COMPACTED WITH IMPERVIOUS CLAY MATERIAL 10. FILL OR BACKFILL SHOULD BE PLACED IN UNIFORMLY THICK LIFTS AND COMPACTED. THE LOOSE LIFT FILL OR BACKFILL SHOULD BE PLACED IN UNIFORMLY THICK LIFTS AND COMPACTED. THE LOOSE LIFT THICKNESS SHOULD NOT EXCEED 8 INCHES ON SITE AND 6 INCHES WITHIN THE AREA OF THE BUILDINGS.  SOIL SHALL BE COMPACTED PER THE FOLLOWING TABLE: FOUNDATION AND BUILDING PAD PREPARATION: 1. FOUNDATION UNDERCUT:  ALL FOOTINGS AND FOUNDATIONS SHALL BEAR ON SIMILAR MATERIAL. IF FOUNDATION UNDERCUT:  ALL FOOTINGS AND FOUNDATIONS SHALL BEAR ON SIMILAR MATERIAL. IF ROCK IS ENCOUNTERED IN EXCAVATION FOR FOOTINGS OR FOUNDATIONS, IT SHALL BE UNDERCUT TO PROVIDE ONE (1) FOOT BELOW BOTTOM OF FOOTING OF LOW VOLUME CHANGE MATERIAL 2. CUT THE SUBGRADE A MINIMUM OF 16 INCHES BENEATH THE BASE OF SLAB ELEVATION TO ALLOW CUT THE SUBGRADE A MINIMUM OF 16 INCHES BENEATH THE BASE OF SLAB ELEVATION TO ALLOW FOR PLACEMENT OF A 12 INCH LVC SUBBASE AND A 4 INCH GRANULAR BASE COURSE BENEATH THE SLAB ON GRADE. 3.  SCARIFY AND RECOMPACT THE UPPER 9" OF EXPOSED SUBGRADE TO 95% OF THE STANDARD PROCTOR (ASTM D-698) MAX. DRY DENSITY WITH A MOISTURE CONTENT AT 0% TO +4% OF OPTIMUM. 4.  FOR THE 12" LVC SUBBASE, COMPACT TO 95% OF MAX. DRY DENSITY PER ASTM D-698, AT 0% TP +4% OF OPTIMUM APPLY MOISTURE TO ACHIEVE PROPER COMPACTION. 5. PLACE A 4 INCH LAYER OF CLEAN OPEN GRADED CRUSHED LIMESTONE TO BE COMPACTED WITH A VIBRATORY STEEL WHEEL ROLLER BENEATH THE SLAB.
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AutoCAD SHX Text
RETAINING WALL



THIRD ST.
THIRD ST.

SECOND ST.

C
HURC

H ST.

SH
A

W
N

EE
 S

T.

©          Odimo

Date Description

Description

Seal / Signature

2019

Issue

NOT FOR
CONSTRUCTION

PRAIRIE FIRE
DEVELOPMENT
GROUP
SCHOOLYARD LOFTS
Tonganoxie, KS

CIVIL ENGINEER
ATTN: BRIAN LAVERY, PE
CC ENGINEERING
11006 PARALLEL PKWY
KANSAS CITY, KS 66109
903.642.6642
bl@ccengineers.com

STRUCTURAL ENGINEERING
ATTN: PAT SIXTA, PE
APEX ENGINEERING
1625 LOCUST STREET
KANSAS CITY, MO 64108
816.421.3222
patrick@apex-engineers.com

ARCHITECT
ATTN: ASHLEY SADOWSKI, AIA
701 E. 63RD STREET
KANSAS CITY, MISSOURI 64110
816.708.1500
asadowski@odimo.us

FINAL DEVELOPMENT PLAN
25 October, 2019
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Utility Plan

( IN FEET )
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SITE UTILITY NOTES:

