
 

 
CITY COUNCIL MEETING 

February 21, 2024 6:00 p.m. 
Council Chambers  

Howard L. Brown Public Safety Building 
 1100 SW Smith  

Blue Springs, Missouri  
 

The meeting can be viewed live on the City’s website at 
www.bluespringsgov.com/CityMeetingsLive 

 
Anyone wishing to address the Mayor and Council, either in a Public Hearing or in the Visitors 
Section of the Agenda, must fill out a Speaker’s Appearance Form. Forms are available online or 
located at the entrance of the Multipurpose Room.  After completion, the form is to be given to 
the City Clerk prior to the start of the Council meeting. 
 

 1. Call meeting to order and Pledge of Allegiance  
 

 2. Confirmation of a Quorum 
 

 3. Consent Agenda 

 All matters under Item 3, Consent Agenda, are considered to be routine by the City 
Council and will be enacted by one motion of the Council with no separate 
discussion.  If separate discussion is desired, that item may be removed from the 
Consent Agenda and placed on the Regular Agenda by request of a member of 
the City Council.   
 

  a. Minutes of the February 5, 2024 City Council Meeting 
  b. Resolution No. 12-2024 approving purchase from Athco Acquisition Corp 

for picnic tables and trash receptacles and rescinding Resolution No. 13-
2023  

  c. Resolution No. 13-2024 approving a contract with KAT Excavating for Wyatt 
Road Improvements 

  
4. Public Hearing – Redwood Rezoning and Planned Development Concept Plan (RZ-

10-23-8944 & PDC-10-23-8946)  
 

5. Introduction and readings of Bill No. 5186 approving Redwood Rezoning and 
Planned Development Concept Plan (RZ-10-23-8944 & PDC-10-23-8946) 
 

 6. Public Hearing – Lucky Time Dog Car Wash Rezoning and Planned Development 
Concept Plan (RZ-12-23-8974 & PDC-12-23-8975)  
 

 7. Introduction and readings of Bill No. 5187 approving Lucky Time Dog Car Wash 
Rezoning and Planned Development Concept Plan (RZ-12-23-8974 & PDC-12-23-
8975) 
 

 8.  Public Hearing – Brittany Hill Middle School General Development Plan (GDP-12-
23-9004) 
 

http://www.bluespringsgov.com/CityMeetingsLive
http://www.bluespringsgov.com/FormCenter/Governance-2/Speaker-Appearance-Form-49


 9. Introduction and readings of Bill No. 5188 approving Brittany Hill Middle School 
General Development Plan (GDP-12-23-9004) 
 

10. Introduction and readings of Bill No. 5189 approving Brittany Hill Middle School Final 
Plat (PF-12-23-9006) 
 

11. Introduction and readings of Bill No. 5190 approving CJCFPD #5 Final Plat (PF-12-
23-8993) 
 

12. Introduction and readings of Bill No. 5191 approving Bartow Administration Center 
Final Plat (PF-12-23-9003) 
 

13. Introduction and readings of Bill No. 5192 amending the Code of Ordinances 
regarding unlawful use of weapons 
 

14. Introduction and readings of Bill No. 5193 approving a contract with Williams & 
Campo for legal services 
 

15. Visitors 
 

16. Mayoral Announcements 
            Thoughts to Ponder 

 
17. Executive Session - Discussion relating to Personnel pursuant to Section 610.021 

(3) 
 

  
 

Miscellaneous Items 
Planning Commission Meeting – Monday, February 26, 6:30 PM 
Public Safety Citizen Advisory Board Meeting – Tuesday, February 27, 6:00 PM 
City Council Meeting – Monday, March 4, 6:00 PM  
Planning Commission Meeting – Monday, March 11, 6:30 PM 
Parks Commission Meeting – Tuesday, March 12, 6:00 PM 
Public Arts Commission Meeting – Wednesday, March 13, 3:30 PM 
City Council Meeting – Monday, March 18, 6:00 PM 

 
 

This Agenda was posted at City Hall and on the City’s website on February 16, 2024. 
 

Erin Ford, City Clerk 



 
   
      
TO:  Mayor, City Council, 
  Department Directors, and Press 
 
FROM: Christine Cates 
  City Administrator 
 
DATE:  February 16, 2024  
 
SUBJECT: Agenda Explanations 
 
 
 
Item 3b – Purchase from Athco for Picnic Tables and Trash Receptacles  
Adopt a Resolution approving a purchase in the amount of $99,397.20 from Athco Acquisition 
Corp for Picnic Tables and Trash Receptacles and rescinding Resolution No. 13-2023 approving 
a purchase from Custom Play Systems, Inc. Refer to Council Information Form from Interim 
Assistant City Administrator Director Dennis Dovel for additional information. 
 
Item 3c – Contract with KAT Excavating for Wyatt Road Improvements 
Adopt a Resolution approving a contract in the amount of $1,040,490.86 with KAT Excavating, 
Inc. for the Wyatt Road Improvements, Project No. 19-01-02.  This project is approved as CIP 
ST- 54 Wyatt Road Improvement Project. Refer to Council Information Form from Public Works 
Director Tom Degenhardt for additional information.   
 
Items 4 & 5 – Redwood Rezoning and Planned Development Concept Plan 
A public hearing is being held at the request of the Applicant, Richard Batt with Redwood Living, 
on behalf of the property owner, First Baptist Church of Blue Springs, to rezone property from 
“AG” (Agriculture) and “MF-14” (Moderate Density Multi-Family District) to “PD – R” (Planned 
Development – Residential) and request approval of a Planned Development (PD) Concept Plan 
for the development of 104 apartment units on 18.78 +/- acres generally located approximately 
990 feet west of SW 7 Highway and north of the future Major Road extension for Redwood Blue 
Springs Phase 2 (RZ-10-23-8944 & PDC-10-23-8946). Upon conclusion of the public hearing, a 
Bill rezoning Redwood as well as a Bill approving the Planned Development Concept Plan will be 
ready for introduction and readings. The public hearing was continued from the January 16, 2024, 
City Council meeting without testimony. Refer to Council Information Form from City Development 
Senior Director Mike Mallon for additional information. 
 
Item 6 & 7 – Lucky Time Rezoning and Planned Development Concept Plan 
A public hearing is being held at the request of the applicant and property owner, Dale Walkup, 
for consideration to rezone property from “GB” (General Business) to “PD – Commercial” 
(Planned Development – Commercial) and request approval of a Planned Development (PD) 
Concept Plan for the property located at 1800 SW Leonard Street (RZ-12-23-8974 & PDC-12-
23-8975) for Lucky Time Dog Car Wash.  Upon conclusion of the public hearing, a Bill rezoning 
the property to PD – Commercial” (Planned Development – Commercial) and a Bill approving 
the Planned Development Concept Plan will be ready for introduction and readings. The public 
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hearing was continued from the February 5, 2024, City Council meeting without testimony. 
Refer to Council Information Form from City Development Senior Director Mike Mallon for 
additional information. 
 
Item 8, 9 & 10 – Brittany Hill General Development Plan and Final Plat 
A public hearing is being held at the request of the by the applicant, J. David Ratley, MKEC 
Engineering, Inc., on behalf of the property owner, Blue Springs R-IV School District, for 
approval of a General Development Plan for a building addition consisting of a storm shelter, 
additional classrooms, and various site improvements located at 2701 NW 1st Street (GDP-12-
23-9004). Upon conclusion of the public hearing, a Bill approving the General Development 
Plan, and a Bill approving the Final Plat for Brittany Hill Middle School (PF-12-23-9006) will be 
ready for introduction and readings. Refer to Council Information Form from City Development 
Senior Director Mike Mallon for additional information. 
 
Item 11 – CJCFPD #5 Final Plat 
Passage of a Bill approving the Final Plat for CJCFPD (Central Jackson County Fire Protection 
District) #5 (PF-12-23-8993), generally located east of SE Adams Dairy Parkway and north of SE 
Shamrock Lane. 
 
Item 12 – Bartow Administration Center Final Plat 
Passage of a Bill approving the Final Plat for Bartow Administration Center (PF-12-23-9003), 
located at 1801 NW Vesper Street. Refer to Council Information Form from City Development 
Senior Director Mike Mallon for additional information. 
 
Item 13 – Code Amend – Unlawful Use of Weapons 
Passage of a Bill amending Section 220.840 of the Code of Ordinances, City of Blue Springs, 
Missouri, regarding unlawful use of weapons. Refer to Council Information Form from Police Chief 
Bob Muenz for additional information. 
 
Item 14 – Contract with Willams & Campo for Legal Services 
Passage of a Bill approving a Contract (engagement letter) with Williams & Campo, P.C. for on-
call legal services. Refer to Council Information Form from City Administrator Christine Cates for 
additional information.   



 

CITY OF BLUE SPRINGS, MISSOURI 
MINUTES OF COUNCIL MEETING 

FEBRUARY 5, 2024 
 
A meeting of the City Council of the City of Blue Springs, Missouri, was held on Monday, February 
5, 2024, 6:00 p.m. in the Council Chambers of the Howard L. Brown Public Safety Building, 1100 
SW Smith Street, Blue Springs, Missouri with Mayor Carson Ross presiding.   
 
COUNCILMEMBERS IN 
ATTENDANCE 

Jerry Kaylor 
Chris Lievsay 
Ron Fowler  
 

Galen Ericson 
Kent Edmondson  
Susan Culpepper 
 

 Also present were City Administrator Christine Cates, Interim City 
Attorney John Mullane, and City Clerk Erin Ford. 
 

CALL MEETING TO 
ORDER AND 
CONFIRMATION OF 
QUORUM 
 

Mayor Ross called the meeting to order at 6:00 p.m. and led in the 
pledge of allegiance. The City Clerk confirmed a quorum of the Council 
was present. 

CONSENT AGENDA 
 
 

Councilmember Ericson moved to approve the following Consent 
Agenda items and the motion was seconded by Councilmember 
Lievsay. 
 

 • Minutes of the January 16, 2024 City Council Meeting and 
Minutes of the January 29, 2024 City Council Work Session 

• Resolution 08-2024 approving the disposition of Information 
Technology Department records which have met the required 
retention period as prescribed by the Blue Springs Records 
Retention, Management, and Destruction Policy dated November 
28, 2016 and in accordance with the Missouri Secretary of State’s 
records retention guidelines. 

• Resolution 09-2024 approving a purchase in the amount of 
$216,956.60 from Schulte Supply, Inc. for Water Meters. 

• Resolution 10-2024 approving a purchase in the amount of 
$215,636.00 from Molle Chevrolet Inc. for four Chevrolet Tahoe 
patrol vehicles. 

• Resolution 11-2024 approving a five-year engagement letter with 
Baker Tilly Municipal Advisors, LLC for municipal advisor services 
as needed in an amount not to exceed $50,000 annually. 
 

 The above Consent Agenda items were approved with the following 
vote: 
 

 Kaylor – Aye 
Lievsay – Aye 
Fowler – Aye 
 

Ericson– Aye 
Edmondson – Aye 
Culpepper – Aye 
Mayor Ross – Aye 
 

PUBLIC HEARING – 
HOOT OWL MEADOWS 
REZONING AND 

Mayor Ross advised the Council that the Applicant, Justin Larkin, JW 
Larkin Properties, on behalf of the property owner, Land Bank of Blue 
Springs, requested the public hearing for consideration of a Rezoning  
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GENERAL 
DEVELOPMENT PLAN 
(RZ 10-23-8939 and 
GDP-10-23-8940) – 
MOTION TO CONTINUE  
 

and General Development Plan be continued to the March 4, 2024, 
City Council meeting (RZ-10-23-8939 and GDP-10-23-8940). The 
public hearing was continued from the December 18, 2023 and 
January 16, 2024 City Council meetings without testimony. 
Councilmember Culpepper moved to continue the public hearing on 
February 5, 2024 to the March 4, 2024 Council meeting. Motion 
seconded by Councilmember Kaylor and carried unanimously.   
 

PUBLIC HEARING – 
LUCKY TIME DOG CAR 
WASH (RZ 10-23-8939 
and GDP-10-23-8940) – 
MOTION TO CONTINUE  
 

Mayor Ross advised the Council that the Applicant, and property 
owner, Dale Walkup, requested the public hearing for consideration 
to rezone property from General Business to Planned Development 
– Commercial and request approval of a Planned Development 
Concept Plan for the property located at 1800 SW Leonard Street be 
continued to the February 21, 2024 City Council meeting (RZ-12-23-
8974 & PDC-12-23-8975). Councilmember Ericson moved to 
continue the public hearing on February 5, 2024 to the February 21, 
2024 Council meeting. Motion seconded by Councilmember Kaylor 
and carried unanimously.   
 
 

PUBLIC HEARING - TAX 
INCREMENT 
FINANCING AND 
ECONOMIC 
DEVELOPMENT 
INCENTIVE UPDATE 

Mayor Ross opened the Public Hearing to provide the Tax Increment 
Financing (TIF) and Economic Development Incentive update at 6:02 
p.m. Pursuant to Missouri Statutes, a public hearing will be held 
wherein City Administrator Christine Cates provided the Tax 
Increment Financing and Economic Development Incentive update. 
The minutes of the public hearing were recorded by a certified court 
reporter. City Clerk Erin Ford entered one exhibit into 
the record. 
 

STAFF REPORT 
 
 

City Administrator Christine Cates reviewed the details of the 
Tax Increment Financing and Economic Development Incentive 
update as required pursuant to Missouri Statutes and responded to 
questions from Council. A copy of the PowerPoint presentation is 
attached to these Minutes and incorporated herein. 
 
The Mayor hearing no further comments for or against, closed the 
public hearing at 6:10 p.m. 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5178 – CODE 
AMENDMENT – 
CARELESS DRIVING 
 

Councilmember Culpepper introduced Bill No. 5178 amending Section 
340.190 of the Code of Ordinances for the City of Blue Springs 
regarding the definition of the offense of careless driving. City Clerk 
Erin Ford made the first reading of Bill No. 5178 by title; copies of the 
proposed Bill having previously been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5178 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Kaylor and carried unanimously.   
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2ND READING – BILL 
NO. 5178 

Ms. Ford made the second reading of Bill No. 5178 by title.  
Councilmember Edmondson moved to adopt Bill No. 5178 upon its 
second reading and give it ORDINANCE NO. 5298, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Kaylor and carried with the following vote: 
 

 Lievsay – Aye 
Fowler – Aye 
Ericson – Aye  
 

Edmondson – Aye 
Culpepper – Aye 
Kaylor – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5179 - DETENTION 
SERVICES FOR CITY OF 
BUCKNER 
 

Councilmember Culpepper introduced Bill No. 5179 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Buckner. Clerk Erin Ford made the first reading of Bill No. 
5179 by title; copies of the proposed Bill having previously been made 
available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5179 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Ericson and carried unanimously.   
 

2ND READING – BILL 
NO. 5179 

Ms. Ford made the second reading of Bill No. 5179 by title.  
Councilmember Edmondson moved to adopt Bill No. 5179 upon its 
second reading and give it ORDINANCE NO. 5299, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Ericson and carried with the following vote: 
 

 Fowler – Aye 
Ericson – Aye  
Edmondson – Aye 
 

Culpepper – Aye 
Kaylor – Aye 
Lievsay – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5180 – DETENTION 
SERVICES FOR CITY OF 
GRAIN VALLEY 
 

Councilmember Culpepper introduced Bill No. 5180 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Grain Valley. City Clerk Erin Ford made the first reading 
of Bill No. 5180 by title; copies of the proposed Bill having previously 
been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5180 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Ericson and carried unanimously.   
 

2ND READING – BILL 
NO. 5180 

Ms. Ford made the second reading of Bill No. 5180 by title.  
Councilmember Edmondson moved to adopt Bill No. 5180 upon its 
second reading and give it ORDINANCE NO. 5300, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Ericson and carried with the following vote: 
 



February 5, 2024 City Council Minutes Page 4 
 
 Ericson – Aye  

Edmondson – Aye 
Culpepper – Aye 
 

Kaylor – Aye 
Lievsay – Aye 
Fowler – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5181 – DETENTION 
SERVICES FOR 
GREENWOOD 

Councilmember Culpepper introduced Bill No. 5181 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Greenwood. City Clerk Erin Ford made the first reading of 
Bill No. 5181 by title; copies of the proposed Bill having previously 
been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5181 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Kaylor and carried unanimously.   
 

2ND READING – BILL 
NO. 5181 

Ms. Ford made the second reading of Bill No. 5181 by title.  
Councilmember Edmondson moved to adopt Bill No. 5181 upon its 
second reading and give it ORDINANCE NO. 5301, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Lievsay and carried with the following vote: 
 

 Edmondson – Aye 
Culpepper – Aye 
Kaylor – Aye 
 

Lievsay – Aye 
Fowler – Aye 
Ericson – Aye  
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5182 – DETENTION 
SERVICES FOR LAKE 
LOTAWANA 

Councilmember Culpepper introduced Bill No. 5182 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Lake Lotawana. City Clerk Erin Ford made the first 
reading of Bill No. 5182 by title; copies of the proposed Bill having 
previously been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5182 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Kaylor and carried unanimously.   
 

2ND READING – BILL 
NO. 5182 

Ms. Ford made the second reading of Bill No. 5182 by title.  
Councilmember Edmondson moved to adopt Bill No. 5182 upon its 
second reading and give it ORDINANCE NO. 5302, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Lievsay and carried with the following vote: 
 

 Culpepper – Aye 
Kaylor – Aye 
Lievsay – Aye 
 

Fowler – Aye 
Ericson – Aye  
Edmondson – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5183 – DETENTION 

Councilmember Culpepper introduced Bill No. 5183 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Lake Tapawingo. City Clerk Erin Ford made the first 
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SERVICES FOR LAKE 
TAPAWINGO 
 

reading of Bill No. 5183 by title; copies of the proposed Bill having 
previously been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5183 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Kaylor and carried unanimously.   
 

2ND READING – BILL 
NO. 5183 

Ms. Ford made the second reading of Bill No. 5183 by title.  
Councilmember Edmondson moved to adopt Bill No. 5183 upon its 
second reading and give it ORDINANCE NO. 5303, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Lievsay and carried with the following vote: 
 

 Kaylor – Aye 
Lievsay – Aye 
Fowler – Aye 
 

Ericson – Aye  
Edmondson – Aye 
Culpepper – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5184 – DETENTION 
SERVICES FOR LONE 
JACK 
 

Councilmember Culpepper introduced Bill No. 5184 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Lone Jack. City Clerk Erin Ford made the first reading of 
Bill No. 5184 by title; copies of the proposed Bill having previously 
been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5184 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Kaylor and carried unanimously.   
 

2ND READING – BILL 
NO. 5184 

Ms. Ford made the second reading of Bill No. 5184 by title.  
Councilmember Edmondson moved to adopt Bill No. 5184 upon its 
second reading and give it ORDINANCE NO. 5304, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Lievsay and carried with the following vote: 
 

 Lievsay – Aye 
Fowler – Aye 
Ericson – Aye  
 

Edmondson – Aye 
Culpepper – Aye 
Kaylor – Aye 
Mayor Ross – Aye 
 

INTRODUCTION AND 
1ST READING – BILL 
NO.  5845 – DETENTION 
SERVICES FOR OAK 
GROVE 
 

Councilmember Culpepper introduced Bill No. 5185 approving a 
contract for use of the Blue Spring Police Department Detention 
Facility with Oak Grove. City Clerk Erin Ford made the first reading of 
Bill No. 5185 by title; copies of the proposed Bill having previously 
been made available to the public. 
 
