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Zoning & Subdivision Report

Planning & Development Department ~ 417/864-1611
840 Boonville Avenue ~ Springfield, Missouri 65801

PRELIMINARY PLAT — MAPLES HEALTHCARE
DATE: October 28, 2009
PURPOSE: To approve a preliminary plat to subdivide approximately 19.4 acres into a two
(2) lot subdivision, including a request for a subdivision variances: to allow the
extension of Market Avenue to meet residential local street standards instead of
commercial local street standards.
BACKGROUND:
LOCATION:  2600-2700 blocks w/s South Campbell Avenue
APPLICANT: OM & TAT, LLC
TRACT SIZE: 19.4 Acres
EXISTING USE: Existing commercial use and undeveloped land
PROPOSED USE: Office and General Retail uses
RECOMMENDATION:
The request be approved, provided that Planning and Zoning Commission finds that the
standards for subdivision variance approval have been met and, if approved, the conditions listed
below shall govern and control the subdivision of the land shown on Exhibit A. If Planning and
Zoning Commission finds that the standards for subdivision variance approval have not been
met, the plat needs to be revised to show the Market Avenue extension as a commercial local
street in accordance with the Subdivision Regulations.

FINDINGS:

1. Ifthe subdivision variance is approved, the applicant’s proposal, with the conditions
listed below, is consistent with the City’s Subdivision Regulations.

2. If the subdivision variance is not approved, the applicant’s proposal is not consistent
with the City’s Subdivision Regulations.



CONDITIONS:

1. All improvements shall be constructed in accordance with the “Design Standards for
Public Improvements™ of the Public Works Department and the maintenance and
operation of such improvements shall be the responsibility of the developers unless
approved by the Director of Public Works. Al required sanitary sewer, street,
sidewalk and drainage plans shall be prepared in accordance with City standards and
specifications and approved by the Director of Public Works.

a. Sanitary sewers shall be extended to all building sites.

b. Sidewalk shall be constructed, in accordance with the requirements of the
Subdivision Regulations, along one side of the Market Avenue extension and
along Campbell Avenue frontage. The existing sidewalk appeats to have portions
outside of right-of-way. Additional right-of-way is required to include this
sidewalk, and has not been shown on the preliminary plat.

2. All required street rights-of-way, drainage and utility easements and limitations of
access shall be dedicated on the final plat.

a. A total of thirty (35) feet of right-of-way shall be dedicated for Sunset Street, as
measured from the centerline. A ten (10) foot right-of-way triangle shall be
dedicated at the intersection of Market & Sunset.

3.  The developer shall meet all city and state erosion control regulations prior to
- disturbing the soil.

4. The developer shall be responsible for the relocation costs of any existing utility
services and shall be responsible for clearing all utility easements of trees, brush and
overhanging tree limbs.

5. Itis determined that the public interest requires assurance concerning adequate
maintenance of common space arcas and improvements. The restrictive covenants,
rules and bylaws creating the common ownership must therefore provide that if the
owners of the Property Owners Association shall fail to maintain the common areas or
improvements in reasonable order and condition in accordance with the approved
plans, the City may, after notice and hearing, maintain the same and assess the costs
against the units or lots, per the Common Open Space and Common Improvement
Regulations section of the Zoning Code.

6.  All other requirements which are necessary for this subdivision to be in compliance
with the Subdivision Regulations.

If the request is recommended for denial by the Commission and the applicant requests City
Council consideration, all the above conditions, plus any amendments made by the Planning and
Zoning Commission, shall be included in the Council Bill.



STAFF CONTACT PERSON:

Daniel Neal
Senior Planner
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ATTACHMENT A
BACKGROUND REPORT
PRELIMINARY PLAT - MAPLES HEALTHCARE

APPLICANT’S PROPOSAL:

The applicant proposes to subdivide approximately 19.4 acres into a two (2) lot subdivision. The
application includes a request for a subdivision variance to allow the extension of Market
Avenue to meet residential local street standards instead of commercial local street standards.

SANITARY SEWER COMMENTS:

Sewer currently exists for lot 1. Public sewer will have to be extended to each proposed lot.
Submit public improvement plans to Public Works Engineering. '

CITY UTILITY COMMENTS:

1.  The existing water main along the west side of Campbell may need additional easements
dedicated as it appears to be out of the previously dedicated easement(s) in some places.
We will work with the surveyor at the final plat stage to clarify what will be required.

2. Water and gas can be extended on Main Ave. to serve lots 2 through 9. A 5 or 10 ft. wide
easement should be shown on the front of lots 2 through 9. The exact width will be
determined by how service is extended to these lots.  These can be shown at the final plat
stage. A 5 foot wide side lot line easement may be added somewhere along the lots on the
west side of Main Ave. for street lights if these lots are served by the existing overhead line
on the west side of the property. '

3. The gas and water mains that are stubbed to the property on Main were previously installed
but never paid for. Payment for this section of main(s) will be required before they can be
extended. About 140 foot of main is involved with a unit price of $32 per ft. for water and
$4 per ft for gas. ' '

4. A5 or 10 foot wide electric easement may be required along the south line of lot 1 and on
lot 2. This is for the underground 3-phase service to lot 2. We will work with the
surveyor to show this easement on the final plat.

FIRE DEPARTMENT COMMENTS:
No comments. |
VSTAFF COMMENTS:
1. Ifthe Planning and Zoning Commission approves the applicant’s request for a subdiviéion
variance, the proposed preliminary plat, with the conditions listed, meets the requirements

of the Subdivision Regulations. Staff supports the proposed subdivision variance which will
provide a narrower and more circuitous street to deter cut through traffic in the adjacent -
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residential neighborhood.