- 

- 

LEGEND
EXISTING WATER
EXISTING FIRE HYDRANT / VALVE
EXISTING OVERHEAD POWER
EXISTING UNDEGROUND POWER
EXISTING STREET LIGHT
EXISTING POWER POLE
EXISTING GAS
EXISTING SANITARY SEWER
EXISTING SANITARY MANHOLE
EXISTING COMPRESSED AIR LINE
EXISTING STORM SEWER
EXISTING CATCH BASIN
EXISTING CABLE TV
EXISTING UNDERGROUND TEL
EXISTING OVERHEAD TEL
EXISTING FIBER OPTIC
EXISTING FENCE LINE

PROPOSED UNDERGROUND ELEC.
PROPOSED WATER
PROPOSED COMM / FIBER / TEL
PROPOSED GAS LINE
PROPOSED STORM SEWER
PROPOSED SANITARY SEWER
PROPOSED IRRIGATION
PROPOSED STREET LIGHT
PROPOSED SECURITY CAM

DATA AND POWER
PROPOSED TRANSFORMER

UTILITY CONTACTS:

BUILDING A1
BUILDING B1

BUILDING C1 BUILDING B2

BUILDING D1 BUILDING A2

OFFICE
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1.  ALL FILL MATERIAL IS TO BE IN PLACE, COMPACTED, AND CONSOLIDATED BEFORE INSTALLATION OF PROPOSED UTILITIES.  ALL UTILITIES ARE TO BE PLACED IN TRENCH CONDITIONS.  2.  SANITARY SEWER SERVICE LINES SHALL BE 6" SCH. 40 PVC OR SDR-35 PVC.  SANITARY  MAIN PIPING SHALL BE PVC SDR-21 OR SDR-26 OR SDR-35 3.  STORM SEWER AND ROOF DRAINS (RD) SHALL BE AS FOLLOWS: 6" AND SMALLER SHALL BE SCH 40 PVC OR SDR-35 PVC 8" AND LARGER SHALL BE HDPE N-12 4.  WATER LINES SHALL BE AS FOLLOWS: -FROM MAIN INTO AND THROUGH VAULT: 3/4" THRU 2" WATERLINES SHALL BE COPPER TYPE K 3" AND LARGER CLASS 50 DUCTILE IRON PIPE or PVC SDR 21 CLASS 200 -ALL WATER LINES AFTER METER/BACKFLOW PIT SHALL BE AS FOLLOWS: -3/4" THRU 2" SHALL BE HDPE PE4710 200 PSI, SIDR-7 IPS -3" AND LARGER MAY BE CLASS 50 DUCTILE IRON PIPE OR PVC SDR 21 CLASS 200 5.  MINIMUM TRENCH WIDTH SHALL BE 12 INCHES.  6.  CONTRACTOR SHALL MAINTAIN A MINIMUM OF 42" COVER ON ALL WATER LINES.   7.  ALL WATERLINES SHALL BE KEPT TEN (10') APART (PARALLEL) FROM SANITARY SEWER LINES OR MANHOLES, OR WHEN CROSSING, A 24" VERTICAL CLEARANCE (OUTSIDE EDGE OF PIPE TO OUTSIDE EDGE OF PIPE) OF THE WATER LINE ABOVE THE SEWER LINE IS REQUIRED.  8.  IN THE EVENT OF A VERTICAL CONFLICT BETWEEN WATERLINES, SANITARY LINES, STORM LINES AND GAS LINES (EXISTING AND PROPOSED), THE SANITARY LINE SHALL BE ENCASED IN CONCRETE 10 FEET EITHER SIDE OF THE CROSSING.  9.  REFER TO INTERIOR PLUMBING DRAWINGS FOR EXACT TIE-IN LOCATIONS OF ALL UTILITIES.   10.  CONTRACTOR IS RESPONSIBLE FOR ALL NECESSARY INSPECTIONS AND/OR CERTIFICATIONS REQUIRED BY CODES AND/OR UTILITY SERVICE COMPANIES.  11.  REFER TO BUILDING PLANS FOR SITE LIGHTING TIE IN. 12.  CONTRACTOR IS RESPONSIBLE FOR COORDINATING THE RELOCATION OR REMOVAL OF EXISTING POWER POLES, TELEPHONE POLES AND GUYS WITH RESPECTIVE UTILITY COMPANIES.  CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES FOR INSTALLATION REQUIREMENTS AND SPECIFICATIONS REGARDING UTILITY SERVICES. 13.  CONDUIT FOR ELECTRICAL SHALL BE SCH. 40 PVC OR SCH. 40 HDPE 14.  GAS SERVICE LINE SHALL BE MDPE (DRISCOPLEX 6500 OR EQUAL) MEETING PE2708, YELLOW IN COLOR.  ALL JOINTS SHALL BE FUSED.