Councilmember Fowler moved to approve Bill No. 5185 upon its first 
reading and proceed with the second reading. Motion seconded by 
Councilmember Ericson and carried unanimously.   
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2ND READING – BILL 
NO. 5185 

Ms. Ford made the second reading of Bill No. 5185 by title.  
Councilmember Edmondson moved to adopt Bill No. 5185 upon its 
second reading and give it ORDINANCE NO. 5305, with a copy 
attached hereto and made a part of the minutes. Motion seconded by 
Councilmember Lievsay and carried with the following vote: 
 

 Fowler – Aye 
Ericson – Aye  
Edmondson – Aye 
 

Culpepper – Aye 
Kaylor – Aye 
Lievsay – Aye 
Mayor Ross – Aye 
 

VISITORS 
 
 

Blue Springs Chamber of Commerce President Lara Vermillion 
introduced the 2024 Chamber Leadership Class. 

MAYORAL 
ANNOUNCEMENTS 
 
 
 

 
Thoughts to Ponder: 
 

“History has shown us that courage can be contagious and 
hope can take on a life of its own.”                                                                                                                                                   

     
                                       (Michelle Obama)                           

                                    
CLOSED SESSION At 6:23 p.m., Councilmember Kaylor moved for the Council go into 

closed session pursuant to Section 610.021(2, 3, 12) Revised Statutes 
of Missouri, for the purpose of privileged communications between a 
governmental body or its representative and legal counsel relating to 
real estate, personnel and contract negotiations and that any minutes, 
documents and other records discussed or taken during the closed 
session remain closed, and that the special meeting of this body stand 
adjourned at the completion of such session. Motion seconded by 
Councilmember Ericson and carried with the following votes: 
 

 Ericson – Aye  
Edmondson – Aye 
Culpepper – Aye 
 

Kaylor – Aye 
Lievsay – Aye 
Fowler – Aye 
Mayor Ross – Aye 
 

CITY OF BLUE SPRINGS 
ATTEST 
 
           
______________________________  Carson Ross, Mayor  
Erin Ford, City Clerk 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: January 26, 2024 
 
SUBMITTED BY: Dennis Dovel                             DEPARTMENT: Parks and Recreation   
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Adopt a Resolution approving a purchase in the amount of $99,397.20 from Athco Acquisition 
Corp for Picnic Tables and Trash Receptacles and rescinding Resolution No. 13-2023 
approving a purchase from Custom Play Systems, Inc.  

 
BACKGROUND/JUSTIFICATION 

The purchase of picnic tables and trash receptacles serves both functional and aesthetic 
purposes within various settings throughout our parks system. Picnic tables offer a designated 
space for individuals to gather, socialize, and enjoy meals in an outdoor environment. This not 
only enhances community engagement but also encourages a healthier lifestyle by promoting 
outdoor activities. 
 
In March 2023, the City Council approved by Resolution No. 13-2023 the purchase of picnic 
tables and trash cans in the amount of $62,376 from Custom Play Systems, Inc.  Shortly 
thereafter, Custom Play Systems informed the City of insufficient product availability and that 
they were unable to meet the order.  
 
In January 2024, staff published a request for proposals for the parks equipment and collected 
five total submittals. In the RFP, the City reserved the right to increase totals of any item bid to 
meet the needs of the department. The RFP stated minimum order to create a level bidding 
platform. The RFP provided a minimum of 29 trash cans and lids, but the department will 
actually purchase 79 trash cans and lids.  (Staff recommends the approval to purchase from 
Athco Acquisition Corp a total of 46 picnic tables along with a total of 79 trash receptacles with 
lids and liners (liners not included for four 55 gal. receptacles) in the amount of $99,397.20 
PO #23-0728 (approving purchase from Resolution 13-2023) was encumbered until staff found 
the appropriate vendor to supply the tables and receptacles for our parks. PO#23-0278 
currently has $62,376.00 as a balance leaving the remaining balance, $37,021.20.00, to be 
paid out of account 100-40050-540400.  

 
FINANCIAL IMPACT 

Contractor: Athco Acquisition Corp 
Amount of Request/ Contract: $99,397.20  
Amount Budgeted: $102,000      
Budget Year: FY 2023-24      
Funding Source/Account #: 100-40050-540400 - $37,021.20 

PO#23-0278 - $62,376 
Account Balance:  100-40050-540400 - $78,951.92 

PO# 23-0278 - $62,376                    Date: 2/8/2024 
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PROJECT TIMELINE 

Estimated Start Date Estimated End Date 
January 29, 2024 August 1, 2024 

Years and Months Contract in effect Number of times renewable 
  6 months    0 

 
STAFF RECOMMENDATION 

Staff recommends approval.  
 

OTHER BOARDS & COMMISSIONS ASSIGNED 
Name of Board or Commission: N/A      

 
ECONOMIC DEVELOPMENT PROJECT 

N/A 
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Bid Tabulation 
2. Resolution with Bid Submittal attached as Exhibit A 

 
REVIEWED BY: 

Requesting Director:  
Dennis Dovel 

Budget: 
Lori Turner 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 

 
SUPPORTING DOCUMENTS: 

(FOR CONTRACT ITEMS ONLY) 
Document Attached If not attached, explain 

Secretary of State:        
Certificate of Insurance:        
E-Verify Affidavits:        
E-Verify proof of enrollment:        
Bond:        
Anti-Discrimination Against Israel Act 
Certification (contract over $100,000) 
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Wage Order, by reference  Wage Order Number:       
IRS Form W-9:        
Bid/RFP/RFQ: (submit all)        
Bid/RFP/RFQ Tabulation:        
Bid Waiver: (less than three bids)        
Contractor address and email:   ATHCO Acquisition Corp. 

13500 W 108th St.  
Lenexa, KS 66215 
athco@athcollc.com 
800-255-1102     

Project Exemption Certificate needed:        
Other:        

 

mailto:athco@athcollc.com


January 19, 2024 

 

Bid Tabulation Form 

Blue Springs Parks and Recreation 

 

Company Total Bid 
Seasonal Concepts $89,245.00 

Athco $63,486.20 

Recreation Installations $66,421.12 

Q4 Industries $73,335.00 

BSN Sports LLC $103,509.07 

 $ 

 $ 

 $ 

 $ 

 $ 

 $ 

 $ 

 $ 

 $ 

 $ 
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               Resolution No. 12-2024    
          

 
A RESOLUTION APPROVING THE PURCHASE OF PICNIC TABLES AND TRASH 

RECEPTACLES FROM ATHCO ACQUISITION CORP AND RESCINDING RESOLUTION NO. 
13-2023 

 
WHEREAS, the City of Blue Springs is replacing picnic tables and trash receptacles 

throughout the parks system; and  
 
WHEREAS, the Parks and Recreation Department prepared specifications and secured 

quotations for the purchase of picnic tables and trash receptacles for replacement in our parks 
system; and 

 
WHEREAS, the Department recommends rescinding Resolution No. 13-2023 approved 

on March 20, 2023 which approved the purchase of picnic tables and trash receptacles from 
Custom Play Systems, Inc. ; and 

 
WHEREAS, the Department published a request for proposals and received five bids and 

now recommends that the City purchase 46 picnic tables and 79 trash receptacles from Athco 
Acquisition Corp in the amount of $99,397.20.    

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 

The City Administrator is hereby authorized to purchase from Athco Acquisition Corp, 
13500 W 108th St. Lenexa, KS 66215, picnic tables and trash receptacles for the 
amount of $99,397.20 in accordance with the Bid Submittal attached hereto as Exhibit 
A and incorporated herein.   
 

Section 1. Resolution No. 13-2023 approved on March 20, 2023 is hereby rescinded. All funds 
encumbered by this Resolution (PO#23-0278) shall be used for this purchase. 
 

Section 2. Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 
not affect the intent of this Resolution, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without the 
need to come before the City Council. 

 
PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 

Mayor of Blue Springs, this 21st day of February 2024. 
 

CITY OF BLUE SPRINGS 
ATTEST: 
 

________________________________ 
____________________________ Carson Ross, Mayor 
Erin Ford, City Clerk 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: January 22, 2024 
 
SUBMITTED BY:  Tom Degenhardt                     DEPARTMENT:  Engineering 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Adopt a Resolution approving a contract in the amount of $1,040,490.86 with KAT Excavating, 
Inc. for the Wyatt Road Improvements, Project No. 19-01-02.  This project is approved as CIP 
ST- 54 Wyatt Road Improvement Project. 

 
BACKGROUND/JUSTIFICATION 

Staff advertised for the Wyatt Road Improvements, 19-01-02 on the City’s website, as well 
as the plan rooms of AGC/Builders Association, ePlan, Construction Market Data Group 
L.L.C./Construction Connect.  Bids were received from four contractors as follows: 
 
Genesis Environmental Solutions, Inc $1,000,021.65 
KAT Excavation $1,040,490.86 
Amino Brother Co., Inc. $1,206,996.35 
VF Anderson Builders LLC $1,372,282.05 
  

Engineer’s Estimate $1,332,537.00 
 
The Public Works – Engineering Department recommends the contract for Wyatt Road 
Improvements be awarded to the second lowest bidder, KAT Excavation, Inc.  This company 
is currently executing the contract for Carriage Oaks Lift Station.  All references for this 
contractor are favorable.  
 
The apparent low bidder, Genesis Environmental, was disqualified due to not fulfilling a 
mandatory contractual requirement. 
 
The scope of this project includes reconstruction of an existing 2,220-foot roadway.  It 
consists of earthwork, asphalt pavement, curb, and storm sewer improvements. 
 
The City is required to construct this road pursuant to a Settlement Agreement with Prairie 
Township Fire Protection District (now Southern Jackson County Fire Protection District).   

 

 
FINANCIAL IMPACT 

Contractor: KAT Excavation, Inc. 
Amount of Request/ Contract: $ 1,040,490.86 
Amount Budgeted: $933,003.15               PO 23-0827            
Budget Year: FY 2023-24     
Funding Source/Account #: 310-72000-543100 ST-54      PO 23-0827   
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Account Balance:  $ 933,003.15                                    Date: 2/15/2024 
Additional Funds Needed: $107,487.71     Budget Amendment Required 

 
PROJECT TIMELINE 

Estimated Start Date Estimated End Date 
April 1, 2024 March 31, 2025 

Years and Months Contract in effect Number of times renewable 
1 year      N/A 

 
STAFF RECOMMENDATION 

Staff recommends approval.  
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Resolution with contract attached as Exhibit “A”. 

 
REVIEWED BY: 

Requesting Director: 
Tom Degenhardt 

Budget: 
Lori Turner 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 

 
SUPPORTING DOCUMENTS: 

(FOR CONTRACT ITEMS ONLY) 
Document Attached If not attached, explain 

Secretary of State:        
Certificate of Insurance:        
E-Verify Affidavits:        
E-Verify proof of enrollment:        
Bond:        
Anti-Discrimination Against Israel Act 
Certification (contract over $100,000) 

  

Wage Order, by reference  Wage Order Number:   30    
IRS Form W-9:        
Bid/RFP/RFQ: (submit all)        
Bid/RFP/RFQ Tabulation:        
Bid Waiver: (less than three bids)        
Contractor address and email:  KAT Excavation, Inc. 

309 N. Oak Street 
Bates City, MO 64011-7800 
SBailey@KATExcavation.com  

Project Exemption Certificate needed:        
Other:        

 

mailto:SBailey@KATExcavation.com
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    Resolution No. 13-2024 
 

 
A RESOLUTION APPROVING A CONTRACT WITH KAT EXCAVATION, INC. FOR THE 

WYATT ROAD IMPROVEMENTS (CIP ST-054), PROJECT 19-01-02 
  

  WHEREAS, OSHA requirements under Section 292.675, RSMo 2009, require: 
 
 a. Any contractor for any public body for purposes of construction of public works and 
any subcontractor (any person entering into a subcontract with a contractor for construction of 
public works which employs "on-site employees" for purposes of completion of the contract) to 
such contractor shall provide a ten-hour Occupational Safety and Health Administration (OSHA) 
construction safety program for their on-site employees which includes a course in construction 
safety and health approved by OSHA or a similar program approved by the department which is 
at least as stringent as an approved OSHA program, unless such employees have previously 
completed the required program. All employees who have not previously completed the program 
are required to complete the program within sixty days of beginning work on such construction 
project.  
 
 b. Any employee found on a work site subject to this section without documentation 
of the successful completion of the required course shall be afforded twenty days to produce such 
documentation before being subject to removal from the project. 
 
 c. The contractor to whom the contract is awarded and any subcontractor under such 
contractor shall require all on-site employees to complete the above referenced ten-hour training 
program or such employees must hold documentation of prior completion of the program. Said 
contractor and subcontractor(s) shall comply with Section 292.675, RSMo 2009, in all respects 
as required in relation to work done pursuant to this contract. 
 
 d. The contractor shall forfeit as a penalty to the public body on whose behalf the 
contract is made or awarded, two thousand five hundred dollars plus one hundred dollars for each 
employee employed by the contractor or subcontractor, for each calendar day, or portion thereof, 
such employee is employed without the required training. The penalty shall not begin to accrue 
until the time period referenced in subparagraphs a and b above have elapsed. 
 
 e. The public body awarding the contract shall withhold and retain therefrom all sums 
and amounts due and owing as a result of any violations of this section when making payments 
to the contractor under the contract. The contractor may withhold from any subcontractor sufficient 
sums to cover any penalties the public body has withheld from the contractor resulting from the 
subcontractor's failure to comply with the terms of this section. If the payment has been made to 
the subcontractor without withholding, the contractor may recover the amount of the penalty 
resulting from the fault of the subcontractor in an action maintained in the circuit court in the county 
in which the public works project is located from the subcontractor. 
 
 f. “On-site employees” are defined as laborers, workmen, drivers, equipment 
operators, and craftsmen employed by contractors and subcontractors to be directly engaged in 
construction at the site of the public works. "Directly engaged in construction" shall mean work 
performed in the actual erection of the structure or completion of the improvement constituting 
the public works. In addition, employees working at a nearby or adjacent facility used by the 
contractor or subcontractor for construction of the public works shall be deemed "on-site 
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employees." Persons engaged solely in the transportation of materials, fuel, or equipment to the 
site of the public works shall not be deemed to be "directly engaged in construction;” and  
 
 WHEREAS, not less than the prevailing hourly rate of wages for work of a similar character 
in this locality, as established and amended at any time by the Department of Labor and Industrial 
Relations of the State of Missouri, shall be paid to all workers performing work under this 
Agreement; and 
 

WHEREAS, the Engineering Department prepared specifications and advertised the 
project on December 14, 2023 on the City of Blue Springs website, as well as the plan rooms of 
AGC/Builders Association, ePlan and Construction Market Data Group, LLC/Construction 
Connect; and 
 
 WHEREAS, the Department received four bids and now recommends that the City award 
a contract to KAT Excavation, Inc. for Wyatt Road Improvements (CIP ST-54), Project 19-01-02 in 
the amount of $1,040,490.86. 
         
 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
BLUE SPRINGS, MISSOURI, as follows: 
 
Section 1. The City Administrator is hereby authorized to enter into a contract with KAT 

Excavation, Inc., 309 N. Oak Street, Bates City, MO 64011-7800 for Wyatt Road 
Improvements, Project 19-01-02.  A copy of the Contract (Without Bid documents, 
General Conditions, Supplementary Conditions, Specifications, & Drawings, which 
are incorporated by reference and are available in the City Clerk’s Office for review) 
is attached as Exhibit "A” and incorporated herein. 

 
Section 2. City staff is directed to perform all tasks necessary to implement said contract, 

including submitting a FY 2023-24 budget amendment to Council for approval. 
 
Section 3.  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that do 

not affect the intent of this Resolution, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 

 
 PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 

Mayor of Blue Springs, this 21st day of February 2024. 
  
       CITY OF BLUE SPRINGS 
 
 
            
ATTEST:      Carson Ross, Mayor 
 
 
_________________________________ 
Erin Ford, City Clerk 
 
 









Erin Ford

Christine Cates

jmullane
#Signature Only



Exhibit 1 
CITY COUNCIL 

REDWOOD RZ & PDC 
(RZ-10-23-8944 & PDC-10-23-8946) 

02/21/2024 

CITY OF BLUE SPRINGS, MISSOURI 
  

CITY COUNCIL 
February 21, 2024 

  
  

EXHIBITS FOR PUBLIC HEARING 
 

REDWOOD LIVING REZONING AND PLANNED DEVELOPMENT CONCEPT PLAN 

(RZ-10-23-8944 & PDC-10-23-8946) 

  
EXHIBIT #1  City Council Information Form dated February 13, 2024 with the following 

attachments: Staff Report with attachments; Application with attachments; Affidavit 
of Publication in The Examiner on December 23, 2023; 185 ft. Notification Map; 
Names/addresses of property owners within 185 ft. of site; Copy of letter sent to 
said property owners; Title IV, Land Use Section – Blue Springs Code of 
Ordinances (by reference); 2014 Comprehensive Plan (by reference); and Letter of 
Opposition and Bill approving Rezoning and PD Concept Plan. 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 13, 2024 
 
SUBMITTED BY:  Mike Mallon                              DEPARTMENT: Community Development 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

A public hearing is being held at the request of the Applicant, Richard Batt with Redwood Living, 
on behalf of the property owner, First Baptist Church of Blue Springs, to rezone property from 
“AG” (Agriculture) and “MF-14” (Moderate Density Multi-Family District) to “PD – R” (Planned 
Development – Residential) and request approval of a Planned Development (PD) Concept 
Plan for the development of 104 apartment units on 18.78 +/- acres generally located 
approximately 990 feet west of SW 7 Highway and north of the future Major Road extension for 
Redwood Blue Springs Phase 2 (RZ-10-23-8944 & PDC-10-23-8946). Upon conclusion of the 
public hearing, a Bill rezoning Redwood as well as a Bill approving the Planned Development 
Concept Plan will be ready for introduction and readings. The public hearing was continued 
from the January 16, 2024, City Council meeting without testimony. 

 
BACKGROUND/JUSTIFICATION 

The applicant is requesting approval to rezone the subject property from “AG” (Agriculture) and 
“MF-14” (Moderate Density Multi-Family) to “PD – R” (Planned Development – Residential) 
generally located approximately 990 feet west of SW 7 Highway and north of the future Major 
Road extension. The applicant is also requesting approval of a Planned Development (PD) 
Concept Plan to allow for the development includes 104 units in 19 single-story buildings 
ranging from 4 to 8-plexes for Redwood Blue Springs Phase 2. Redwood Blue Springs Phase 
1 was approved by City Council on January 25, 2022. 
 
The applicant is proposing the following modifications through the PD Standards. 