If the Planning and Zoning Commission does not approve a subdivision variance, the
applicant’s proposal does not meet the requirements of the Subdivision Regulations.

Section 403(2) of the City’s Subdivision Regulations require the arrangement of streets in
new subdivisions shall make provision for the continuation of the existing streets in
adjoining area. Staff has consistently prioritized the extension of streets to neighboring
properties whether it be between residential and/or commercial.

Section 403(6) of the City’s Subdivision Regulations requires dead-end streets or
cul-de-sacs to be no longer than 800 feet and shall provide an adequate turnaround for fire
and traffic. Staff believes that leaving Market and Main Avenues as stub streets will go
against the intended policies that provide connectivity and life safety access to these
properties.



ATTACHMENT B
STREET SYSTEM REPORT
PRELIMINARY PLAT - MAPLES HEALTHCARE

TRAFFIC ENGINEER:

1.

Sunset Street is classified as a secondary arterial, which requires 35 feet of right-of-way
measured from centerline. The existing sidewalk appears to have portions outside of -
right-of-way. Additional right-of-way is required to include this sidewalk and has been
shown on the preliminary plat.

Subdivision ordinance would require that either Market Avenue or Main Avenue be
extended across property to Sunset Street and access be taken from the new street. The
extension of Market Avenue as shown is acceptable. Final plat needs to include the note
that no access will be granted to Main Avenue.

The subdivision variance, requesting that the extension of Market Avenue meet residential
local street standards instead of commercial local street standards, is acceptable to Traffic
Engineering.

Any public or private access to Sunset Street west of the Market Avenue extension will
require Sunset to be widened to match the roadway width at the west property line,
approximately 59 feet in width. The final plat needs to include a note stating this.

Sidewalk will be required along one side of the Market Avenue extension and along
Campbell Avenue frontage. '



ATTACHMENT C
DRAINAGE REPORT
PRELIMINARY PLAT — MAPLES HEAL THCARE

STORMWATER COMMENTS:

1.  Drainage patterns for any runoff currently flowing across the site must not be blocked or
altered by any future construction.

2. Any increase in impervious area from 1983 aerial photo information will require the
development to meet current detention and water quality requirements. Impervious surfaces
in place prior to 1983 and in currently in good condition can be credited as existing
impervious surface. :

3. Due to the configuration of Lot 2, the western-most lot, detention and water quality
requirements may be delayed until time of lot development in order to better fit these
facilities into the ultimate site layout.

4,  Concentrated points of discharge from these improvements will be required to drain into a
natural channel, public right-of-way, or a drainage easement.

5. Any redevelopment is required to meet the current requirements of the Stormwater Design
Criteria Manual at time of development.

6.  Any future lot split of Lot 1, the Tracker lot, will require the dedication of common area for
the detention and water quality basin. ' '

7. Provide a sediment and erosion control plan at time of development.

8.  Provide a MDNR and/or City Land Disturbance Permit at time of development, if

disturbing one acre or more or in a protected watershed.



ATTACHMENT D
APPROVAL CRITERIA
PRELIMINARY PLAT — MAPLES HEALTHCARE

The applicant is requesting a subdivision variance to allow the extension of Market Avenue to
meet residential local street standards instead of commercial local street standards.

Section 106 of the Subdivision Regulations state in part:
Conditions of Variance Approval. No variance shall be granted unless it is found that:

(a) There are special and unusual circumstances affecting said property such that the
strict application of the provisions of this Article would deprive the owner of the
reasonable use of his land and is not the mere granting of a privilege, and

APPLICANT’S RESPONSE:

The residential subdivision to the south is a long established quiet area that has
enjoyed backing up to an undeveloped parcel of land with fairly mature trees that
buffers them from the traffic along Sunset Street. Although neither the
owner/developer nor the neighbors desire the street connection it is understood that
this is a requirement of Planning and Development. Staff requires that if the Market
stub is extended it must line up with the driveway on the north side of Sunset Street.
To maximize the land remnant between Market and the existing commercial area that
fronts Campbell Avenue we have proposed a curved street alignment that utilizes
residential centerline radius standards (in lieu of non-residential standards). The
minimum centerline radius for residential is 175 and the minimum for commercial is
300°.

(b) The variance is necessary for the preservation and enjoyment of a substantial property
right of the owner, and '

APPLICANT’S RESPONRSE:

The owner/developer and neighboring property owners would prefer that the
office/commercial area not have a direct connection to the residential area. The
neighboring residents are used to living on a no-outlet street with little to no tratfic
flow. They do not want traffic from the office/commercial subdivision cutting through
their neighborhood as a means of ingress and egress. However, it is understood that a
street connection is a requirement of Planning and Development. In an effort to
provide traffic calming and reduce cut-through traffic we are proposing tighter
residential centerline radius curves and narrower width (in lieu of the larger
non-residential standards). The width for residential is 27° and the width for
commercial is 37°.

(¢) The granting of the variance would not be detrimental to the public safety,
convenience or welfare or be injurious to other property in the vicinity.
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APPLICANT’S RESPONSE:
The tighter centerline curve radii and narrower width will reduce traffic volume and
speed which improve public safety for both the development as well as the adjacent

existing residential area.

The Planning and Zoning Commission must first decide if all of these conditions are met before
this variance can be approved.
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