AutoCAD SHX Text
15.  THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS BASED ON FIELD LOCATED MARKS FROM THE UTILITY COMPANIES. --GAS, WATER, COMMUNICATIONS, AND ELECTRIC (SUE LEVEL C).   --MEASUREMENTS FOR HORIZONTAL LOCATION AND DEPTH WERE TAKEN IN THE FIELD FOR STORM AND SANITARY SEWER ONLY (SUE LEVEL A).   THE INFORMATION IS NOT TO BE RELIED ON AS BEING EXACT OR COMPLETE.  THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANIES AT LEAST 72 HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO COORDINATE WITH AND RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.
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ELECTRIC: EVERGY (WESTAR ENERGY) ROSS HARRIS 785-865-4857 WATER: CITY OF TONGANOXIE 913-845-2620 SANITARY AND STORM SEWER: CITY OF TONGANOXIE 913-845-2620 GAS: ONEGAS 800-794-4780 TELEPHONE/INTERNET MIDCO: 800-888-1300 ATT (RELOCATIONS, RICK THENO): 866-457-0777 ATT (NEW SERVICE, JENNIFER TAYLOR): 913-727-1342 DIRECT TV: 877-423-3403
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Site Lighting Plan

Type - "A"

Parking Lot Lighting Visionaire Image

Parking Lot Lighting Pole Legend

Parking Lot Lighting Photometrics

"A"

INSTALL 17"x30" "QUAZITE" PG

SERIES JUNCTION BOX WITH

CONCRETE COLLAR, SEE

DETAILS TYPICAL.

INSTALL 2" SCH 40 P.V.C. CONDUIT &

3 - #8 XHHW, RHW, RHW-2 FOR

LIGHTING CIRCUITRY, SEE DETAILS

TYPICAL.

INSTALL 2" SCH 40 P.V.C. CONDUIT &

3 - #8 XHHW, RHW, RHW-2 TO

PHOTOCELL OR BUILDING LIGHTING

CONTROLS, SEE DETAILS. FIELD

VERIFY LOCATIONS.

"A"

"A"

INSTALL 4" SCH 40 P.V.C.

CONDUIT SLEEVE FOR

LIGHTING CIRCUITRY

UNDER PAVEMENT, SEE

DETAILS. (75'±)

"JB"

"JB"

"JB"

Type - "B"

"B"

"B"

INSTALL 1" SCH 40 P.V.C. CONDUIT

& 3 - #10 XHHW, RHW, RHW-2 FOR

LIGHTING CIRCUITRY, SEE

DETAILS TYPICAL.