• Per Unified Development Code (UDC) 407.080, “Residential Design Standards,” 
request the following modifications: o Increase the garage façade coverage from 25% 
to up to 74%.  

o Modification to the Willowood front stoop requirement, which appears to be 
smaller than what is required.  

o Eliminate the 6-ft. walkway requirement on one side of the internal access street 
(407.080.I.2, “any project over 3 acres shall include a pedestrian circulation 
system connecting all streetscapes, internal access streets and common open 
areas with direct walkways at least 6’ wide”). The same requirement can be 
found in UDC 407.020.E. (Pedestrian Access Requirements).  

 
Modifications through a PD should be offset by enhancements to other aspects of the 
development to provide for a higher quality development than what could be achieved under 
the base zoning district. The following enhancements have been provided:  

• Increase in garage façade coverage provides each dwelling unit with a 2-car private 
garage and 2-car driveway parking area with no parking allowed on the street. 
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Enhanced garage door design, with added design details and hardware help mitigate 
the additional façade coverage.  

• Decrease in underutilized excessive pavement, while still providing a walkable 
neighborhood where each unit has direct pedestrian connections to the internal 
access drives, leasing office, community mailboxes, walking trail, and external public 
streets.  

• Significantly wider landscape buffers than required (50-ft. vs. 15-ft.) along SW Major 
Road and SW 12th Street.  

• An approximately 20 feet wide landscape buffer along much of the SW 12th Street 
and SW Major Road frontages.  

• Preservation of the stream buffer and surrounding natural areas that benefit residents, 
Southwest Park, and the Bridger Urban Conservation Area. 

The Planning Commission continued the Preliminary Plat application for onelot on 18.78 +/- 
acres to the February 12, 2024. 

 
FINANCIAL IMPACT 

Contractor: N/A 
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

February 22, 2024 N/A 
 

STAFF RECOMMENDATION 
Staff recommends approval of the Rezoning (RZ-10-23-8944). 
 
Staff recommends approval of the PD Concept Plan (PDC-10-23-8946) with the following 
conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in the 
UDC, unless modified by the Planned Development.  

a. The request modifications of the development standards are as follows:  
i. Per UDC 407.080, “Residential Design Standards,” request the 

following modifications:  
ii. Increase the garage façade coverage from 25% to up to 74%.  
iii. Modification to the Willowood front stoop requirement, which appears to 

be smaller than what is required.  
iv. Eliminate the 6-ft. walkway requirement on one side of the internal 

access street (407.080.I.2, “any project over 3 acres shall include a 
pedestrian circulation system connecting all streetscapes, internal 
access streets and common open areas with direct walkways at least 6’ 
wide”). The same requirement can be found in UDC 407.020.E. 
(Pedestrian Access Requirements). 

 
OTHER BOARDS & COMMISSIONS ASSIGNED 

Name of Board or Commission: Planning Commission      
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Date: February 12, 2024      
Action: Recommended approval of Rezoning 

8 Aye, 0 No  
Recommended approval of the PD Concept Plan 
with conditions 
8 Aye, 0 No  
 

 
ECONOMIC DEVELOPMENT PROJECT 

N/A 
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Staff Report with attachments; Application with attachments; Affidavit of Publication in The 

Examiner on December 23, 2023; 185 ft. Notification Map; Names/addresses of property 
owners within 185 ft. of site; Copy of letter sent to said property owners; Title IV, Land Use 
Section – Blue Springs Code of Ordinances (by reference); 2014 Comprehensive Plan (by 
reference); and Letter of Opposition 

2. Bill approving Rezoning and PD Concept Plan. 
 

REVIEWED BY 
Requesting Director: 
Mike Mallon 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 
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PLANNING APPLICATION REVIEW 
STAFF REPORT 
 
 

Meeting Dates: Planning Commission: February 12, 2024 City Council: February 21, 2024 
Project Name: Redwood Blue Springs Phase 2 
Site Location: North of the future extension of SW Major Road and West of SW 7 Hwy 
Project Request: RZ-10-23-8944; Rezoning from “AG” (Agriculture) and “MF-14” (Moderate 

Density Multi-Family) to “PD-R” (Planned Development-Residential) 
PDC-10-23-8946; PD Concept Plan to allow for an apartment complex with 104 
units 
PP-10-23-8945; Preliminary Plat for 18.78 +/- acre parent property 

 
Applicant:  Richard Batt | Redwood Living 
Property Owner: David Judd | Blue Springs Christian Church 
Staff Planner: Jamarcus Magee, Associate Planner 
 
Project Description: The applicant is requesting approval to rezone the subject property from “AG” 

(Agriculture) and “MF-14” (Moderate Density Multi-Family) to “PD – Residential” 
(Planned Development – Residential). The applicant is also requesting approval 
of a Planned Development (PD) Concept Plan to allow for the development of 104 
apartment units. The final request is for approval of a Preliminary Plat for 18.78 +/- 
acres generally located approximately 990 feet west of SW 7 Highway and north 
of the future Major Road extension. The proposed project will be platted as one (1) 
lot. 

Staff  
Recommendation: Staff recommends approval of the Rezoning and recommends approval of the, PD 

Concept Plan, and Preliminary Plat with conditions. 
 
 
Previous Actions:  

Date  Review Body  Action  

3/17/2003  City Council  Approved the Annexation (A-6-2003) of Parcel 41-

930-03-02-00-0-00-000 into the Blue Springs city 

limits by Ord. No. 3554.  

03/17/2003  City Council   Approved the Annexation (A-10-2003) of Parcel 42-

740-99-99-00-0-00-000into the Blue Springs city 

limits by Ord. No. 3620.  

10/20/2003  City Council  Approved the Pre-Annexation Development 

Agreement (A-10-2003) of Parcel 42-740-99-99-00-0-

00-000 into the Blue Springs city limits by Ord. No. 

3621.  

10/20/2003  

  

City Council  Preliminary approvals (Comprehensive Plan 

Amendment, Rezoning, PUD Concept Plan) were 

approved for the “Chapman Woods Village PUD.” 

The PUD Concept Plan expired prior to any 

development. 

02/25/2008 Planning 

Commission 

Approved the Comprehensive Plan Map Amendment 

from “General Commercial” and “Low Density 

Residential” to “Multi Use Transition District”  

03/03/2008 City Council Approved an ordinance Rezoning (RZ-1-08-1569) 

property from County Agriculture (AG) to Central 
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Business District (GB), Low Density Multiple Family 

District (MF-14) to and Two-Family District by Ord. 

No. 4144.   

 
Future Applications: The Rezoning, PD Concept Plan, and Preliminary Plat will be reviewed 

concurrently. Future applications required include the PD Final Plan/Site Plan 
Design Review and Final Plat. The Final Plat must be approved and recorded at 
Jackson County prior to the issuance of building permits.  

Adjacent Properties:     
Direction Current Zoning Current Land Use(s) 

North: “SF-7” 
(Single-Family) &  
“GB” (General Business) 

Single Family Residential (Southgate Hills) 
& Blue Springs Christian Church 

 

South: “PLOS” 
(Public Land and Open 
Space) & “PD-R” 
(Planned Development-
Residential) 

Vacant Land 

East: “MF-14” (Moderate 
Density Multi-Family) 

Vacant Land 

West: “PLOS” 
(Public Land and Open 
Space) 

Vacant Land 

 

REZONING ANALYSIS 

 
Existing Zoning: “AG” (Agriculture) and “MF-14” (Moderate Density Multi-Family) 
Existing Land Use: Undeveloped 
Proposed Zoning: “PD – Residential” (Planned Development – Residential) 
Proposed Land Use:  Multi-Family 
 
Comprehensive  
Plan: According to the 2014 Comprehensive Plan, “the Future Land Use Policy Map reflects 

planned future land uses at the most generalized and city-wide scale. The intent of the 
Future Land Use Policy Map is not to predetermine land uses or zoning on a specific 
parcel or at specific locations. Together with other elements of the Comprehensive Plan, 
the Future Land Use Policy Map should be used to guide the relationships and physical 
improvements needed to create the types of places that are part of Blue Springs’ long-
range vision.” 

The Comprehensive Plan designates the subject property as a Neighborhood, which is 
defined as:  

Areas for residential living arranged in a connected pattern of streets and blocks to 
provide access to civic and neighborhood amenities. Neighborhoods are primarily 
detached houses, but can include integration of different housing types, 
institutional/civic uses and spaces, or micro-commercial uses that support the 
neighborhood pattern and scale. Connection to Gathering Places or Neighborhood 
Centers is important to access daily services and meet daily needs. 

The S1 (South 1) Area Plan, adopted as part of the 2014 Comprehensive Plan designates 
the subject property as Mixed Density Neighborhood, which is defined as: 
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Mixed Density Neighborhood. Areas for residential living arranged in a neighborhood 
pattern with access to supporting uses. Net density for these areas is typically 5 to 12 units 
per acre. A range of housing formats, institutional uses or micro-commercial uses that are 
compatible with the neighborhood scale may be incorporated at strategic locations.  

Rezoning: The intent of the “PD” zoning district is defined in Section 404.260, as follows: 

There exist in the City parcels where the zoning regulations contained in the categorical 
districts listed in the UDC may not provide for the development of innovative projects 
desired by property owners and providing general benefit to the City as a whole. To allow 
for innovative development projects in a way that can assist in the implementation of the 
City's Comprehensive Plan and other development goals and objectives, a Planned 
Development (PD District) District is provided as a special zoning district that may be used 
in these instances. The intent of the PD District is to encourage unique and high-quality 
neighborhood, commercial or mixed-use development through an integrated development 
plan that provides flexibility to the standard zoning district regulations. The use of the PD 
District can enhance the quality of development and amenities, improve the design of the 
public realm, increase compatibility between adjacent uses and developments, and 
reduce negative impacts by using techniques such as: large-scale developments; efficient 
use of land; innovative and imaginative architectural approaches; design and site planning 
standards; conservation and preservation of natural resources; urban amenities; and 
greater open space.  

Through the PD, the development will utilize the “Apartment Complex” building type and 
certain “MF-10” (Low Density Multi-Family) zoning district standards that are relevant to 
the development.  

The planned development process is a way to facilitate coordinated master planned 
development that meets or exceeds the intent of the UDC and the goals of the 
Comprehensive Plan through an integrated plan, process and flexible standards. A 
planned development application is a specific type of Zoning Map amendment (rezoning) 
and must meet all the procedures and requirements of that process, but it also 
accommodates specific master development plans. 

 

 

 

 
1. The application is in accordance with the Comprehensive Plan and any official plan or 

program developed under the guidance of the Comprehensive Plan, and in particular 
the relationship of land uses within the proposed district and the relationship with uses 
existing or anticipated in surrounding districts. 
 

STAFF RESPONSE: The proposed rezoning is in accordance with the 2014 
Comprehensive Plan and S1 (South 1) Area Plan which classifies most of the 
subject property as “Mixed-Density Neighborhood.”  

 
2. The application furthers the intent of the proposed zoning district and supports that of 

any abutting zoning districts. 
 

Review Criteria: In reviewing any application for an amendment to the Official Zoning Map (zoning 
change / rezoning), the Planning Commission and City Council shall review the proposed amendment 
considering the Comprehensive Plan, the general requirements of the Unified Development Code, 
and the following considerations: 
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STAFF RESPONSE: The proposed development meets the intent of the “PD 
District” definition and standards. The intent of the “PD District” zoning district 
is defined in Section 404.260, as follows: to encourage unique and high-quality 
neighborhood, commercial or mixed-use development through an integrated 
development plan that provides flexibility to the standard zoning district 
regulations. The proposed development is for a low-density multi-family 
development, designed to accommodate an aging population, that will provide 
a street network and connectivity to Redwood Phase 1 and future park. 
 

3. The precedents that might result from approval or denial of the application, and the 
possible effects of such precedents on the character of the area, and in particular the 
building form, site design, and other development patterns and urban design aspects 
that accompany precedents for the proposed district. 
 

STAFF RESPONSE: Approval of the rezoning application would allow for the 
existing undeveloped 18.78 +/- acre parcel to be developed and help establish 
a street network and connectivity to the future park to the east. Furthermore, 
the project will add new housing units to the City, more specifically, units that 
are designed to accommodate an aging population. Denial of the rezoning 
application would result in the property remaining undeveloped for an unknown 
period of time.  

 
4. Compliance of any proposed development with the requirements of the UDC. 

 
STAFF RESPONSE: The subject property can be developed under the 
requirements of the UDC; however, the applicant is requesting modifications 
through a PD Concept Plan. Staff believes that all requested modifications are 
warranted due to the proposed development pattern and unique housing 
product. 
 

5. The ability of the City or other government agencies to provide any services, facilities 
or programs that might be required if the application were approved. 
 

STAFF RESPONSE: Staff believes this rezoning will not reduce the ability of 
the City or other government agencies to provide service, facilities, or 
programs. The subject property is located in a developing area with access to 
services and facilities. Additional improvements to provide adequate services, 
including utilities, stormwater, and transportation, will be installed by the 
developer as part of the development of the site. 
 

6. The effect of approval on the condition or value of property in the City or in the vicinity, 
including the likelihood of surrounding areas to be developed in accordance with the 
Comprehensive Plan. 
 

STAFF RESPONSE: Staff believes approval of this rezoning will not negatively 
impact the condition or value of the property of surrounding areas or the ability 
to be developed in accordance with the Comprehensive Plan. The additional 
reinvestment is likely to have a positive impact on the surrounding area by 
providing additional residents and housing options.  

 
7. The requested zoning change is justified by a change in conditions since the existing 

zoning was designated or by an error in the current designation. 
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STAFF RESPONSE: The eastern portion of the subject property was annexed 
in 2003 and rezoned in 2008 to a mix of zoning districts, including commercial, 
townhouses, and duplexes (“Chapman Woods Village PUD”). The PUD 
expired as the development did not proceed. After annexation, the western 
portion of the proposed project was never rezoned from its County “AG” Zoning 
designation. Rezoning is necessary to develop the property and bring it into 
compliance with the UDC. 
 

8. The consistency of the application with other adopted policies of the City. 
 

STAFF RESPONSE: Staff believes this proposal is consistent with other 
adopted City policies. 

 
9. The recommendations of professional staff. 

 
STAFF RESPONSE: Based on the review criteria above, staff recommends 
approval of this rezoning request. 
 

PD CONCEPT PLAN & PLAT ANALYSIS 

 
A concept plan or general development plan is a conceptual or generalized development plan for the 
entire area included either under the rezoning area or a previously approved concept plan area that 
requires an amendment. The purpose of a concept plan or general development plan is to allow 
preliminary review of a proposed development plan before substantial technical work has been 
undertaken. 
 
Planned 
Development 
Standards:  As part of the PD Standards, the applicant is proposing the following: 

• All development standards will follow the “Apartment Complex” building type 
and the “MF-10” (Low Density Multi-Family) zoning district standards unless 
otherwise noted. 

• Building design, including materials, garage door design, dormers, and front 
entrance features are provided.  

• Buffering and landscaping design descriptions and conceptual images are 
provided. 

 
Preliminary  
Plat 
Requirements: The proposed Preliminary Plat meets the minimum standards described in the Unified 

Development Code (UDC) Section 403.050 and submittal requirements provided in the 
Preliminary Plat application. 

 
Preservation: The existing site is undeveloped and includes a stream buffer along its northern 

boundary running east to west. The development utilizes the natural features of the site 
to provide open and active space amenities for residents of the subdivision. A proposed 
retaining wall runs parallel along and slightly encroaches the south side of the stream 
buffer. Given the location of the retaining wall on the buffer’s edge, staff does not 
believe there will be a significant impact to the stream buffer area. The wall’s proposed 
height is approximately 10’-15’ and will reach this maximum height towards its eastern 
end.  

 
Phasing: This development s is expected to be started and completed in one phase.    
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Modifications 
Requested:  The applicant is proposing the following modifications through the PD Standards related 

to either the building type (“Apartment Complex”) or selected base zoning district (“MF-
10” – Low Density Multi-Family) regulations and development standards:  

• Per UDC 407.080, “Residential Design Standards,” request the following 
modifications: 

o Increase the garage façade coverage from 25% to up to 74%. 
o Modification to the Willowood front stoop requirement, which appears 

to be smaller than what is required.  
o Eliminate the 6-ft. walkway requirement on one side of the internal 

access street (407.080.I.2, “any project over 3 acres shall include a 
pedestrian circulation system connecting all streetscapes, internal 
access streets and common open areas with direct walkways at least 
6’ wide”). The same requirement can be found in UDC 407.020.E. 
(Pedestrian Access Requirements). 

 
Modifications through a PD should be offset by enhancements to other aspects of the 
development to provide for a higher quality development than what could be achieved 
under the base zoning district. The following enhancements have been provided: 

• Increase in garage façade coverage provides each dwelling unit with a 2-car 
private garage and 2-car driveway parking area with no parking allowed on 
the street. Enhanced garage door design, with added design details and 
hardware help mitigate the additional façade coverage. 

• Decrease in underutilized excessive pavement, while still providing a 
walkable neighborhood where each unit has direct pedestrian connections 
to the internal access drives, leasing office, community mailboxes, walking 
trail, and external public streets. 

• Significantly wider landscape buffers than required (50-ft. vs. 15-ft.) along 
SW Major Road and SW 12th Street. 

• An approximately 20 feet wide landscape buffer along much of the SW 12th 
Street and SW Major Road frontages. 

• Preservation of the stream buffer and surrounding natural areas that benefit 
residents, Southwest Park, and the Bridger Urban Conservation Area. 

 
Streets & 
Sidewalks: The development includes a private street network with two connections to public 

streets. As part of Redwood’s first development phase, SW Major Road will be 
extended west of SW 7 Highway to provide access. An additional extension of SW 
Major Road further west will be constructed to accommodate the access for this second 
phase and an additional access for the first phase. Furthermore, as part of this second 
phase, SW 12th Street will be extended south to the projects entrance. Both streets 
have been adjusted to meet the recommended alignment from the Southwest Park 
Conceptual Plan. The current right-of-way will be vacated and rededicated with the final 
plat for this development. Road improvements and construction of SW Major Road 
and SW 12th Street shall be completed prior to Occupancy of the first building in 
this development. 

 
 

A 5’ wide ADA compliant sidewalk is required along the north side of SW Major Road 
with an 8’ wide ADA compliant multiuse trail on the south side. Along both sides of SW 
12th Street, 5’ wide ADA compliant sidewalks are required. Sidewalk and trail 
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construction shall be completed prior to Occupancy of the first building in this 
second phase.   

 
Traffic:  A Traffic Impact Study has been completed to determine how the entire development 

of this area will influence traffic along MO 7, SW Wyatt Road, SW Major Road, SW 12th 
Street and Liggett Road. A left turn lane will be constructed at Highway 7 and Major 
Road as part of phase 1.  No other traffic improvements are warranted at this time. 

 
Stormwater:   A preliminary stormwater management plan has been submitted that includes a 

detention basin and BMP’s to control runoff and water quality. A final stormwater 
management plan will need to be prepared by a professional engineer registered in the 
State of Missouri and submitted to Public Works for review. Stormwater detention and 
stormwater quality requirements shall be met with this development project. The City 
requires adherence to the current edition of APWA 5600 for Detention and Water 
Quality. Design procedures for each water quality BMP are included in the MARC BMP 
Manual. Overland flow and detention areas shall be contained within a drainage 
easement. 

 
Sanitary 
Sewer: Gravity sanitary sewer will need to be extended to this site from the existing lift station 

to the northwest.  The City will participate in a cost sharing sanitary sewer extension as 
the extension will serve Southwest Park and will be extended to serve the SJCFPD 
station on SW Wyatt Road and the commercial frontage along 7 Highway. 

 
Land Use & 
Density:  The proposed land use of multi-family dwelling units will occupy the 18.78 +/- acre site 

with a total of 104 apartments. The development’s housing density is 5.53 dwelling units 
per acre. The City’s Comprehensive Plan and associated S1 Area Plan, designates this 
area as a Mixed Density Neighborhood, which recommends a housing density of 5 to 
12 units per acre. This project’s proposed density is within the recommended range 
near the bottom end.  

 
 
Housing 
Balance: The 2014 Comprehensive Plan set a housing goal to integrate housing choices into 

neighborhoods and corridors with a target to increase quantity and diversity of housing 
types so that non-single-family options are to at least 30% of the housing stock. Based 
on building permit data through the end of November 2023, the current housing balance 
is 70.46% single-family and 29.54% multi-family (non-single-family). The estimated 
future balance is 70.61% single-family and 29.39% multi-family based on approved 
projects that have not been permitted. As of December 19, 2023, an additional 207 
non-single-family dwelling units would need to be approved to reach the 
minimum 30% multi-family target per the Comprehensive Plan.   

  
Existing /  
Permitted Units  

Approved,  
Unpermitted Units*  

Estimated  
Future Units**  

Single-Family  16,012  
70.46%  

750  16,762  
70.61%  

Multi-Family  6,713  
29.54%  

264  6,977  
29.39%  

Total Units  22,725  1,014  23,739  

*Approved, unpermitted units is based on Preliminary Plats or Concept Plans approved since 
January 2018.   
**Estimated future units is existing/permitted units + approved, unpermitted units.  
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Future units: 16,762 single-family units / 0.70 = 23,946 total units   

  23,946 – 16,762 single-family units = 7,184 multi-family units  
          7,184 units – 6,977 future units = 207 multi-family units 

  
Building  
Typology:  The proposed development uses a building type that has been categorized as an 

“Apartment Complex.” As part of the PD Concept Plan, the Planned Development 
Standards will utilize the “Apartment Complex” building type as the base building type.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Parking:

 The proposed development is providing double the number of required off-street 
parking spaces per dwelling unit, plus an additional 26 parking spaces that are distributed 
around the site. 

 
Land Use Required Provided 

Multi-Family 2 spaces per unit 
 

4 spaces (2 garage, 2 
driveway) + 26 guest parking 

spaces 

 
Pedestrian 
Access:  The applicant has requested to deviate from the typical pedestrian access requirements 

within the site. It should be noted that this modification was requested and approved with 
Redwood Phase I, which was the first townhouse-style development proposed with 
internal/private drives since the adoption of the 2015 UDC. On similar projects with public 
streets, 4’ sidewalks have been required on both sides of the street. The development is 
proposing a 6’ sidewalk on one side of the street. Furthermore, like Phase I, the 
internal/private drives will not have curbs, making for an easier transition from building 
entrances to the street and sidewalks. Based on the design of the community, staff 
believes that the intent of the pedestrian access requirements has been met with the 
proposed development plan. 

 
Open Space: Per the “Apartment Complex” building type, the site is required a minimum 40% open 

space, of which 10% must be active open space. Active open space includes any open 
space area meeting the Open Space Systems per UDC Section 406.030. Open space 

Standard Requirement  Proposed 

Frontage Width N/A N/A 

Lot Area MF-10: 4,000-sf. min. per 
ground floor unit 

7,866-sf. per ground floor unit 

Max Density MF-10: 10 units per acre 
max 

104 units (5.53 units/acre) 

Front Setback 50-ft. min. on collector; 
20-ft. min. on local 

50-ft. min. (12th Street and Major 
Road) 

Side & Corner Side 
Setback 

10-ft. min., 20-ft. min. 
when adjacent to less 

intensive zoning district 

50-ft. min. 

Rear Setback 20-ft. min. 50-ft. min. 

Building Separation 20-ft. min. 22-ft. min. 

Building Coverage 60% max. 25.4% 

Building Height 45-ft. max., 3-stories 1-story 

Frontage Type Buffer Edge Buffer Edge 

Open Space Min. 40% open space; 
Min. 10% active open 

space 

51.2% open space & 
21.1% active open space 
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includes outdoor, unenclosed areas, designed and accessible for recreation, pedestrian 
access, or landscaping, but does not include parking areas, access drives/driveways, or 
other areas intended for vehicular travel, and building coverage. All required open space 
amenities must be installed prior to occupancy of the first building within this 
second phase. 

 
 The following Open Space standards apply and have been provided with the PD Concept 

Plan: 
 

Open Space Required Proposed 

Building & Impervious 
Pavement Coverage 

(non-pedestrian) 

60% maximum 49.3% 

  
 

Open Space / 
Landscaping 

40% minimum 51.2% 

Active Open Space 10% minimum 21.1% 

 

Active Open Spaces 
per Concept Plan 

Description Proposed 

Lot 1 Preserve & Trail 3.96 acres 

 

Total Active Open 
Space per Open Space 

Plan  

 3.96 acres / 
18.78 acres = 

21.1% 

 
The active open space includes a trail, which is 8-ft. in width and approximately 1,900-ft. 
in length. The trail runs along the site’s east side connecting to SW Major Road and the 
north side along the stream buffer connecting to SW 12th Street. 

 
Final details of open space and amenities will be reviewed with the PD Final 
Plan/Site Plan Design Review. 

 
Frontage & 
Landscaping: The applicant has provided a conceptual street tree plan. All final landscaping will be 

reviewed with the PD Final Plan/Site Plan Design Review. Below is a table outlining the 
requirements for the site. 

 
Landscape Area Required Units / PUs (plant units) 

North buffer: Adj. to “AG” zoning / 
Buffer A (7-ft. Min.) 

7 feet wide: 45 units per 100 feet 
748’/100 = 7.48 X 45 = 337 PUs 
15 feet wide: 30 units per 100 feet 
748’/100 = 7.48 X 30 = 224 PUs 

East buffer: Adj. to “GB” zoning /  
Buffer B (15-ft. Min.) 
Adj. to “MF-14” zoning / No buffer 
required 

15 feet wide: 45 units per 100 feet 
965’/100 = 9.65 X 45 = 430 PUs  
25 feet wide: 40 units per 100 feet 
965’/100 = 9.65 X 40 = 386 PUs 

South buffer: Adj. to “PLOS” zoning 
/ Buffer A (7-ft. Min.) 
Adj. to “PD-R” (MF-10) zoning / No 
buffer required 

7 feet wide: 45 units per 100 feet  
504’/100 = 5.04 X 45 = 227 PUs 
15 feet wide: 30 units per 100 feet  
504’/100 = 5.04 X 30 = 151 PUs 

West buffer: Adj. to “PLOS” zoning 
/ Buffer A (7-ft. Min.) 

7 feet wide: 45 units per 100 feet  
978’/100 = 9.78 X 45 = 441 PUs 
15 feet wide: 30 units per 100 feet  
978’/100 = 9.78 X 30 = 294 PUs 

Open Space: 1 PU/per 500-sf. maximum = 1,636 PUs 

Total Plant Units: 4,126 PUs 
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A landscape berm is being proposed along SW Major Road and SW 12th Street to protect views from the 

future Southwest Park. The berm extends approximately 340 feet north from the property’s 
southwest corner along SW 12th Street and approximately 520 feet east along SW Major 
Road. It measures approximately 20 feet in total width. The required street trees will be 
planted along the top of the berm in this area.   

 
Architectural  
Character:  The proposed development includes 104 units in 19 single-story buildings ranging from 4 

to 8-plexes. The unit sizes range from 1,294 to 1,620-sf. of livable space. Each unit in also 
has a two-car garage. Some of the units have larger garage options that provide additional 
depth. 

 
Each building’s facade provides four-sided architecture by utilizing a mix of building 
materials, including stone/masonry, vinyl lap siding, and vinyl shake siding in a mix of 
colors. Variations in building footprints and projections, unit entrances, and roof designs 
help reduce monotony within the development. 

 
As part of the PD Standards, all buildings will be required to meet the Residential Design 
Standards in UDC Section 407.080, except for the following modifications requested 
through the PD Concept Plan: 
 

  • Increase the garage façade coverage to 74%  
• Eliminate the requirement of sidewalks on both sides of the street. 

 
Outdoor 
Lighting: Outdoor lighting will be reviewed with the PD Final Plan/Site Plan Design Review. All 

outdoor lighting must comply with the UDC requirements. 
 

Signage:  Signs that comply with the Sign Code may be approved through the standard      
administrative sign permitting process. If proposed signage does not meet the current 
requirements, the applicant may request a Master/ Alternative Sign Plan, which would be 
reviewed by the Planning Commission. 

 

Review Criteria: A Planned Development Concept Plan shall be reviewed according to the following 
criteria: 

 
1. The proposed PD District is compatible with present development in the area, and will not 

have a significant, adverse effect on the surrounding area. 
 

STAFF RESPONSE: The proposed plan is compatible with the nature of the 7 

Highway corridor, which generally consists of commercial land uses along its 

frontages, backed by residential of varying densities. This plan preserves the 7 

Highway frontage for future development while proposing low-density multi-family as 

a transition west towards the future Southwest Park. This second phase of Redwood 

is consistent with the development’s first phase. 

2. The proposed PD District is consistent with the public health, safety and welfare, as well 
as efficiency and economy in the use of land and its resources. 

 
STAFF RESPONSE: The plan is consistent with the public health, safety, and welfare 
of the surrounding area. As part of this proposed project, the site will retain the natural 
stream and its associated buffer that runs east to west across the property. 
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Furthermore, the proposed trail will allow residents to enjoy an active lifestyle by 
making connections from the development into the future Southwest Park. Finally, 
the western edge of the development will provide generous setbacks and a landscape 
berm to diminish its impact to Southwest Park.   

 
3. The proposed PD District is consistent with the overall direction, intent and policies of the 

City’s Comprehensive Plan. 
 
STAFF RESPONSE: The plan meets the goals of the Comprehensive Plan by 
providing a housing product that is not common in Blue Springs. Additionally, the plan 
retains the natural stream that bisects the property, provides ample open space, and 
proposes generous amounts of trees and landscaping that helps transition from the 
7 Highway corridor towards and into the future Southwest Park.  

 
4. The proposed PD District provides for a creative and innovative design which could not 

otherwise be achieved under the zoning regulations for the districts listed in Chapter 404. 
 
STAFF RESPONSE: The project’s land use can be achieved by one of the current 
zoning districts in the UDC; however, it is the unique building design that requires 
deviation from the standards. More specifically, the garage coverage is proposed to 
be increased to allow the front-loaded design for each unit to have two indoor parking 
spaces.  

 
5. The exceptions from the zoning regulations requested in the proposed PD are warranted 

by virtue of innovative design and amenities incorporated in the PD District. 
 
STAFF RESPONSE: This PD project utilizes the “Apartment Complex” building type 
and “MF-10” (Low Density Multi-Family) zoning district standards.  
 
The proposed increase in garage door coverage from 25% to 74% maximum provides 
a front-loaded option for each of the units. In exchange for this increase, enhanced 
materials and hardware are being proposed for each door, which should help reduce 
monotony from building to building.  
 
The second deviation applies to the requirement for multi-family developments over 
3 acres in size, which states a pedestrian system of walkways connecting building 
entrances, parking, etc., shall be provided with a minimum of 6’ walkways. This 
project proposes private streets that are designed differently that the standard public 
street. This design removes the need for curbing as the center of the street is the low 
point where stormwater is collected into the sewer system. The lack of curb provides 
improved access for pedestrians, especially those who may be less able bodied, to 
navigate the development. The developer is asking that the standard 4’ sidewalk on 
both sides of the street be replaced with a 6’ wide sidewalk on one side. Staff feels 
that because the lack of curb along the street edge provides a more accessible 
environment, the request for a wider sidewalk on only one side of the street is 
warranted.  
 
Both the garage door coverage and sidewalk requests are consistent with what was 
approved for Redwood’s first phase south of Major Road.      

 
6. The PD District reflects generally accepted and sound planning and urban design 

principles with respect to applying the Comprehensive Plan and any specific plans to the 
area. 
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STAFF RESPONSE: The plan reflects generally accepted and sound planning and 
urban design principles, specifically those outlined in the Comprehensive Plan as 
noted under previous review criteria. 

 
7. The request for a PD District meets all of the review criteria for a Zoning Map amendment. 

 
STAFF RESPONSE: The PD Concept Plan meets the minimum review criteria for a 
rezoning as noted in the staff report. 
 

Approval of a Concept Plan shall constitute acceptance of the overall planning concepts and 
development parameters. An approved Concept Plan shall lapse and be of no further force and effect if 
a Final Plan (or a Final Plan for a designated phase of the Concept Plan) has not been approved within 
two (2) years of the date of approval of the Concept Plan. 

 
 

Review Criteria: A Preliminary Plat shall be reviewed based on the following criteria: 

 
1. The application is in accordance with the Comprehensive Plan and any official plan or 

program developed under the guidance of the Comprehensive Plan. In particular, the 
physical patterns, arrangement of streets, blocks, lots and open spaces, and public realm 
investments reflect the principles and concepts of the plan. 

 
STAFF RESPONSE: The preliminary plat application is in accordance with the 
Comprehensive Plan in terms of physical patterns, open spaces, and public realm 
investments. All internal drives will remain private; however, the extensions of SW 
12th Street and SW Major Road, including sidewalks and the trail, will be added to the 
City’s maintenance responsibilities.  

 
2. Compliance with the requirements of this Development Code. In particular, the blocks 

and lots proposed are capable of meeting all development and site design standards 
under the existing or proposed zoning. 

 
STAFF RESPONSE: The development includes a private street network with one (1) 
connection to SW 12th Street. As part of the development, SW Major Road will be 
extended west of SW 7 Highway, which will provide an additional point of access to 
the site. There is the ability to provide a second access to SW Major Road if needed 
in the future. Road improvements and construction of SW Major Road shall be 
completed prior to Occupancy of the first building. 

 
3. Any phasing proposed in the application is clearly indicated and demonstrates a logical 

and coordinated approach to development, including coordination with existing and 
potential development on adjacent property. 

 
STAFF RESPONSE: The proposed phasing is clearly indicated and demonstrates a 
logical and coordinated approach to development. Redwood Phase 2 will be 
completed in one phase. Redwood Phase 1 and Redwood Phase 2 will not be 
developed simultaneously.  

 
4. Any impacts identified by specific studies or technical reports, including a preliminary 

review of storm water, are mitigated with generally accepted and sound planning, 
engineering, and urban design solutions, that reflect long-term solutions and sound fiscal 
investments. 
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STAFF RESPONSE:  The project provided reports and/or memos for stormwater and 
traffic generation.  The stormwater and water quality will be mitigated, and the 
generated traffic will have a minimal impact to the surrounding traffic network.  The 
overall site layout appears to incorporate sound planning, engineering, and urban 
design solutions.  

 
5. The application does not deter any existing or future development on adjacent property 

from meeting the goals and policies of the Comprehensive Plan. 
 

STAFF RESPONSE: The application does not deter any existing or future 
development or goals and policies of the Comprehensive Plan.  

 
6. The design does not impede the construction of future public infrastructure within the 

area. 
 
STAFF RESPONSE: The existing site will not impede the construction of future public 
infrastructure within the area.  

 
7. The recommendations of professional staff. 

 
STAFF RESPONSE: Staff recommends approval of the Preliminary Plat with 
conditions. 

 
Approval of the preliminary plat shall constitute acceptance of the overall planning concepts for the 
subdivision and is a prerequisite for the filing of a final plat. After approval of the preliminary plat the 
applicant may proceed with the construction plans and submit the proposed final plat for review and 
approval. 
 
 
Staff   
Recommendation: 
 

Staff recommends approval of the Rezoning application. 
 

Staff recommends approval of the Planned Development Concept Plan application with the following 
conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in the 
UDC, unless modified by the Planned Development. 

a. The request modifications of the development standards are as follows: 
i. Per UDC 407.080, “Residential Design Standards,” request the 

following modifications: 
ii. Increase the garage façade coverage from 25% to up to 74%. 
iii. Modification to the Willowood front stoop requirement, which 

appears to be smaller than what is required.  
iv. Eliminate the 6-ft. walkway requirement on one side of the internal 

access street (407.080.I.2, “any project over 3 acres shall include 
a pedestrian circulation system connecting all streetscapes, 
internal access streets and common open areas with direct 
walkways at least 6’ wide”). The same requirement can be found 
in UDC 407.020.E. (Pedestrian Access Requirements). 

 
Staff recommends approval of the Preliminary Plat application with the following conditions: 
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1. Approval by the Planning Commission based on the representations of any drawings 
presented as part of this application does not waive any requirement or development 
standard contained in the UDC. 

2. Approval of the Preliminary Plat is rescinded if the Rezoning (RZ-10-23-8944) and PD 
Concept Plan (PDC-10-23-8946) are denied by the City Council. 

3. Prior to Final Plat approval, the following must occur: 
a. A PD Final Plan/Site Plan Design Review must be approved, 

finalizing the proposed amenities, landscaping, and building 
design. 

b. All right-of-way and easements must be shown as required by 
Public Works. 

4. Prior to Building Permit Issuance, the Final Plat must be recorded at Jackson County. 
5. Prior to occupancy of each building, all parking and access improvements shall be 

completed. 
6. Prior to occupancy of the first building, the following must occur: 

a. All common amenities (trails, common mailboxes, etc.) must be completed. 
b. All required landscaping and buffers shall be installed or financially 

guaranteed. 
c. All public improvements, unless stated otherwise, shall be completed. 
d. A sealed letter by a Registered Professional Engineer in the State of 

Missouri stating the detention basins have been constructed per the 
approved plans and will function as designed shall be submitted to 
Engineering. 

 
 
 







REDWOOD HOMES, PHASE 2 

REZONING DESCRIPTION 

 

All that part of the Southwest Quarter of Section 18, Township 48 North, Range 30 West, and all that part 

of the Southeast Quarter of Section 13, Township 48 North, Range 31 West, all situate in the City of Blue 

Springs, Jackson County, Missouri, being described as follows: 

Commencing at the Northwest corner of the Southwest Quarter of said Section 18, said point also being the 

Northwest corner of Lot 1, BLUE SPRINGS CHRISTIAN CHURCH 1st PLAT, a subdivision of record 

situate in said City, County, and State and being filed with the Jackson County, Missouri Register of Deeds 

as Instrument No. 2013E0120419 on November 22, 2013; thence South 2°34'04” West, along the West line 

of said Lot 1, a distance of 26.65 feet to the Northeast corner of the Southeast Quarter of said Section 13; 

thence South 1°42'34” West, continuing along the West line of said Lot 1, a distance of 195.00 feet to the 

Point of Beginning; thence South 1°42'34" West, continuing along the West line of said Lot 1, a distance 

of 440.75 feet to the Southwest corner thereof, said point also being harmonious with the Northwest corner 

of a tract of land described in a General Warranty Deed filed with said Register of Deeds as Instrument No. 