North Right of Way

99 points at z=0, sp 10ft by 10ft

HORIZONTAL FOOTCANDLES

Average

Maximum

Minimum

Avg:Min

Max:Min

Coef Var

UnifGrad

0.9

5.5

0.1

9.20

55.00

1.31

11.31

South Parking

174 points at z=0, sp 10ft by 10ft

HORIZONTAL FOOTCANDLES

Average

Maximum

Minimum

Avg:Min

Max:Min

Coef Var

UnifGrad

1.8

5.0

0.2

8.79

25.00

0.74

3.50

Walkway 

128 points at z=0, sp 5ft by 5ft

HORIZONTAL FOOTCANDLES

Average

Maximum

Minimum

Avg:Min

Max:Min

Coef Var

UnifGrad

2.4

6.5

0.5

4.85

13.00

0.60

5.00

Visionaire Lighting LLC VBL-1-T2-32LC-S-3-4K-UNV

Visionaire Lighting Photometric Laboratory test report no. S040218T2016

lamp(s):  XXX

candela file 'VBL-1_T2_32LC-S_3_4K.IES'

1 lamp(s) per luminaire,  photometry is absolute

Light Loss Factor = 1.000,  watts per luminaire = 32

Outreach (from mounting axis to photometric center)= 10.75 in

mounting height=  11.5 ft

number locations= 6,  number luminaires= 6

kw all locations= 0.2

Visionaire Lighting LLC VMX-1-T3-96LC-5-4K-UNV_CLS-

Visionaire Lighting Photometric Laboratory test report no. S103017T3029

lamp(s):  XXX

candela file 'VMX-1_T3_96LC_5_4K-UNV_CLS.IES'

1 lamp(s) per luminaire,  photometry is absolute

Light Loss Factor = 1.000,  watts per luminaire = 157

Outreach (from mounting axis to photometric center)= 9 in

mounting height=  25 ft

number locations= 3,  number luminaires= 3

kw all locations= 0.5

INSTALL 1" SCH 40 P.V.C. CONDUIT

& 3 - #10 XHHW, RHW, RHW-2 FOR

LIGHTING CIRCUITRY, SEE

DETAILS TYPICAL.
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SITE  PLAN  REVIEW  APPLICATION 
City of Tonganoxie, Kansa 

 

 
Please complete all of the following information (type or print): 

 

Project Name:  _______________________________________________________________ 

Project Address/Location:  ______________________________________________________ 

Description:  ____ New Construction    ____ Addition    ____ Exterior Remodel    ____ Tenant Finish 

                     Other: __________________________________________________ 

 
Send Review Comments To: 

Contact Person: ______________________________________________________________ 

Company Name:  ______________________________________________________________ 

Address: ___________________________________________________________________ 

City, State Zip: ______________________________________________________________ 

Phone Number: __________________________ Fax Number: ________________________ 

 
Owner/Developer (If different from above): 

Contact Person: ______________________________________________________________ 

Company:  __________________________________________________________________ 

Address: ___________________________________________________________________ 

City, State Zip: ______________________________________________________________ 

Phone Number: __________________________ Fax Number: ________________________ 

 

q Site Plan--buildings, walls, fences, exterior equipment, refuse disposal 
q Landscape plan w/schedule  
q Drainage calculations for City Engineer 
q Elevations showing materials, colors, textures, etc. 
 
Date Submitted:  ____________   Fee Paid:  ______   Received by _______________________ 
 
*It is the responsibility of the Applicant to read and comply with all of the regulations contained in the 
Site Review Ordinance.  Applicant should anticipate a minimum 2 week review period by City staff.  
Any revisions required will require additional review time. 

BRIAN
Text Box
Brian Lavery, P.E.Continental Consulting Engineers9000 State Line RoadLeawood, KS 66206913-642-6642 x213                              913-642-6941

BRIAN
Text Box
Between 2nd and 3rd Street and between Church and Shawnee Streets

BRIAN
Text Box
4

BRIAN
Text Box
Schoolyard Lofts

BRIAN
Text Box
Jason SwordsSchoolyard Townhomes, LLC1125 Grand Blvd Suite 202Kansas City, MO 64106816-581-3992

BRIAN
Text Box
4444



CITY OF TONGANOXIE 
Site Review Checklist 

q Application and fee 

q Projected review period and process--proposed meeting date(s) ______________________ 

q Goals of the Site Review Board: (Section 1.1) 
• Compatibility both on the site and in the neighborhood--building arrangement and appearance, 

parking, access, lighting, & landscaping 
• Traffic --streets & sidewalks designed for safe movement of vehicles and pedestrians? 
• Landscaping--does the site present a pleasant public appearance, is sufficient screening & buffering 

provided?  Location? 
• Drainage--will the improvements to the site affect the amount of water leaving the site during and 

after a storm?  If so, how do you plan to mitigate this problem? 
 