2010E0095366 on September 30, 2010; thence South 88°03'10" East, along the South line of said Lot 1, a 

distance of 320.00 feet to a point on a line that is 320.00 feet East of and parallel with the West line of the 

Southwest Quarter of said Section 18; thence South 1°42'34" West, along the line that is 320.00 feet East 

of and parallel with the West line of the Southwest Quarter of said Section 18, a distance of 688.75 feet to 

a point on the South line of said tract of land; thence North 88°03’08” West, along the South line of said 

tract of land, a distance of 320.00 feet to the intersection with the West line of the Southwest Quarter of 

said Section 18; thence North 1°42’34” East, along the West line of the Southwest Quarter of said Section 

18, a distance of 22.32 feet to the intersection with the North right-of-way line of SW Bentley Drive, as 

shown on the plat of CHAPMAN WOODS, LOTS 1-3, a subdivision of record situate in said City, County, 

and State and filed with said Register of Deeds as Instrument No. 2007E0075781 on June 7, 2007; thence 

along the North right-of-way line of said SW Bentley Drive the following two (2) courses: 1) North 

88°18'02" West a distance of 504.98 feet; 2) Westerly, Northwesterly, and Northerly, around a curve to the 

right that is tangent with the exit of the last-described course, having a radius of 25.00 feet, a central angle 

of 90°00'01", and an arc distance of 39.27 feet to the intersection with the East right-of-way line of SW 

12th Street, as shown on said plat; thence along the East right-of-way line of said SW 12th Street the 

following three (3) courses: 1) North 1°41'58" East a distance of 331.04 feet; 2) Northerly and 

Northwesterly, around a curve to the left that is tangent with the exit of the last-described course, having a 

radius of 1,030.00 feet, a central angle of 36°01'18", and an arc distance of 647.56 feet; 3) Northwesterly, 

around a curve to the right that is tangent with the exit of the last-described course, having a radius of 

470.00 feet, a central angle of 2°03'28", and an arc distance of 16.88 feet; thence North 81°34'30" East, 

departing the East right-of-way line of said SW 12th Street, a distance of 748.45 feet to the Point of 

Beginning. 

Containing 826,765 square feet or 18.98 acres, more or less. 

The bearings in this description are based on the Missouri Coordinate System of 1983, West Zone, NAD83. 

jmagee
Received



REDWOOD HOMES, PHASE 2 

PRELIMINARY PLAT DESCRIPTION 

 

All that part of the Southwest Quarter of Section 18, Township 48 North, Range 30 West, and all that part 

of the Southeast Quarter of Section 13, Township 48 North, Range 31 West, all situate in the City of Blue 

Springs, Jackson County, Missouri, being described as follows: 

Commencing at the Northwest corner of the Southwest Quarter of said Section 18, said point also being the 

Northwest corner of Lot 1, BLUE SPRINGS CHRISTIAN CHURCH 1st PLAT, a subdivision of record 

situate in said City, County, and State and filed with the Jackson County, Missouri Register of Deeds as 

Instrument No. 2013E0120419 on November 22, 2013; thence South 2°34'04” West, along the West line 

of said Lot 1, a distance of 26.65 feet to the Northeast corner of the Southeast Quarter of said Section 13, 

said point being the Point of Beginning; thence South 1°42'34" West, continuing along the West line of 

said Lot 1, a distance of 635.75 feet to the Southwest corner thereof, said point also being harmonious with 

the Northwest corner of a tract of land described in a General Warranty Deed filed with said Register of 

Deeds as Instrument No. 2010E0095366 on September 30, 2010; thence South 88°03'10" East, along the 

South line of said Lot 1, a distance of 1,312.66 feet to the intersection with the West right-of-way line of 

Missouri State Route 7, as now established and also defined in a Trustee’s Deed filed with said Register of 

Deeds as Instrument No. 1999I0007771 on January 29, 1999; thence South 1°53'21" West, along the West 

right-of-way line of said Missouri State Route 7, a distance of 688.75 feet to the intersection with the South 

line of said tract of land; thence North 88°03'08" West, along the South line of said tract of land, a distance 

of 1,310.50 feet to the intersection with the West line of the Southwest Quarter of said Section 18; thence 

North 1°42'34" East, along the West line of the Southwest Quarter of said Section 18, a distance of 22.32 

feet to the intersection with the North right-of-way line of SW Bentley Drive, as shown on the plat of 

CHAPMAN WOODS, LOTS 1-3, a subdivision of record situate in said City, County, and State and filed 

with said Register of Deeds as Instrument No. 2007E0075781 on June 7, 2007; thence along the North 

right-of-way line of said SW Bentley Drive the following two (2) courses: 1) North 88°18'02" West a 

distance of 504.98 feet; 2) Westerly, Northwesterly, and Northerly, around a curve to the right that is tangent 

with the exit of the last-described course, having a radius of 25.00 feet, a central angle of 90°00'01", and an 

arc distance of 39.27 feet to the intersection with the East right-of-way line of SW 12th Street, as shown on 

said plat; thence along the East right-of-way line of said SW 12th Street the following four (4) courses: 1) 

North 1°41'58" East a distance of 331.04 feet; 2) Northerly and Northwesterly, around a curve to the left 

that is tangent with the exit of the last-described course, having a radius of 1,030.00 feet, a central angle of 

36°01'18", and an arc distance of 647.56 feet; 3) Northwesterly, around a curve to the right that is tangent 

with the exit of the last-described course, having a radius of 470.00 feet, a central angle of 36°17'29", and 

an arc distance of 297.70 feet; 4) North 1°58'10" East a distance of 65.79 feet to the intersection with the 

South line of the plat of SOUTHGATE HILLS – 9TH PLAT, a subdivision of record situate in said City, 

County, and State and filed with said Register of Deeds as Instrument No. 1995I1389835 on December 20, 

1995; thence South 88°01'09" East, along the South line of said plat of SOUTHGATE HILLS – 9TH PLAT, 

and also along the South line of the plat of SOUTHGATE HILLS – 10TH PLAT, a subdivision of record 

situate in said City, County, and State and filed with said Register of Deeds as Instrument No. 

1996I0055468 on September 3, 1996, a distance of 816.71 feet to the Point of Beginning. 

Containing 1,722,908 square feet or 39.55 acres, more or less. 

The bearings in this description are based on the Missouri Coordinate System of 1983, West Zone, NAD83. 
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KANSAS CITY, MISSOURI
9001 STATE LINE RD., STE. 200 (816)361.0440
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Redwood Living 

Since 1991, Redwood Living has been growing and operating with the mission of bringing single-story 

apartment living to renters throughout suburban America. We are excited for the opportunity to expand 

our Neighborhood into the City of Blue Springs, MO. 

We pride ourselves in learning from our past successes and challenges to take a data-driven approach as 

we enter markets and consider potential locations for development. While we are based in Cleveland, OH 

and new to Kansas City, there is an immediate sense of Midwestern familiarity to the area. We recognize 

Blue Springs as a location that is desirable for our particular product type, based on the current 

demographics, future projections, and strong sense of identity. Evidencing our commitment to Blue 

Springs, we have already purchased the land for the first phase of our Neighborhood and plan on starting 

construction this summer.   

At Redwood, we live by our eight Core Values:  

Do One Thing Really Well 
Be Entrepreneurial 

Serve Those You Lead 
Deliver More Than Expected 

Communicate Openly & Honestly 
Instill Family & Team Spirit 

Demonstrate Integrity & Authenticity 
Be Nice & Have Fun 

We listen to our existing residents, as well as the concerns of those that will one day be our neighbors. 

Starting with Core Value #1, our fundamental product has remained the same over the years: two-

bedroom, two-bathroom, single-story, pet-friendly apartment homes with private attached garages and 

personal patios. However, we are constantly making adjustments in our materials and living space layout 

designs to improve the quality of product that we can offer our residents.  

To date, we have built nearly 16,000 apartment homes, and have never sold anything that we have built. 

Like you, we are invested in the long-term sustainability of our Neighborhoods.    
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Written Narrative 

Following on our original Neighborhood, Redwood Living is proposing a Phase 2 Neighborhood of all 

single-story apartment homes. Our goal is to provide a product that feels like a single-family living space, 

while allowing for the flexibility that comes with renting from a dedicated and professional property 

management company. The submitted Concept Plan Proposal includes 104 units in addition to the 124 

units in Phase 1. 

While floor plans will range in size from 1,294 to 1,620 square feet, each home will be designed with two-

bedrooms, two-bathrooms, a private attached two-car garage, and a personal patio. Homes can be 

accessed through the garage or through the private front entrance, allowing residents the security and 

cleanliness of being able to enter their home without having to encounter shared doors, hallways, or 

enclosed common spaces. In addition to our standard features, premium units will include covered and 

screened-in patio spaces.  

Zoning Designation 

The site location that Redwood is proposing for development is approximately 18.78 acres located at MO-

7 and SW Major Road. Redwood is requesting to re-zone this area, which is currently mixed with MF 14 

(Multifamily), GB (General Business), and AG (Agricultural), to a Planned Development (PD) District (please 

see attached map).  The site is in the S1 Area of the Comprehensive Plan that designates the land as 

included in a Mixed Density Neighborhood.  At 5.64 units per acre the Redwood neighborhood fits in the 

lower end of the 5 to 12 units per acre expectation for the area. After working with the Planning 

Department to maintain the spirit of the Mixed Density Neighborhood, we are leaving the MO-7 frontage 

available for commercial development. As part of the PD, the Concept Plan is being developed under the 

Apartment Complex building type and “MF-10” (Low Density Multi-Family) zoning district standards, with 

exceptions listed under the “Residential Design” section. We believe that our plan provides for an 

appropriate transitional use between the commercially zoned land to the east and the proposed city park 

to the west.  

While the City of Blue Springs currently offers zoning designations that could potentially be modified to 

accommodate the product that Redwood is proposing, there is nothing that fully encapsulates our 

development needs. Redwood aims to bring an innovative, high-quality housing type to the area. Potential 

residents of this Neighborhood are those looking for the ease of navigation into and throughout their 

home, due to our intentional architectural design of no stairs and FHA compliance; peace and quiet, which 

is afforded with no one above you or below you, extra insulation between unit walls, and no noisy 

amenities (such as pools, clubhouses, or basketball courts); and maintenance-free living, with a site 

Neighborhood Manager, site Service Technician, and full landscaping services incorporated into the rent.  

Redwood’s product type is uniquely situated to be able to maximize the developable area of this particular 

location. The current existence of wetlands on the north side of the property would make it difficult for 

other developers, potentially requiring additional mitigation. Redwood’s proposed site plan is designed 

to almost entirely work around these areas, allowing for significant areas of preservation and 

conservation. Unlike some options available, Redwood Neighborhoods offer substantial open space, even 

in addition to the areas of wetlands preservation. Additionally, we have worked with the Parks 

Department on unit arrangement, landscaping, the road configuration and placement of SW 12th Street 

and the extension of SW Major Road to best accommodate access to the park and park amenities for the 

benefit of our and Blue Springs residents. 
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Something somewhat unique to Redwood’s business model is the development and long-term 

maintenance of private drive aisles throughout the Neighborhood. These are concrete 22’-wide, inverted 

crown drive aisles, typically with an integral 4’-wide sidewalk on one side. However, Redwood will be 

expanding our standard design to accommodate Blue Springs’ 6’-wide sidewalk requirement. This design 

is FHA compliant, allowing residents to navigate the site with particular ease, as there are no curbs to 

traverse. The FHA route is specifically designated as separate from the drive aisles with color 

differentiated concrete. While traffic is required to drive down the drive aisles, the integral sidewalk is full 

depth, effectively rendering the entire paved surface (28’ wide) as a fire lane in the event of an emergency. 

Additionally, we prohibit on-street parking as part of our lease with enforcement that’s part of our 

Neighborhood Manager’s responsibilities, which reserves the full use of this drive aisle by emergency 

vehicles at all times. Redwood handles all snow removal and road repair maintenance for the 

Neighborhood.    

 

Redwood Drive Aisle Typical (to be expanded to 6’ sidewalk) 

Platting 

The site is currently two parcels 42-740-99-99-00-0-00-000 and 41-930-03-02-00-0-00-000. Redwood is 

requesting that these parcels be re-platted into one lot and two future development parcels, one that 

will be the Redwood Blue Springs Neighborhood outlined in this application, and two future 

development parcels that will remain agricultural zoning and MF 14 / General Business zoning and will 

remain owned by Blue Springs Christian Church. 

Residential Design 

Redwood’s intended product-type and site plan design falls within the residential standards category. 

These single-story apartment homes will provide a unique housing choice to the city, while respecting 

the natural features of the location. Though technically multi-family, because of the non-traditional 

elements of the project, Redwood is pursuing PD zoning in order to accommodate these variations.  
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The residential design, including building orientations and streetscapes, is largely determined by the 

placement of the natural features on the site. Redwood intends to break up the monotony of adjacent 

buildings through following the natural borders of the stream buffer, providing four different floor plans 

with unique elevations, and offering a variety of color options for the vinyl portions of the homes.  

 

Interior Forestwood Units with Meadowood End Units (Rendering) 

 

 

 

Interior Forestwood Units (Existing) 
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Meadowood End Unit (Existing) 

 

 

Capewood End Unit (Existing) 
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Willowood Units (Rendering) 

 

 

Willowood Units (Existing) 

Redwood takes pride in designing Neighborhoods that allow residents with mobility concerns to 

navigate their home and the property with minimal restrictions. This includes eliminating steps 
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wherever possible. Each home has a forecourt, with either an individual or shared FHA walkway leading 

up to the personal entrance of their home. In addition, each entrance has a stoop that is level with the 

FHA walkway. Redwood has taken into account Blue Springs’ stoop requirements, and we are modifying 

our typical dimensions to comply for the Forestwood, Meadowood, and Capewood floor plan types. In 

the case of the Willowood floor plan, the entryway is not amenable to this adjustment, and therefore 

will need to deviate from the standard.  

The facades of the buildings will be constructed with two different building materials, vinyl and stone. 

Redwood has an upgraded architectural element of a dormer that we will be using for this project. In 

addition, several buildings are currently anticipated to include building steps, which will adjust the roof 

pitch line within those buildings. 

 

Dormer Example 

 

Building Step/ Roof Pitch Example 

Redwood acknowledges that garages play a predominate role in the streetscape. This design is 

intentional for the overall improved functionality of the space for our residents. Forestwood, 

Meadowood, and Capewood unit types have 74% of the façade as garage-prominent, and Willowoods 

have 54% of the façade as garage-prominent. Since these percentages do not comply with Blue Springs’ 

Residential Design Code, Redwood has proposed using upgraded garage doors and hardware for this 

project.  
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Example of Upgraded Door / Hardware 

There is a substantial amount of open space throughout this Neighborhood, with Redwood’s site plan 

providing 51% total open space which includes 21% active space. Furthermore, we will connect through 

Redwood’s FHA Route, onto Major Road and SW 12th Street, which will lead directly into the proposed 

park to the west.  

 

 

As noted in the Zoning Designation section, Redwood is proposing that Blue Springs allow for the 

construction of private drive aisles throughout the Neighborhood. Redwood is willing to build and 

dedicate the portion of the extensions of Major Road and SW 12th Street shown in the Concept Plan 

submittal; however, the remainder of the site will not be built to public road standards (see typical). The 

exception to this design is that Redwood will expand the sidewalk to 6’ from its typical 4’ design.   
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Blue Springs’ Comprehensive Plan 

The City of Blue Springs’ Comprehensive Plan recognizes the benefits of adaptability and looking at each 

project through the lens of an incremental and strategic investment opportunity. This application is 

requesting a change to the zoning code; however, a PD District will allow the city to have control over 

the approval of the site plan and its architectural and development elements, which Redwood believes 

follow suit of the long-term goals of the Comprehensive Plan.  

The Comprehensive Plan specifically identifies that the population of Blue Springs is growing older, 

increasing specifically in the areas of empty nesters and retirees. While Redwood Neighborhoods are 

not formally age restricted, they are especially attractive to these two categories of individuals. 

Throughout our current count of nearly 17,000 units, approximately 70% of the portfolio is made up of 

empty nesters and the average resident age is 51. The single-story lifestyle, particularly with in-suite 

washer and dryer hook-ups, is beneficial to anyone with mobility concerns. With Redwood being entirely 

comprised of rental units, it provides an opportunity for aging adults to unlock the potential of the built-

up equity in their house as they age in place.  Traditional owner-occupied units could only achieve this 

through the use of a reverse mortgage or refinance, which could result in unnecessary debt when the 

house is sold.  

Our Redwood Neighborhood intends to benefit the proposed park to the west of our site through 

granting access and cooperative planning and preserve the stream buffer that currently exists. The 

Comprehensive Plan speaks to the importance of nature and recreational areas in Blue Springs. Not only 

will this development benefit connectivity to the city park, but it is also designed to balance the creation 

of a needed product with the conservation of natural resources. At Redwood, we are familiar and fond 

of being neighbors to local parks; and are more than happy to work with the city/county to provide 

connectivity. 

      

 

Redwood Hudson, Located Adjacent to the Norton Road Trailhead for Summit Metro Parks 
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This Land Use & Development Plan for this location is Mixed Density Neighborhood and Mixed-Use – 

Employment Dominant. The Mixed Density Neighborhood designation calls for residential living 

arranged in a neighborhood pattern with access to supporting uses. Not only will Redwood’s proposed 

contribution to the extension of Major Road and SW 12th Street act as an entryway into the future park 

to the west, the walking trail and internal sidewalks will connect to sidewalks on Major Road and Wyatt 

Road, providing residents with pedestrian access to the park and future commercial development along 

MO-7. Mixed Density Neighborhood typically calls for 5 to 12 units per acre. Redwood’s product type 

allows for this particular site to accommodate a multi-family housing type, while staying on the low end 

of this range. Partially due to the stream buffer, the proposed site plan calculates to 5.64 units per acre. 

The proposed site plan primarily avoids the area designated for Mixed-Use – Employment Dominant. 

However, it also allows for a larger portion of the frontage along MO-7 to remain General Business for 

future commercial use. 

 

Land Use & Development Plan 

 

Surrounding Neighborhood Characteristics 

The existing surrounding neighborhood is a mix of single-family residential, institutional, and commercial 

uses, either built or planned. Redwood is proposing a product that is compatible with these designations 

in a mixed-use area of the city. Our elevations are designed to keep up with the single-family residential 

look and feel. Redwood apartment homes are not modern, boxy structures; but rather, incorporate 

classical gable-end architecture with sloped roofs. We believe that the proposed plan does not create an 

isolated district surrounded by unrelated districts. Instead, it serves as a transitional product for uses 

that traditionally are less compatible to be near each other.  

 

Traffic Considerations 

A traffic study was completed in December 2021 by Merge Midwest Engineering to review existing 

traffic volume and identify any potential improvements regarding the intersections of MO-7 & SW Wyatt 

Road and MO-7 & SW Major Road. This study is part of the submittal package for Redwood’s Re-zoning 

and Concept Plan Proposal. Recommendations were presented in the report after fieldwork was 
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completed and findings were analyzed in conjunction with MoDOT’s Access Management Guidelines. 