Preliminary Planning Meeting (Section 1.3.1) 

q Site sketch 
q Information concerning site and adjacent areas--contours, topography, floodplain, existing and proposed 

improvements, streets, driveways, drainage areas, fire hydrants 
 
Submittal Materials (Sections 2.0, 3.0, 4.0) 

q Completed application form and fee 
q Engineered Stormwater Plan (Section1.4.5) 
q Sufficient drawings to clearly depict all requirements of plan 
q Projected timeline 

 
Stormwater Plan - Contact Brian Kingsley at BG Consultants, (785) 749-4474 for city standards concerning 

stormwater calculations. 
 
Drawings (may be separate or combined) 

q Site Plan (Section 2.0) 
• Site boundary dimensions/bearings 
• Legal description 
• On-site and adjacent streets, drives, entrances, sidewalks, medians, turning lanes, etc with widths and 

curb cuts. 
• Existing and proposed structures/improvements and significant vegetation (dimension) 
• Label all improvements 
• Stormwater detention areas 
• Exterior refuse and mechanical equipment locations 
• Signs--size and location 
• Loading and service areas 

 
q Grading Plan showing finish grades/contours at 2 foot intervals (Section 2.1.3) 

q Exterior lighting and sound--location, height and intensity of fixtures/lamps/speakers (Section 2.1.8-9) 

q Landscaping Plan-location & schedule of landscaping materials (plants, structures, fences, walls, etc.) (4.0) 
• Contributes to the aesthetic appearance of site 
• Plan safeguards the natural environment 
• Provides sufficient buffering and screening 
 

q Elevations--materials, dimensions, design, windows, doors (Section 3.0) 

q Material samples (Section 3.4) 

q CBD/Downtown Design Standards (Section 3.8) 

NOTE: This is not a comprehensive list.  Please refer to the Site Review Regulations for a complete 
explanation of the above items.  Normally, bid drawings will contain all the needed information except 
for stormwater calculations 

✔

✔

✔
✔

✔
✔
✔
✔

✔

✔

✔

✔

✔

✔

✔

✔ Nov 7, 2019 PC, Dec 2 CC

Begin Jan 1, 2020, complete Mar 1, 2021



 
  
 
 
 
 
 
 
 
 

The Special Use Permit application submitted for 702 E 4th Street has been continued to a 
future date TBD in the Council Chambers, located at 321 S Delaware Street. 
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MEMO 
 
To: George Brajkovic, City Manager 

City of Tonganoxie 
 

   
Cc: Dan Porter, Asst. City Manager 

Kent Heskett, City Superintendent 
Joe Herring, Herring Surveying 

 

   
From: Brian Kingsley, City Engineer  
   
Date: October 11, 2019  
   
Re: Saunders Estates Subdivision 

Preliminary Plat and Final Plat 
19-1001L 

 

 
 
The following are the City Engineer and staff review comments related to Engineering issues: 
 
 
Preliminary Plat: 
 

1) The Planning Commission’s motion included the following language regarding access from 
Smiley Road: 
 
Access to the 4 lots on Smiley Road shall be subject to review and approval by the City 
Engineer, and generally be consolidated to two points. Options to explore include shared 
drives between two lots, access from the proposed side street to the south of the property, 
access from a shared “frontage lane” connecting all lots with a common access drive, or 
combinations of these or similar strategies.  
 
It appears that the proposed access shown on the plats includes 3 points of access to Smiley 
Road. 
 