The study concludes that no turn lane or traffic signal improvements are warranted for Redwood’s 

proposed development.  

 

Development & Construction Timeline 

Redwood anticipates having Zoning, PD Plan Approval, Civil Engineering Plan Approval, Architectural 

Plan Approval, and all other required approvals for Phase 2 and permits in Fall of 2024 with a 

construction start in mid-2025. Based on historical estimates, it is anticipated that earthwork will be 

completed, and the first building will receive its certificate of occupancy in Fall of 2026. Following a 

continuous building schedule and delivery of an average of eight units per month, Redwood is projecting 

the completion of this project in Spring of 2027. Evidencing our commitment to Blue Springs, Redwood 

has purchased the Phase 1 land.  Given the turmoil in the construction material availability and pricing 

and the recent interest rate volatility we have not started construction on Phase 1. However, with 

recent retreats in construction costs and increasing rents we are now expected to start construction in 

mid-2024. 
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PUBLIC NOTICE 
 

Rezoning | RZ-10-23-8944 

Planned Development Concept Plan | PDC-10-23-8946 

“Redwood Living 2nd Phase” 

North of the future extension of SW Major Road and West of SW 7 Highway 

Parcel # 42-740-99-99-00-0-00-000 and 41-930-03-03-00-0-00-00 

 

Notice is hereby given that a public hearing will be held by the Planning Commission of the City 

of Blue Springs on Monday, January 8, 2024 at 6:30 p.m. in the Council Chamber of the Howard 

L. Brown Public Safety Facility at 1100 SW Smith Street for the purpose of hearing interested 

parties and citizens on a request by the applicant, Richard Batt with Redwood Living, on behalf of 

the property owner,  First Baptist Church of Blue Springs, to rezone property from “AG” 

(Agriculture) and “MF-14” Moderate Density Multi-Family District to “PD – Residential” 

(Planned Development – Residential) and request approval of a Planned Development (PD) 

Concept Plan for the development of 104 apartment units on 18.78 +/- acres generally located 

approximately 990 feet west of SW 7 Highway and north of the future Major Road extension. 

Interested parties may view the application materials on file by contacting the Community 

Development Department via email at ComDevLegal@bluespringsgov.com or at City Hall at 903 

W. Main Street, Blue Springs, MO.   

 

The site is legally described as follows: 

 

All that part of the Southwest Quarter of Section 18, Township 48 North, Range 30 West, and all 

that part of the Southeast Quarter of Section 13, Township 48 North, Range 31 West, all situate 

in the City of Blue Springs, Jackson County, Missouri, being described as follows: 

 

Commencing at the Northwest corner of the Southwest Quarter of said Section 18, said point also 

being the Northwest corner of Lot 1, BLUE SPRINGS CHRISTIAN CHURCH 1st PLAT, a 

subdivision of record situate in said City, County, and State and being filed with the Jackson 

County, Missouri Register of Deeds as Instrument No. 2013E0120419 on November 22, 2013; 

thence South 2°34'04” West, along the West line of said Lot 1, a distance of 26.65 feet to the 

Northeast corner of the Southeast Quarter of said Section 13; thence South 1°42'34” West, 

continuing along the West line of said Lot 1, a distance of 195.00 feet to the Point of Beginning; 

thence South 1°42'34" West, continuing along the West line of said Lot 1, a distance of 440.75 

feet to the Southwest corner thereof, said point also being harmonious with the Northwest corner 

of a tract of land described in a General Warranty Deed filed with said Register of Deeds as 

Instrument No. 2010E0095366 on September 30, 2010; thence South 88°03'10" East, along the 

South line of said Lot 1, a distance of 320.00 feet to a point on a line that is 320.00 feet East of 

and parallel with the West line of the Southwest Quarter of said Section 18; thence South 1°42'34" 

West, along the line that is 320.00 feet East of and parallel with the West line of the Southwest 

mailto:ComDevLegal@bluespringsgov.com
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Quarter of said Section 18, a distance of 688.75 feet to a point on the South line of said tract of 

land; thence North 88°03’08” West, along the South line of said tract of land, a distance of 320.00 

feet to the intersection with the West line of the Southwest Quarter of said Section 18; thence 

North 1°42’34” East, along the West line of the Southwest Quarter of said Section 18, a distance 

of 22.32 feet to the intersection with the North right-of-way line of SW Bentley Drive, as shown 

on the plat of CHAPMAN WOODS, LOTS 1-3, a subdivision of record situate in said City, 

County, and State and filed with said Register of Deeds as Instrument No. 2007E0075781 on 

June 7, 2007; thence along the North right-of-way line of said SW Bentley Drive the following 

two (2) courses: 1) North 88°18'02" West a distance of 504.98 feet; 2) Westerly, Northwesterly, 

and Northerly, around a curve to the right that is tangent with the exit of the last-described course, 

having a radius of 25.00 feet, a central angle of 90°00'01", and an arc distance of 39.27 feet to 

the intersection with the East right-of-way line of SW 12th Street, as shown on said plat; thence 

along the East right-of-way line of said SW 12th Street the following three (3) courses: 1) North 

1°41'58" East a distance of 331.04 feet; 2) Northerly and Northwesterly, around a curve to the 

left that is tangent with the exit of the last-described course, having a radius of 1,030.00 feet, a 

central angle of 36°01'18", and an arc distance of 647.56 feet; 3) Northwesterly, around a curve 

to the right that is tangent with the exit of the last-described course, having a radius of 470.00 

feet, a central angle of 2°03'28", and an arc distance of 16.88 feet; thence North 81°34'30" East, 

departing the East right-of-way line of said SW 12th Street, a distance of 748.45 feet to the Point 

of Beginning. 

 

Containing 826,765 square feet or 18.78 acres, more or less. 

 

The bearings in this description are based on the Missouri Coordinate System of 1983, West 

Zone, NAD83. 

 

CITY OF BLUE SPRINGS 

Planning Commission 

By: Jamarcus Magee, Associate Planner 

 

The City Council of the City of Blue Springs will also hold a public hearing on the above noted 

Rezoning / RZ-10-23-8944 and PD Concept Plan / PDC-10-23-8946 on Tuesday, January 16, 

2024, at 6:00 p.m. in the Council Chamber of the Howard L. Brown Public Safety Facility to 

consider the application and the recommendation of the Planning Commission. 

 

CITY OF BLUE SPRINGS 

City Council 

 

PUBLISH: Saturday, December 23, 2023 

E-MAIL TO THE EXAMINER: legals@examiner.net 

12/19/2023 

mailto:legals@examiner.net




Parcel ID Situs Address Situs City Situs State Situs ZipCode Owner Owner Address
41-930-03-04-00-0-00-000 7920 SW 7 HWY BLUE SPRINGS MO 64015 BLUE SPRINGS CHRISTIAN CHURCH 7920 S M 7 HWY BLUE SPRINGS, MO 64014
42-740-97-99-01-0-00-000 NO ADDRESS ASSIGNED BY CITY BLUE SPRINGS MO 64015 CITY OF BLUE SPRINGS 903 W MAIN ST BLUE SPRINGS, MO 64015
42-740-98-97-00-0-00-000 NO ADDRESS ASSIGNED BY CITY BLUE SPRINGS MO 64015 CITY OF BLUE SPRINGS 903 MAIN ST BLUE SPRINGS, MO 64015
42-740-98-99-00-0-00-000 4725 SW 12TH ST BLUE SPRINGS MO 64015 CITY OF BLUE SPRINGS 903 W MAIN ST BLUE SPRINGS, MO 64015
42-740-99-99-00-0-00-000 NO ADDRESS ASSIGNED BY CITY BLUE SPRINGS MO 64015 BLUE SPRINGS CHRISTIAN CHURCH 7920 S M 7 HWY BLUE SPRINGS, MO 64014
41-930-03-02-00-0-00-000 NO ADDRESS ASSIGNED BY CITY BLUE SPRINGS MO 64015 REDWOOD BLUE SPRINGS SOUTHWEST WYATT ROAD P1 LLC 7007 E PLEASANT VALLEY RD INDEPENDENCE, OH 44131
41-930-03-06-00-0-00-000 26310 SW WYATT RD BLUE SPRINGS MO 64015 FIRST BAPTIST CHURCH OF BLUE SPRINGS 4500 LITTLE BLUE PARKWAY INDEPENDENCE, MO 64057
41-930-03-05-00-0-00-000 800 SW RED WILLOW WAY BLUE SPRINGS MO 64014 REDWOOD BLUE SPRINGS SOUTHWEST WYATT ROAD P1 LLC 7007 E PLEASANT VALLEY RD INDEPENDENCE, OH 44131



 

 

December 22, 2023 

 

Ref: Public Hearing: Rezoning | RZ-10-23-8944 

Planned Development Concept Plan | PDC-10-23-8946 

“Redwood Living 2nd Phase” 

North of the future extension of SW Major Road and West of SW 7 

Highway 

Parcel # 42-740-99-99-00-0-00-000 and 41-930-03-03-00-0-00-00 

 

Dear Property Owner: 

 

A Public Hearing will be held by the Planning Commission and the City Council of the City of Blue 

Springs to receive comments from interested parties and citizens relative to a request by applicant, 

Richard Batt with Redwood Living, on behalf of the property owner, First Baptist Church of Blue 

Springs, to rezone property from “AG” (Agriculture) and “MF-14” Moderate Density Multi-Family 

District to “PD – Residential” (Planned Development – Residential) and request approval of a Planned 

Development (PD) Concept Plan for the development of 104 apartment units on 18.78 +/- acres 

generally located approximately 990 feet west of SW 7 Highway and north of the future Major Road 

extension. 

 

You are receiving this notice because County records indicate you own property within 185 feet of the 

boundary of the site in question. Interested parties may view the application materials on file by 

contacting the Community Development Department via email at 

ComDevLegal@bluespringsgov.com or at City Hall at 903 W. Main Street, Blue Springs, MO.   

 

The hearing will be held in the Council Chamber at the Howard L. Brown Public Safety Building 

located at 1100 SW Smith Street, Blue Springs on the following dates: 

 

Planning Commission - Monday, January 8, 2024 @ 6:30 p.m. 

& 

City Council – Tuesday, January 16, 2024 @ 6:00 p.m. 

             

Your attendance and comments are welcome at these meetings. Questions concerning this matter may 

be directed to the Community Development Department at 816-228-0207. 

 

Sincerely, 

 

CITY OF BLUE SPRINGS / COMMUNITY DEVELOPMENT 

Jamarcus Magee 

Associate Planner 

mailto:ComDevLegal@bluespringsgov.com




• Founded in 1991
• All of the comforts of the home, without the stresses of home 

ownership
• High-quality, single-story apartment homes, with attached 

garages

• Over 160 Neighborhoods
• Over 17,000 Apartment Homes
• Across 9 states
• Redwood has never sold a Neighborhood we’ve built

ABO U T
Our Core Values:

Do One Thing Really Well

Be Entrepreneurial

Serve Those You Lead

Deliver More Than Expected

Communicate Openly & Honestly

Instill Family & Team Spirit

Demonstrate Integrity & Authenticity

Be Nice & Have Fun

US



M A R K E T  

18

6

76



▪Founded in 1961 by Cosimo and Antoinette

▪Mostly northern Macomb County until 2004

▪Major expansion in 2008 w/Centex acquisition

▪2,400+ market-rate apartment units, owned and managed

▪Opened Cranbrook luxury custom home division in 2011

▪Opened St. Louis, Missouri division in 2011

▪Launched Anywhere Lombardo in 2017

▪Opened Columbia, Missouri division in 2021

▪Opened St. Louis, Missouri apartment division in 2022

▪Opened Kansas City, Missouri division in 2023

▪17,000+ Total single family homes since founding (across all divisions)

History of Lombardo Companies

Third Generation making an impact!

Cosimo, Joe and Annalisa

Anthony      Cathy   Anna Lisa   Sebastian

Cosimo and

Antoinette

11/2023



▪Collective name encompassing all brands

▪ Land Acquisition, Land Development, Purchasing and 
Estimating, Marketing, Finance, Human Resources

▪ 170+/- full time employees and senior leadership team

▪Consistently ranked in top 75 largest builders in US

Lombardo Companies - Michigan

▪ Luxury custom homes

▪ 3,000 sf to 14,000 sf

▪ 30+/- homes per year

▪ Single family homes on 
customer’s land

▪ 1,450 – 3,800 sf

▪ 30+/- homes per year

▪Single family homes and multi-
family (duplex/townhomes)

▪ 1,450 – 3,800 sf

▪ 500+/- units per year

▪Develop, build and manage 
market-rate rental communities

▪ In house construction 
management, leasing and 
maintenance staff

▪Substantial growth plans

▪ 1450 Units under ownership 11/2023



R E D W O O D  

• Empty Nesters

• Young Professionals

• Residents who want a single-story design

• Those who want a “peace and quiet” neighborhood

• Those who want a maintenance-free lifestyle

• Our design and features generate long-term residents



About Redwood Neighbors

50.6 Years Young

70% Empty Nesters

5-Mile Radius

1.89 Residents per Home

1.5 Cars per Home

7 School-Age Children per 100 Homes

Standard Lease Term = 1 year

Average Resident Stay = 2.07 years

18.8% of Residents Stay More than Five Years



R E L I A B L E  R E N T E R S  &

Consistent application of rigorous 
background screening

Who?
• Every leaseholder living in a Redwood apartment home

What Are Those Checks?
• Credit score
• Rental history
• Civil judgment
• Criminal background checks

What Applications are Denied?
• Previous eviction
• Passed a bad check
• Felony assault conviction
• DUI/ OVI (within a certain number of years)

What Does This Mean?
Redwood's application screening criteria is more robust and allows us more 
control than most single-family subdivisions. 



E X T E R I O R S  O UR  
RE S I D E N T  S DE S E R  VE 

• Extensive Landscaping

• Single-Story Apartment Neighborhoods

• Two Car Attached Private Entrance 
Garage

• Personal Patios or Decks

• Stone and Shake Siding Accents
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I N T E R I O R S  O UR   
RE S I D E N T  S DE S E R  VE 

• 1300+ Square Foot Living Spaces

• Open Floor Plans

• Granite Counter Tops

• Private Entryways

• Vaulted Ceilings

• Energy Star Certified Construction



11

LOCATION
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SITE PLAN



FL OOR  PLANS 

Forestwood
1,294 SQFT

Meadowood
1,327 SQFT

• Attached Garage (Private Entry)
• Walk-In Closet
• Vaulted Ceilings

• Walk-In Kitchen Pantry
• Full-Size Washer & Dryer Hookups 

(Available for Rent)



Capewood
1,620 SQFT

Willowood
1,381 SQFT
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PARKS MASTER PLAN
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©2021 Redwood Living,Inc.

Thank You



 
Introduced by Councilmember ____________ BILL NO.  5186 
(RZ-10-23-8944 & PDC-10-23-8946)                                         
 ORDINANCE NO. ________   
      
 
   AN ORDINANCE REZONING PROPERTY FROM “AG” (AGRICULTURE) and 
“MF-14” (MODERATE DENSITY MULTI-FAMILY) to “PD –R” (PLANNED DEVELOPMENT– 

RESIDENTIAL) AND APPROVING A PLANNED DEVELOPMENT CONCEPT PLAN FOR 
REDWOOD BLUE SPRINGS PHASE 2 

 
WHEREAS, proper application having been made for Rezoning and a Planned 

Development (PD) Concept Plan of property hereinafter described; and 
 

WHEREAS, after review of the PD Concept Plan with respect to such issues as density, 
impacting surrounding areas, and the adequacy of facilities and services, basic parameters are 
established for the development of the PD project; and 
 

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, said application was referred to the Planning Commission 
for report and recommendation, and a public hearing was held February 12, 2024, which 
Commission, after said hearing, recommended that the application for Rezoning and PD Concept 
Plan be approved; and 
  

WHEREAS, thereafter a public hearing was held by City Council on February 21, 2024; 
and 
 

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, it was determined that the change of zoning was appropriate 
at the location herein described; and 
 

WHEREAS, the City of Blue Springs, Missouri has regulated the development at this 
location by requiring that it be developed as a PD Concept Plan. 
 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BLUE 
SPRINGS, MISSOURI, as follows: 
 
Section 1. That following described tract of real estate is hereby rezoned from “AG” (Agriculture) 

and “MF-14” Moderate Density Multi-Family District to “PD – Residential” (Planned 
Development – Residential). The site is legally described as: 

 
All that part of the Southwest Quarter of Section 18, Township 48 North, Range 30 
West, and all that part of the Southeast Quarter of Section 13, Township 48 North, 
Range 31 West, all situate in the City of Blue Springs, Jackson County, Missouri, 
being described as follows: 

 
Commencing at the Northwest corner of the Southwest Quarter of said Section 18, 
said point also being the Northwest corner of Lot 1, BLUE SPRINGS CHRISTIAN 
CHURCH 1st PLAT, a subdivision of record situate in said City, County, and State 
and being filed with the Jackson County, Missouri Register of Deeds as Instrument 
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No. 2013E0120419 on November 22, 2013; thence South 2°34'04” West, along the 
West line of said Lot 1, a distance of 26.65 feet to the Northeast corner of the 
Southeast Quarter of said Section 13; thence South 1°42'34” West, continuing along 
the West line of said Lot 1, a distance of 195.00 feet to the Point of Beginning; thence 
South 1°42'34" West, continuing along the West line of said Lot 1, a distance of 
440.75 feet to the Southwest corner thereof, said point also being harmonious with 
the Northwest corner of a tract of land described in a General Warranty Deed filed 
with said Register of Deeds as Instrument No. 2010E0095366 on September 30, 
2010; thence South 88°03'10" East, along the South line of said Lot 1, a distance of 
320.00 feet to a point on a line that is 320.00 feet East of and parallel with the West 
line of the Southwest Quarter of said Section 18; thence South 1°42'34" West, along 
the line that is 320.00 feet East of and parallel with the West line of the Southwest 
Quarter of said Section 18, a distance of 688.75 feet to a point on the South line of 
said tract of land; thence North 88°03’08” West, along the South line of said tract of 
land, a distance of 320.00 feet to the intersection with the West line of the Southwest 
Quarter of said Section 18; thence North 1°42’34” East, along the West line of the 
Southwest Quarter of said Section 18, a distance of 22.32 feet to the intersection with 
the North right-of-way line of SW Bentley Drive, as shown on the plat of CHAPMAN 
WOODS, LOTS 1-3, a subdivision of record situate in said City, County, and State 
and filed with said Register of Deeds as Instrument No. 2007E0075781 on June 7, 
2007; thence along the North right-of-way line of said SW Bentley Drive the following 
two (2) courses: 1) North 88°18'02" West a distance of 504.98 feet; 2) Westerly, 
Northwesterly, and Northerly, around a curve to the right that is tangent with the exit 
of the last-described course, having a radius of 25.00 feet, a central angle of 
90°00'01", and an arc distance of 39.27 feet to the intersection with the East right-of-
way line of SW 12th Street, as shown on said plat; thence along the East right-of-way 
line of said SW 12th Street the following three (3) courses: 1) North 1°41'58" East a 
distance of 331.04 feet; 2) Northerly and Northwesterly, around a curve to the left that 
is tangent with the exit of the last-described course, having a radius of 1,030.00 feet, 
a central angle of 36°01'18", and an arc distance of 647.56 feet; 3) Northwesterly, 
around a curve to the right that is tangent with the exit of the last-described course, 
having a radius of 470.00 feet, a central angle of 2°03'28", and an arc distance of 
16.88 feet; thence North 81°34'30" East, departing the East right-of-way line of said 
SW 12th Street, a distance of 748.45 feet to the Point of Beginning. 

 
Containing 826,765 square feet or 18.78 acres, more or less. 

 
The bearings in this description are based on the Missouri Coordinate System of 
1983, West Zone, NAD83. 
 

Section 2.  That the above-described tract of real estate is hereby declared subject to Redwood 
Blue Springs Phase 2 PD Concept Plan. 
 

Section 3. No land covered within this PD designation, or contained within the area described 
by Section 1 of this Ordinance, may be developed except in compliance with 
Redwood Blue Springs Phase 2 PD Planned Development Concept Plan approved 
herein by the City of Blue Springs or hereinafter revised, and the requirements of said 
PD Concept Plan shall include any staff recommendations contained in the staff 
report and presented to the Planning Commission at its February 12, 2024, meeting 
and to the City Council at its February 21, 2024, meeting, and approved by the City 
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Council as conditions of development passage by this Ordinance and of this PD, and 
shall be deemed to include those conditions in addition to those contained in the 
Unified Development Code and in documents and drawings submitted to the Planning 
Commission and City Council and approved hereby, including the following 
conditions: 

 
Section 4. The Planned Development (PD) Standards, attached and entered as an Exhibit A to 

the Ordinance, that outline the development regulations shall govern the development 
within the PD. The PD Concept Plan and PD Standards shall remain in place as long 
as the PD zoning remains on the property, unless the PD Concept Plan is amended. 

 
Section 5.  A Planned Development Final Plan shall be submitted and approved prior to the 

issuance of any building permits for the PD Final Plan area. Approval of the PD Final 
Plan shall only be granted if it is substantial compliance with the approved Redwood 
Blue Springs PD Concept Plan.  

 
Section 6.  This ordinance shall be in full force and effect from and after its passage and approval 

by the Mayor of Blue Springs. 
 
Section 7.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 

 
 PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 
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Redwood Blue Springs Phase 2 
Planned Development District Application 

October 2023 

Revised December 2023 

 

 

 

 

 

Applicant:  
Richard Batt, Vice President of Acquisitions 

Ali Karolczak, Director of Acquisitions 
 

For: 
Redwood Living 

7007 E. Pleasant Valley Road 
Independence, OH 44131 

216-360-9441 
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Redwood Living 

Since 1991, Redwood Living has been growing and operating with the mission of bringing single-story 

apartment living to renters throughout suburban America. We are excited for the opportunity to expand 

our Neighborhood into the City of Blue Springs, MO. 

We pride ourselves in learning from our past successes and challenges to take a data-driven approach as 

we enter markets and consider potential locations for development. While we are based in Cleveland, OH 

and new to Kansas City, there is an immediate sense of Midwestern familiarity to the area. We recognize 

Blue Springs as a location that is desirable for our particular product type, based on the current 

demographics, future projections, and strong sense of identity. Evidencing our commitment to Blue 

Springs, we have already purchased the land for the first phase of our Neighborhood and plan on starting 

construction this summer.   

At Redwood, we live by our eight Core Values:  

Do One Thing Really Well 
Be Entrepreneurial 

Serve Those You Lead 
Deliver More Than Expected 

Communicate Openly & Honestly 
Instill Family & Team Spirit 

Demonstrate Integrity & Authenticity 
Be Nice & Have Fun 

We listen to our existing residents, as well as the concerns of those that will one day be our neighbors. 

Starting with Core Value #1, our fundamental product has remained the same over the years: two-

bedroom, two-bathroom, single-story, pet-friendly apartment homes with private attached garages and 

personal patios. However, we are constantly making adjustments in our materials and living space layout 

designs to improve the quality of product that we can offer our residents.  

To date, we have built nearly 16,000 apartment homes, and have never sold anything that we have built. 

Like you, we are invested in the long-term sustainability of our Neighborhoods.    
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Written Narrative 

Following on our original Neighborhood, Redwood Living is proposing a Phase 2 Neighborhood of all 

single-story apartment homes. Our goal is to provide a product that feels like a single-family living space, 

while allowing for the flexibility that comes with renting from a dedicated and professional property 

management company. The submitted Concept Plan Proposal includes 104 units in addition to the 124 

units in Phase 1. 

While floor plans will range in size from 1,294 to 1,620 square feet, each home will be designed with two-

bedrooms, two-bathrooms, a private attached two-car garage, and a personal patio. Homes can be 

accessed through the garage or through the private front entrance, allowing residents the security and 

cleanliness of being able to enter their home without having to encounter shared doors, hallways, or 

enclosed common spaces. In addition to our standard features, premium units will include covered and 

screened-in patio spaces.  

Zoning Designation 

The site location that Redwood is proposing for development is approximately 18.78 acres located at MO-

7 and SW Major Road. Redwood is requesting to re-zone this area, which is currently mixed with MF 14 

(Multifamily), GB (General Business), and AG (Agricultural), to a Planned Development (PD) District (please 

see attached map).  The site is in the S1 Area of the Comprehensive Plan that designates the land as 

included in a Mixed Density Neighborhood.  At 5.64 units per acre the Redwood neighborhood fits in the 

lower end of the 5 to 12 units per acre expectation for the area. After working with the Planning 

Department to maintain the spirit of the Mixed Density Neighborhood, we are leaving the MO-7 frontage 

available for commercial development. As part of the PD, the Concept Plan is being developed under the 

Apartment Complex building type and “MF-10” (Low Density Multi-Family) zoning district standards, with 

exceptions listed under the “Residential Design” section. We believe that our plan provides for an 

appropriate transitional use between the commercially zoned land to the east and the proposed city park 

to the west.  

While the City of Blue Springs currently offers zoning designations that could potentially be modified to 

accommodate the product that Redwood is proposing, there is nothing that fully encapsulates our 

development needs. Redwood aims to bring an innovative, high-quality housing type to the area. Potential 

residents of this Neighborhood are those looking for the ease of navigation into and throughout their 

home, due to our intentional architectural design of no stairs and FHA compliance; peace and quiet, which 

is afforded with no one above you or below you, extra insulation between unit walls, and no noisy 

amenities (such as pools, clubhouses, or basketball courts); and maintenance-free living, with a site 

Neighborhood Manager, site Service Technician, and full landscaping services incorporated into the rent.  

Redwood’s product type is uniquely situated to be able to maximize the developable area of this particular 

location. The current existence of wetlands on the north side of the property would make it difficult for 

other developers, potentially requiring additional mitigation. Redwood’s proposed site plan is designed 

to almost entirely work around these areas, allowing for significant areas of preservation and 

conservation. Unlike some options available, Redwood Neighborhoods offer substantial open space, even 

in addition to the areas of wetlands preservation. Additionally, we have worked with the Parks 

Department on unit arrangement, landscaping, the road configuration and placement of SW 12th Street 

and the extension of SW Major Road to best accommodate access to the park and park amenities for the 

benefit of our and Blue Springs residents. 
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Something somewhat unique to Redwood’s business model is the development and long-term 

maintenance of private drive aisles throughout the Neighborhood. These are concrete 22’-wide, inverted 

crown drive aisles, typically with an integral 4’-wide sidewalk on one side. However, Redwood will be 

expanding our standard design to accommodate Blue Springs’ 6’-wide sidewalk requirement. This design 

is FHA compliant, allowing residents to navigate the site with particular ease, as there are no curbs to 

traverse. The FHA route is specifically designated as separate from the drive aisles with color 

differentiated concrete. While traffic is required to drive down the drive aisles, the integral sidewalk is full 

depth, effectively rendering the entire paved surface (28’ wide) as a fire lane in the event of an emergency. 

Additionally, we prohibit on-street parking as part of our lease with enforcement that’s part of our 

Neighborhood Manager’s responsibilities, which reserves the full use of this drive aisle by emergency 

vehicles at all times. Redwood handles all snow removal and road repair maintenance for the 

Neighborhood.    

 

Redwood Drive Aisle Typical (to be expanded to 6’ sidewalk) 

Platting 

The site is currently two parcels 42-740-99-99-00-0-00-000 and 41-930-03-02-00-0-00-000. Redwood is 

requesting that these parcels be re-platted into one lot and two future development parcels, one that 

will be the Redwood Blue Springs Neighborhood outlined in this application, and two future 

development parcels that will remain agricultural zoning and MF 14 / General Business zoning and will 

remain owned by Blue Springs Christian Church. 

Residential Design 

Redwood’s intended product-type and site plan design falls within the residential standards category. 

These single-story apartment homes will provide a unique housing choice to the city, while respecting 

the natural features of the location. Though technically multi-family, because of the non-traditional 

elements of the project, Redwood is pursuing PD zoning in order to accommodate these variations.  
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The residential design, including building orientations and streetscapes, is largely determined by the 

placement of the natural features on the site. Redwood intends to break up the monotony of adjacent 

buildings through following the natural borders of the stream buffer, providing four different floor plans 

with unique elevations, and offering a variety of color options for the vinyl portions of the homes.  

 

Interior Forestwood Units with Meadowood End Units (Rendering) 

 

 

 

Interior Forestwood Units (Existing) 
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Meadowood End Unit (Existing) 

 

 

Capewood End Unit (Existing) 
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Willowood Units (Rendering) 

 

 

Willowood Units (Existing) 

Redwood takes pride in designing Neighborhoods that allow residents with mobility concerns to 

navigate their home and the property with minimal restrictions. This includes eliminating steps 
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wherever possible. Each home has a forecourt, with either an individual or shared FHA walkway leading 

up to the personal entrance of their home. In addition, each entrance has a stoop that is level with the 

FHA walkway. Redwood has taken into account Blue Springs’ stoop requirements, and we are modifying 

our typical dimensions to comply for the Forestwood, Meadowood, and Capewood floor plan types. In 

the case of the Willowood floor plan, the entryway is not amenable to this adjustment, and therefore 

will need to deviate from the standard.  

The facades of the buildings will be constructed with two different building materials, vinyl and stone. 

Redwood has an upgraded architectural element of a dormer that we will be using for this project. In 

addition, several buildings are currently anticipated to include building steps, which will adjust the roof 

pitch line within those buildings. 

 

Dormer Example 

 

Building Step/ Roof Pitch Example 

Redwood acknowledges that garages play a predominate role in the streetscape. This design is 

intentional for the overall improved functionality of the space for our residents. Forestwood, 

Meadowood, and Capewood unit types have 74% of the façade as garage-prominent, and Willowoods 

have 54% of the façade as garage-prominent. Since these percentages do not comply with Blue Springs’ 

Residential Design Code, Redwood has proposed using upgraded garage doors and hardware for this 

project.  
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Example of Upgraded Door / Hardware 

There is a substantial amount of open space throughout this Neighborhood, with Redwood’s site plan 

providing 51% total open space which includes 21% active space. Furthermore, we will connect through 

Redwood’s FHA Route, onto Major Road and SW 12th Street, which will lead directly into the proposed 

park to the west.  

 

 

As noted in the Zoning Designation section, Redwood is proposing that Blue Springs allow for the 

construction of private drive aisles throughout the Neighborhood. Redwood is willing to build and 

dedicate the portion of the extensions of Major Road and SW 12th Street shown in the Concept Plan 

submittal; however, the remainder of the site will not be built to public road standards (see typical). The 

exception to this design is that Redwood will expand the sidewalk to 6’ from its typical 4’ design.   
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Blue Springs’ Comprehensive Plan 

The City of Blue Springs’ Comprehensive Plan recognizes the benefits of adaptability and looking at each 

project through the lens of an incremental and strategic investment opportunity. This application is 

requesting a change to the zoning code; however, a PD District will allow the city to have control over 

the approval of the site plan and its architectural and development elements, which Redwood believes 

follow suit of the long-term goals of the Comprehensive Plan.  

The Comprehensive Plan specifically identifies that the population of Blue Springs is growing older, 

increasing specifically in the areas of empty nesters and retirees. While Redwood Neighborhoods are 

not formally age restricted, they are especially attractive to these two categories of individuals. 

Throughout our current count of nearly 17,000 units, approximately 70% of the portfolio is made up of 

empty nesters and the average resident age is 51. The single-story lifestyle, particularly with in-suite 

washer and dryer hook-ups, is beneficial to anyone with mobility concerns. With Redwood being entirely 

comprised of rental units, it provides an opportunity for aging adults to unlock the potential of the built-

up equity in their house as they age in place.  Traditional owner-occupied units could only achieve this 

through the use of a reverse mortgage or refinance, which could result in unnecessary debt when the 

house is sold.  

Our Redwood Neighborhood intends to benefit the proposed park to the west of our site through 

granting access and cooperative planning and preserve the stream buffer that currently exists. The 

Comprehensive Plan speaks to the importance of nature and recreational areas in Blue Springs. Not only 

will this development benefit connectivity to the city park, but it is also designed to balance the creation 

of a needed product with the conservation of natural resources. At Redwood, we are familiar and fond 

of being neighbors to local parks; and are more than happy to work with the city/county to provide 

connectivity. 

      

 

Redwood Hudson, Located Adjacent to the Norton Road Trailhead for Summit Metro Parks 
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This Land Use & Development Plan for this location is Mixed Density Neighborhood and Mixed-Use – 

Employment Dominant. The Mixed Density Neighborhood designation calls for residential living 

arranged in a neighborhood pattern with access to supporting uses. Not only will Redwood’s proposed 

contribution to the extension of Major Road and SW 12th Street act as an entryway into the future park 

to the west, the walking trail and internal sidewalks will connect to sidewalks on Major Road and Wyatt 

Road, providing residents with pedestrian access to the park and future commercial development along 

MO-7. Mixed Density Neighborhood typically calls for 5 to 12 units per acre. Redwood’s product type 

allows for this particular site to accommodate a multi-family housing type, while staying on the low end 

of this range. Partially due to the stream buffer, the proposed site plan calculates to 5.64 units per acre. 

The proposed site plan primarily avoids the area designated for Mixed-Use – Employment Dominant. 

However, it also allows for a larger portion of the frontage along MO-7 to remain General Business for 

future commercial use. 

 

Land Use & Development Plan 

 

Surrounding Neighborhood Characteristics 

The existing surrounding neighborhood is a mix of single-family residential, institutional, and commercial 

uses, either built or planned. Redwood is proposing a product that is compatible with these designations 

in a mixed-use area of the city. Our elevations are designed to keep up with the single-family residential 

look and feel. Redwood apartment homes are not modern, boxy structures; but rather, incorporate 

classical gable-end architecture with sloped roofs. We believe that the proposed plan does not create an 

isolated district surrounded by unrelated districts. Instead, it serves as a transitional product for uses 

that traditionally are less compatible to be near each other.  

 

Traffic Considerations 

A traffic study was completed in December 2021 by Merge Midwest Engineering to review existing 

traffic volume and identify any potential improvements regarding the intersections of MO-7 & SW Wyatt 

Road and MO-7 & SW Major Road. This study is part of the submittal package for Redwood’s Re-zoning 

and Concept Plan Proposal. Recommendations were presented in the report after fieldwork was 
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completed and findings were analyzed in conjunction with MoDOT’s Access Management Guidelines. 

The study concludes that no turn lane or traffic signal improvements are warranted for Redwood’s 

proposed development.  

 

Development & Construction Timeline 

Redwood anticipates having Zoning, PD Plan Approval, Civil Engineering Plan Approval, Architectural 

Plan Approval, and all other required approvals for Phase 2 and permits in Fall of 2024 with a 

construction start in mid-2025. Based on historical estimates, it is anticipated that earthwork will be 

completed, and the first building will receive its certificate of occupancy in Fall of 2026. Following a 

continuous building schedule and delivery of an average of eight units per month, Redwood is projecting 

the completion of this project in Spring of 2027. Evidencing our commitment to Blue Springs, Redwood 

has purchased the Phase 1 land.  Given the turmoil in the construction material availability and pricing 

and the recent interest rate volatility we have not started construction on Phase 1. However, with 

recent retreats in construction costs and increasing rents we are now expected to start construction in 

mid-2024. 
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Exhibit 1 
CITY COUNCIL 

LUCKY TIME DOG CAR WASH RZ & PDC 
(RZ-12-23-8974 & PDC-12-23-8975) 

02/21/2024 

CITY OF BLUE SPRINGS, MISSOURI 
  

CITY COUNCIL 
February 21, 2024 

  
  

EXHIBITS FOR PUBLIC HEARING 
 

LUCKY TIME DOG CAR WASH REZONING AND PLANNED DEVELOPMENT CONCEPT 
PLAN 

(RZ-12-23-8974 & PDC-12-23-8975) 

  
EXHIBIT #1  City Council Information Form dated February 13, 2024 with the following 

attachments: Staff Report with attachments; Application with attachments; Affidavit 
of Publication in The Examiner on January 6, 2024; 185 ft. Notification Map; 
Names/addresses of property owners within 185 ft. of site; Copy of letter sent to 
said property owners; Title IV, Land Use Section – Blue Springs Code of 
Ordinances (by reference); 2014 Comprehensive Plan (by reference); and Letter of 
Opposition And Bill approving Rezoning and PD Concept Plan. 



Council Meeting Date:  February 21, 2024 
Agenda Item #: 6 & 7 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 13, 2024 
 
SUBMITTED BY:  Mike Mallon                              DEPARTMENT: Community Development 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

A public hearing is being held at the request of the applicant and property owner, Dale Walkup, 
for consideration to rezone property from “GB” (General Business) to “PD – Commercial” 
(Planned Development – Commercial) and request approval of a Planned Development (PD) 
Concept Plan for the property located at 1800 SW Leonard Street (RZ-12-23-8974 & PDC-12-
23-8975) for Lucky Time Dog Car Wash.  Upon conclusion of the public hearing, a Bill rezoning 
the property to PD – Commercial” (Planned Development – Commercial) and a Bill approving 
the Planned Development Concept Plan will be ready for introduction and readings. The public 
hearing was continued from the February 5, 2024, City Council meeting without testimony. 

 
BACKGROUND/JUSTIFICATION 

The applicant is requesting to rezone a 0.95 +/- acre parcel from “GB” (General Business) to 
“PD-C” (Planned Development – Commercial) and approval of a Planned Development (PD) 
Concept Plan to allow for a “Car Wash” and “Storage – Residential Warehouse” land use in 
addition to the “GB” General Business land uses outlined in the Unified Development Code 
(UDC) at 1800 SW Leonard Street for Lucky Time Dog Car Wash. 
 
In 2023, the applicant requested to rezone to Regional Commercial and a Conditional Use 
Permit to allow Lucky Time Car Dog Wash to operate a “Car wash” and “Storage - residential 
warehouse” uses. On July 17, 2023, City Council denied the request.  
 
Through the PD zoning, the applicant is requesting, a “Car Wash” and a “Storage – Residential 
Warehouse” in addition to the “GB” General Business land uses outlined in the UDC at the 
subject property. 
 