 

2) The preliminary plat does not contain the required content (proposed infrastructure). 
 

a. A stormwater management plan dated October 9th, 2019 has been submitted and 
meets the requirements of the City Regulations. 
 

i. Existing and proposed contours are a requirement for the preliminary plat 
content.  The applicant has requested that the requirement to show proposed 
contours be waived for the preliminary plat.  The applicant proposes to address 
the proposed contours with construction plans to be submitted if a variance is 
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not granted by the City Council to waive the requirement for storm water 
detention.   

 

Recommendation:  To be consistent with City Planning Commission requirements, I recommend that 
the City require no direct access from Lot 1 to Smiley Road and require construction of storm water 
detention as per the City regulations. 
 
 
Final Plat: 
 
 
Recommendation:  I recommend approval of the Final Plat contingent upon meeting recommendations 
above for the Preliminary Plat and contingent upon submitting construction plans for the storm water 
detention. 
 
--END 
 
 
 
For questions or comments, please contact: 
Brian Kingsley, PE 
President 
T: 785.749.4474 ext. 2105 
E: brian.kingsley@bgcons.com 

mailto:brian.kingsley@bgcons.com
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City of Tonganoxie, Kansas 
 

PLANNING STAFF REPORT 

 
Case#: 2019-008P  Reconsideration of Application for Preliminary Plat and Final Plat 
 
Date of Report: November 4, 2019 
 
Applicant Name: Jack Willis, South Park Development  
 
Property Owner Name: South Park Development Company, LLC  
 
Subject Property Address: 520 Smiley Road 
 
Application:    

Zoning District:  R-R Rural District and R-SF Single Family District 
Type of Approval Desired:  Preliminary and Final Plat 
Date of Application: June, 2019 
Date of Meeting: August 1, 2019  

 
Surrounding Property – Zoning and Use:  

West:  RR-2.5 (unincorporated Leavenworth County), undeveloped wooded lot; and R-R, 
house on remnant parcel that was part of previous rezoning application 

South:   R-SF – 3 single family lots (approximately .5 acres), 2 single-family lots 
(approximately 1-2 acres), and 1 remnant lot (approximately 15 acres) 

East:  R-R and R-SF– 4 single-family lots (approximately 1 acre), 1 large remnant parcel, 
church 

North:  R-SF and R-R – 17 single-family lots (approximately 7,000 – 12,000 square feet), 4 
remnant parcels (approximately 2 to 10 acres) 
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UPDATE: 

This item is a reconsideration of a previous Planning Commission approval.  It is based on changes 
proposed by the applicant since the Planning Commission Action.  This cover page includes an outline of 
the issues before the Planning Commission on reconsideration.  The following pages are for background 
only, and include the original staff report associated with the August 2019 submittal.  Staff will be 
prepared to answer any specific questions at the November 7, 2019 meeting. 
 
Reconsideration of Application for Preliminary Plat and Final Plat – Saunders Estates  
 
August 1, 2019 Planning Commission Consideration  
 
The staff report recommended approval of the preliminary and final plat subject to the following 
conditions:  
 
1.  The final plat be revised prior to city signatures and recording to show restricted access on all lots – 

limited to two access points on Smiley Road, and that all access points be approved by the City 
Engineer prior to construction. 

2.  A storm water management plan and engineer study be submitted for review by the City engineer 
prior to any construction on any lots, and that any necessary detention shall be noted on the plat 
prior to signatures and recording, or other similar documentation prepared by a licensed 
professional engineer and approved by the City Engineer is recorded with the plats. 

3.  The final plat be revised prior to city signatures and recording to show all building lines applicable to 
the R-SF zoning on each of the lots. 

4.  Sanitary sewer construction plans may be required in association with future construction 
documents or building permits, as indicated in the City Engineer comments (July 23, 2019) 

5.  The remainder of the property (outside of the 4 platted lots) shall remain subject to the R-R zoning 
district standards, and any future development on this property shall require review according to 
the rezoning and platting procedures and criteria at that time. 

 
Access 
 
Following discussion, a motion was made to approve the application in conjunction with staff’s 
recommendations, while amending staff recommendation #1 to allow for two new access points, for a 
total of 3, off Smiley Road. This motion was not carried by a vote of 2 ayes and 2 nays. 
 
After additional discussion, a motion was made to approve the application in conjunction with staff’s 
recommendations numbered 2-5, while making an adjustment to add a 60’ access corridor between lots 
1 and 2.  
 
Storm Water Detention Construction Plans 
 
Prior to consideration of the final plat by the City Council, the applicant notified City staff that a waiver 
was requested for the requirement in the City regulations to complete and submit storm water 
detention construction plans for the project. The preliminary and final plat application is now being 
brought back before the Planning Commission for consideration of this request.  

  
 
_____________________________ 
Chris Brewster 
Contract City Planner  
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I. SUMMARY: 
 
In March, 2019 this property was subject to a proposed rezoning from R-R to R-SF.  At that time, staff 
recommended that the applicant only rezone the front portion of the property, since there was no 
intention to plat or develop the entire property.  The applicant preferred to submit a request to rezone 
the entire 19 acre parcel.  The staff report for the previous application recommended approval, subject 
to a condition that a preliminary plat and conceptual street network plan for the entire property be 
created, and that this be shown at the time of preliminary or final plat.  Staff’s rationale for this 
condition is that once the property is officially rezoned, future plats simply need to meet the City 
standards and they should then be approved.  Many different utility, street, and lot configurations are 
possible under the R-SF zoning designation that would technically meet the subdivision regulations; 
several of which would not be appropriate for this area and could negatively impact transitions, future 
planning and potential development on adjacent sites.  Therefore, it was not possible to fully 
understand the potential impacts of rezoning the remainder of the property without at least a 
conceptual street network, with block and lot layouts.  The Planning Commission recommended 
approval of the rezoning subject to the condition of a conceptual street network for the entire property 
being submitted with the preliminary plat, and the City Council approved this action on April 1, 2019. 
 
The applicant has not submitted a conceptual street network for the entire property, and there is no 
intention to develop this property at this time.  The condition for the rezoning of the rear portions of 
this lot have not been fulfilled, and the property should remain as zoned prior to the previous 
application (R-R).  Any development of the west portions of the property should be subject to the full 
rezoning procedures and considerations at that time, including the requirement for a street network 
demonstrating capacity for utility plans, block and lot layouts and other issues impacting potential 
planning and development on this and adjacent property.   
 
The current application is a preliminary and final plat for the 4 lots that were originally intended for 
development as part of previous rezoning application.  The proposed preliminary and final plat fulfills 
the conditions of rezoning for this portion of the property. 
 

II. ANALYSIS  
 
Section 3.3 provides that the Planning Commission shall review preliminary and final plats to find 
conformance with the requirements of the subdivision regulations.  Section 4.1 and 4.2 of the 
Tonganoxie Subdivision Regulations include the following subdivision design standards – the ones in 
bold are applicable to this application and with staff comments below: 
a. Acreage subdivision (potential for re-subdivision or logical arrangement of lots of “acreage lots” 

and / or undeveloped portions.) 
b. Relation to adjoining street system. 
c. Streets in relation to railroads 
d.  Major Street classifications 
e. Minimum roadway and right-of-way width. 
f. cul-de-sac and dead end streets 
g. private streets and reserve strips. 
h.  Restriction of access. 
i.  Street grades. 
j. Intersections and geometrics. 
k. Street names 
l. Drainage. 
m. Stormwater detention plans. 
n. Blocks. 
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o. Lots. 
p. Building lines 
q. Underground wiring. 
 
The design standards require subdivisions – particularly those with large lots or remnant parcels to show 
the opportunity for re-subdivision and future streets.  The easement to the south boundary of this 
property would provide a potential for street access to the property to the west in the event of future 
development.  As indicated in the summary, in the event of future development of this area, this 
condition and design standard would need to be reconsidered for the remainder of the property at that 
time, subject to all of the applicable rezoning, preliminary and final plat procedures and criteria.  (4.01.a 
and b.) 
 
The rezoning in April, 2019 was conditioned on restricted access to Smiley Road, to be further identified 
and approved by the City Engineer at the time of platting.  The plat shows no access on Smiley Road for 
the southernmost lot.  This lot will likely get access from the easement and existing driveway.  However, 
the other 3 lots do not show specific access or access restrictions.  Per the previous rezoning conditions 
and the City Engineer comments on this application, (July 23, 2019), only two access points shall be 
allowed on Smiley Road.  Therefore, the plat will need to be amended to show specific access points 
and/or include a note showing that access is restricted to two points, which must receive City Engineer 
approval (4.01.h) 
 
A stormwater management plan and engineering study by a professionally licensed engineer is required 
by the regulations, and as noted in the City Engineer comments (July 23, 2019).  The City may waive any 
requirements based on the study demonstrating to the City Engineer’s determination that no issues will 
arise from potential development of the site.  Otherwise detention deemed necessary by that plan shall 
be included on the plat prior to signatures and recording.  (4.01.l and m.; and Article 9, Section 5. 
Storwater Detention Plan) 
 
The four lots all meet the standards of the R-SF zone and they will allow for appropriate building sites 
according to the zoning district standards.  The final plat shows the front building lines, and by default 
the side building lines (which correspond to the easements).  However it does not include the applicable 
rear building line which should be added prior to recording of the final plat.  The applicable building lines 
for the R-SF district are: 30-feet front setback; 10 feet side setback; 30-feet rear setback.  (4.01.o. and p.; 
4.02.c;  and 5-014 of the zoning ordinance) 
 
 

III. EFFECT OF DECISION 
The Planning Commission approves preliminary plats, recommends final plats to the Governing Body for 
acceptance of any dedicated easements.  Due to the routine nature of this particular application, the 
preliminary and final plat are submitted concurrently, as permitted in the subdivision regulations.  Based 
on the record and other findings, the Planning Commission may: 

1. Approve / recommend approval,  
2. Approve / recommend approval with conditions 
3. Deny / recommend denial of the plat. 

 
Subsequent to any approval of a preliminary and final plat, the applicant may record the plat with the 
county, and any development will require construction drawings and permits, reviewed by staff subject 
to all applicable city codes. 
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IV. RECOMMENDATION.   
Staff recommends approval preliminary plat, subject to the following conditions.  If the Planning 
Commission elects to recommend approval of the final plat, a storwater management plan / engineer 
study will need to be approved by the City Engineer and approval of the final plat should be limited to 
these same conditions. 
1. The final plat be revised prior to city signatures and recording to show restricted access on all 

lots – limited to two access points on Smiley Road, and that all access points be approved by the 
City Engineer prior to construction. 

2. A storwater management plan and engineer study be submitted for review by the City engineer 
prior to any construction on any lots, and that any necessary detention shall be noted on the 
plat prior to signatures and recording, or other similar documentation prepared by a licensed 
professional engineer and approved by the City Engineer is recorded with the plats. 

3. The final plat be revised prior to city signatures and recording to show all building lines 
applicable to the R-SF zoning on each of the lots. 

4. Sanitary sewer construction plans may be required in association with future construction 
documents or building permits, as indicated in the City Engineer comments (July 23, 2019) 

5. The remainder of the property (outside of the 4 platted lots) shall remain subject to the R-R 
zoning district standards, and any future development on this property shall require review 
according to the rezoning and platting procedures and criteria at that time. 

 
 
 
 
 
 
 
_____________________________ 
Chris Brewster 
Contract City Planner 
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Current City Zoning (property in red box now zoned RR) 
 

 
Vicinity 
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Property 

 

 
 
 

Future Land Use (Tonganoxie Comprehensive Plan 2006) 
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