As part of the PD Standards, the applicant is proposing the following:  

• The only land uses that will be permitted are “Car wash” and “Storage - Residential 
Warehouse,” as well as all the land uses allowed in “GB” General Business zoning 
district.  

• The subject property will utilize the General Commercial Building Type. Modifications 
Requested of The Underlying Zoning District. 

 
The proposed modifications include waiving the requirements to bring the site into 
conformance, waive the required setbacks, bicycle parking, pedestrian access, and landscape 
requirements.   

 
FINANCIAL IMPACT 

Contractor: N/A 
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PROJECT TIMELINE 

Estimated Start Date Estimated End Date 
February 22, 2024 N/A 

 
STAFF RECOMMENDATION 

Staff recommends approval of the Rezoning (RZ-12-23-8974). 
 
Staff recommends approval of the PD Concept Plan (PDC-12-23-8975) with the following 
conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in the 
UDC, unless modified by the Planned Development.  

1. Per UDC Section 405.080, when a property undergoes a change in use, only 
site improvements are required to be brought into conformance with current 
development standards. Thus, no building improvements are required at this 
time, and it may remain as a legal non-conforming structure. However, any 
future building addition cannot increase the non-conformity of the building.  

2. Per UDC Section 405.030, Non-Residential Building Type Standards, request a 
waiver from all required setbacks not met since the building is existing.  

3. Per UDC Section 407.010, Parking and Loading, waive the requirement for 
bicycle parking.  

4. Per UDC Section 407.020, Block and Lot Access, waive pedestrian access 
requirements.  

5. Per UDC Section 407.040, Site and Landscape Design, waive all landscaping 
requirements since no further development is proposed at this time. Buffers shall 
be reserved solely for open space and landscaping. No proposed building 
addition, structure, parking area or any other type of physical land improvement 
shall be located in a required buffer.  

2. The PD Standards shall only permit “GB” General Business land uses outlined in the 
UDC, with the addition of “Car wash” and “Storage - Residential Warehouse” land uses.  

3. If further site development is proposed in the future, compliance with the UDC will be 
required. 

4. Prior to occupancy of the building, the required vehicle parking must be provided.  
5. Since the applicant is requesting to wave the landscape and buffer requirements to the 

north, the site cannot be screened from vehicle headlights and noises to the neighboring 
residential properties, the hours of operation shall be restricted to between the hours of 
6:00 a.m. and 10:00 p.m. 

 
OTHER BOARDS & COMMISSIONS ASSIGNED 

Name of Board or Commission: Planning Commission      
Date: February 12, 2024      
Action: Recommended approval of Rezoning 

8 Aye, 0 No  
Recommended approval of the PD Concept Plan 
with conditions 
8 Aye, 0 No  
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ECONOMIC DEVELOPMENT PROJECT 

N/A 
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Staff Report with attachments; Application with attachments; Affidavit of Publication in The 

Examiner on January 6, 2024; 185 ft. Notification Map; Names/addresses of property 
owners within 185 ft. of site; Copy of letter sent to said property owners; Title IV, Land Use 
Section – Blue Springs Code of Ordinances (by reference); 2014 Comprehensive Plan (by 
reference); and Letter of Opposition 

2. Bill approving Rezoning and PD Concept Plan. 
 

REVIEWED BY 
Requesting Director: 
Mike Mallon 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 
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]UFGILLU\PKI\EGXE\ERUO[ELKGOFÛEQKJGILGPGSPNGKDPKGQPLGPJJIJKGILGKDEGI[ORE[ELKPKIULGU]GKDEG
MIKNaJGMU[OFEDELJI\EGbRPLGPLXGUKDEFGXE\ERUO[ELKGVUPRJGPLXGU_̂EQKI\EJcGPGbRPLLEXG
ZE\ERUO[ELKGdbZGZIJKFIQKeGZIJKFIQKGIJGOFU\IXEXGPJGPGJOEQIPRGTULILVGXIJKFIQKGKDPKG[PNG_EGWJEXG
ILGKDEJEGILJKPLQEJ̀GCDEGILKELKGU]GKDEGbZGZIJKFIQKGIJGKUGELQUWFPVEGWLIfWEGPLXGDIVDgfWPRIKNG
LEIVD_UFDUUXcGQU[[EFQIPRGUFG[IHEXgWJEGXE\ERUO[ELKGKDFUWVDGPLGILKEVFPKEXGXE\ERUO[ELKG
ORPLGKDPKGOFU\IXEJG]REHI_IRIKNGKUGKDEGJKPLXPFXGTULILVGXIJKFIQKGFEVWRPKIULJ̀GCDEGWJEGU]GKDEGbZG
ZIJKFIQKGQPLGELDPLQEGKDEGfWPRIKNGU]GXE\ERUO[ELKGPLXGP[ELIKIEJcGI[OFU\EGKDEGXEJIVLGU]GKDEG
OW_RIQGFEPR[cGILQFEPJEGQU[OPKI_IRIKNG_EKSEELGPX̂PQELKGWJEJGPLXGXE\ERUO[ELKJcGPLXG
FEXWQEGLEVPKI\EGI[OPQKJG_NGWJILVGKEQDLIfWEJGJWQDGPJhGRPFVEgJQPREGXE\ERUO[ELKJiGE]]IQIELKG
WJEGU]GRPLXiGILLU\PKI\EGPLXGI[PVILPKI\EGPFQDIKEQKWFPRGPOOFUPQDEJiGXEJIVLGPLXGJIKEGORPLLILVG
JKPLXPFXJiGQULJEF\PKIULGPLXGOFEJEF\PKIULGU]GLPKWFPRGFEJUWFQEJiGWF_PLGP[ELIKIEJiGPLXG
VFEPKEFGUOELGJOPQÈ�G
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cbyyv_f\f�]\vf�]_\yàg]c[\v_\gv��]_gd̀a\bc]c\f�̀f\_]�bd_]\�v_�̀ f[\avg̀fdv̂\v_\̀gg]cc\̂]]sc\f�̀f\
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Introduced by Councilmember ____________            BILL NO.  5187 
(RZ-12-23-8974 & PDC-12-23-8975)  
        ORDINANCE NO. ________ 
   
 

AN ORDINANCE REZONING PROPERTY FROM “GB” (GENERAL BUSINESS) TO “PD – 
COMMERCIAL” (PLANNED DEVELOPMENT – COMMERCIAL) AND APPROVING A 

PLANNED DEVELOPMENT CONCEPT PLAN FOR LUCKY TIME DOG CAR WASH AT 1800 
SW LEONARD STREET 

 
WHEREAS, proper application having been made for Rezoning and a Planned 

Development (PD) Concept Plan of property hereinafter described; and 
 

WHEREAS, after review of the PD Concept Plan with respect to such issues as density, 
impacting surrounding areas, and the adequacy of facilities and services, basic parameters are 
established for the development of the PD project; and 
 

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, said application was referred to the Planning Commission 
for report and recommendation, and a public hearing was held February 12, 2024, which 
Commission, after said hearing, recommended that the application for Rezoning and PD Concept 
Plan be approved; and 
  

WHEREAS, thereafter a public hearing was held by City Council on February 21, 2024; 
and 
 

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, it was determined that the change of zoning was appropriate 
at the location herein described; and 
 

WHEREAS, the City of Blue Springs, Missouri has regulated the development at this 
location by requiring that it be developed as a PD Concept Plan; and 
 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BLUE 
SPRINGS, MISSOURI, as follows: 
 
Section 1.  That following described tract of real estate is hereby rezoned from “GB” (General 

Business) to “PD – Commercial” (Planned Development –Commercial). The site is 
legally described as: 

 
Beginning at a point 342.35 feet north and 25 feet East of the Southwest Corner of 
the Southwest Quarter of the Southeast Quarter of Section 36, Township 49, Range 
31, thence east 300 feet; thence South 137 1/2 feet; thence West 300 feet; thence 
North 137 1/2 feet to the point of beginning, in Blue Springs, Jackson County, 
Missouri. 

 
Section 2.   That the above-described tract of real estate is hereby declared subject to Lucky Time 

Dog Car Wash PD Concept Plan. 
 
Section 3. No land covered within this PD designation, or contained within the area described 

by Section 1 of this Ordinance, may be developed except in compliance with the 



2 
 

Lucky Time Dog Car Wash Planned Development Concept Plan approved herein by 
the City of Blue Springs or hereinafter revised, and the requirements of said PD 
Concept Plan shall include any staff recommendations contained in the staff report 
and presented to the Planning Commission at its February 12, 2024, meeting and to 
the City Council at its  February 21, 2024, meeting, and approved by the City Council 
as conditions of development passage by this Ordinance and of this PD, and shall be 
deemed to include those conditions in addition to those contained in the UDC and in 
documents and drawings submitted to the Planning Commission and City Council 
and approved hereby. 

 
Section 4. The Planned Development (PD) Standards, attached and entered as an Exhibit A to 

the Ordinance, that outline the development regulations shall govern the development 
within the PD. The PD Concept Plan and PD Standards shall remain in place as long 
as the PD zoning remains on the property, unless the PD Concept Plan is amended. 

 
Section 5.   This ordinance shall be in full force and effect from and after its passage and approval 

by the Mayor of Blue Springs. 
 
Section 6.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 

 
 PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 
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Exhibit 1 
CITY COUNCIL 

BRITTANY HILL MIDDLE SCHOOL GDP 
(GDP-12-23-9004) 

02/21/2024 

CITY OF BLUE SPRINGS, MISSOURI 
  

CITY COUNCIL 
February 21, 2024 

  
  

EXHIBITS FOR PUBLIC HEARING 
 

BRITTANY HILL MIDDLE SCHOOL GENERAL DEVELOPMENT PLAN  

(GDP-12-23-9004) 

  
EXHIBIT #1  City Council Information Form dated February 13, 2024 with the following 

attachments: Staff Report with attachments; Application with attachments; Affidavit 
of Publication in The Examiner on January 27, 2024; 185 ft. Notification Map; 
Names/addresses of property owners within 185 ft. of site; Copy of letter sent to 
said property owners; Title IV, Land Use Section – Blue Springs Code of 
Ordinances (by reference); and 2014 Comprehensive Plan (by reference), Bill 
approving General Development Plan and Bill approving Final Plat. 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 13, 2024 
 
SUBMITTED BY:  Mike Mallon                              DEPARTMENT: Community Development 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

A public hearing is being held at the request of the by the applicant, J. David Ratley, MKEC 
Engineering, Inc., on behalf of the property owner, Blue Springs R-IV School District, for 
approval of a General Development Plan for a building addition consisting of a storm shelter, 
additional classrooms, and various site improvements located at 2701 NW 1st Street (GDP-12-
23-9004). Upon conclusion of the public hearing, a Bill approving the General Development 
Plan, and a Bill approving the Final Plat for Brittany Hill Middle School (PF-12-23-9006) will be 
ready for introduction and readings. 

 
BACKGROUND/JUSTIFICATION 

The applicant is requesting approval of a General Development Plan and Final Plat for a 22.69 
+/- acre lot, generally located south of NW Pink Hill Road and east of NW 7 Highway, to expand 
the existing middle school. The proposed expansion would increase the building footprint by 
approximately 14,300-sf. which will consist of a storm shelter, additional classrooms, and 
various site improvements. The increase represents a 11.4% increase in the total floor area. 
The property is not currently platted; therefore, a General Development Plan, Preliminary Plat, 
Final Plat, and Site Plan Design Review are required. The existing sidewalk and ramps along 
NW 1st Street shall be replaced to meet Americans with Disability Act regulations. The applicant 
is not proposing any changes with parking and landscaping.  
 
The City Council is the decision-making body for the General Development Plan and the Final 
Plat. The Planning Commission approved a Site Plan/Design Review and Preliminary Plat, 
contingent on the City Council’s approval of the General Development Plan and Final Plat. 

 
FINANCIAL IMPACT 

Contractor: N/A 
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

February 22, 2024 N/A 
 

STAFF RECOMMENDATION 
Staff recommends approval of the General Development Plan application with the following 
conditions:  

1. Approval by the City Council based on the representations of any drawings presented 
as part of this application does not waive any requirement or development standard 
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contained in the Unified Development Code (UDC) unless modified under the General 
Development Plan. 

Staff recommends approval of the Final Plat application with the following conditions:  
1. Approval based on the representations of any drawings presented as part of this 

application does not waive any requirement or development standard contained in the 
UDC. 

2. Prior to Building Permit issuance, the Final Plat must be recorded with Jackson County. 
 

OTHER BOARDS & COMMISSIONS ASSIGNED 
Name of Board or Commission: Planning Commission      
Date: February 12, 2024      
Action: Recommended approval of the General 

Development Plan with condition 
8 aye, 0 no 
Recommended approval of the Final Plat with 
conditions 
8 aye, 0-no 

 
ECONOMIC DEVELOPMENT PROJECT 

N/A 
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Staff Report with attachments; Application with attachments; Affidavit of Publication in The 

Examiner on January 27, 2024; 185 ft. Notification Map; Names/addresses of property 
owners within 185 ft. of site; Copy of letter sent to said property owners; Title IV, Land Use 
Section – Blue Springs Code of Ordinances (by reference); and 2014 Comprehensive Plan 
(by reference). 

2. Bill approving General Development Plan. 
3. Bill approving Final Plat. 

 
REVIEWED BY 

Requesting Director: 
Mike Mallon 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 
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PLANNING APPLICATION REVIEW 
STAFF REPORT 
 
 

Meeting Dates: Planning Commission: February 12, 2024 City Council: February 21, 2024 
(General Development Plan & 

Final Plat Only) 
Project Name: Brittany Hill Middle School 
Site Location: 2701 NW 1st Street 
Project Request: GDP-12-23-9004; General Development Plan to show general plan for the site 

SPDR-12-23-9007; Site Plan Design Review for a building addition 
PP-12-23-9005; Preliminary Plat to show the general layout of the site  
PF-12-23-9006; Final Plat for 21.74 +/- acres into one (1) lot 

 
Applicant:  J. David Ratley | MKEC Engineering, Inc. 
Property Owner: Blue Springs R-IV School District 
Staff Planner:  Jamarcus Magee, Associate Planner 
 
Project Description: The applicant is requesting approval of a General Development Plan, Site Plan 

Design Review, Preliminary Plat and Final Plat for a 21.74 +/- acre one (1) lot 
generally located south of NW Pink Hill Road and east of NW 7 Highway to expand 
the existing middle school. The proposed expansion would increase the building 
footprint by approximately 14,300-sf. which will consist of a storm shelter, 
additional classrooms, and various site improvements. The increase represents a 
11.4 % increase in the total floor area. The property is not currently platted; 
therefore, a General Development Plan, Preliminary Plat, and Final Plat are 
required.  

Staff  
Recommendation: Staff recommends approval with conditions of the General Development Plan, Site 

Plan Design Review, Preliminary Plat, and Final Plat applications. Conditions are 
identified at the end of this report. 

 
Previous Actions: N/A 
 
Future Applications: The Rezoning, General Development Plan, Preliminary Plat, and Final Plat will be 

reviewed concurrently. The Final Plat must be recorded at Jackson County, prior 
to the issuance of building permits. 

Adjacent Properties:     
 

Direction Current Zoning Current Land Use(s) 

North: “SF-7” (Single-Family) “MF-14” 

(Moderate Density Multi-Family 

District) 

Single-Family Residential 

South: “SF-7” Single-Family District / 

Right-of-Way 

(Vacant) /(Local) NW Arbor Drive 

East: Right-of-Way / “SF-7” (Single-

Family) 

(Local) NW 1st Street 
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West: “MF-14” Moderate Density Multi-

Family District  

(Residential) Sherwood Village 

 

 
 
 
 
 

DEVELOPMENT PLAN ANALYSIS 

 
A concept plan or general development plan is a conceptual or generalized development plan for the 
entire area included either under the rezoning area or a previously approved concept plan area that 
requires an amendment. The purpose of a concept plan or general development plan is to allow 
preliminary review of a proposed development plan before substantial technical work has been 
undertaken. 
 

Existing Conditions. Analysis identifying the general layout of any existing structures, streets or 
infrastructure and the location of natural features such as watercourses, steep grades, significant strands 
of trees, specimen trees or other features available on the most refined scale of the Natural Resources 
Inventory identified in the Comprehensive Plan. 

 
Preservation: The property is currently developed with the existing Brittney Hill Middle School. There is 

also existing landscaping on the property. All existing landscaping will remain untouched. 
 

Phasing or Implementation. A strategy indicating the estimated timing of development and any other 
administrative details of implementing the plan through future final plans. 

 
Phasing:  As one (1) lot, this will be platted and developed in one (1) phase. 
 

Community Character Plan. A plan outlining the general location, design characteristics, and functions 
of all proposed streets, stormwater management, open spaces, civic spaces, and circulation networks – 
whether public, common or private – that will create the public realm for the plan. 

 
Preliminary Plat 
Requirements: The proposed Preliminary Plat meets the minimum standards described in UDC Section 

403.050 and submittal requirements provided in the Preliminary Plat application. 
 
Final Plat 
Requirements: The proposed Final Plat meets the minimum standards described in UDC Section 

403.050 and submittal requirements provided in the Final Plat application.  
 
Streets & 
Sidewalks:  The site has two (2) existing access points one along NW 1st Street and the other along 

NW Arbor Street. There is also existing sidewalk along NW 1st Street and on the north 
side and rear side of the building. The existing sidewalk and ramps along NW 1st 
Street shall be replaced to meet Americans with Disability Act regulations. The 
applicant is providing a 6-ft. sidewalk along the west side on the proposed building.    

 
 
Traffic:  Based on current traffic volumes and anticipated traffic generation a Traffic Impact Study 

is not required for this project.  
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Stormwater:  A stormwater runoff and water quality review has been conducted per APWA 5600.  The 

proposed site improvements will have negligible impact to the overall watershed.  
However, water quality BMP’s shall be constructed as part of this project. 

 
Sanitary 
Sewer:  There are no expected impacts on the sanitary sewer system since the proposed 

development is minimal. 
 
 

Land Use and Development Plan. A plan indicating the specific land uses and their density/intensity, 
block and lot patterns, building types and scale, materials and design characteristics, and other building 
and site design elements. This plan shall have a particular emphasis on how these elements relate to the 
community character plan and where transitions between these elements occur at a parcel or block scale 
both within the development and in coordination with abutting property. The land use and development 
plan shall specifically identify where development standards may differ from those otherwise applicable 
the base zoning districts and general development requirements of the Unified Development Code. 

 
Land Use  
& Density:  The land use of the subject property is classified as a “School – Elementary, Middle or 

High,” which is defined as “the use of a site for instructional purposes of an elementary, 
middle, or secondary level. This use is permitted in the “SF-7” (Single-Family) zoning 
district. 

 
Building  
Typology:  The existing elementary school is classified as a “Prominent Civic Building,” which is 

defined as a “building designed for a significant civic, institutional, or public use, with the 
building design and site design creating a focal point for the surrounding area.” The UDC 
only permits the “Prominent Civic Building” type in the “GB,” “RC,” and “PLOS” zoning 
districts. However, since the building area is not being increased by more than 25 
percent, a rezoning is not required to maintain and expand the existing building type and 
land use. 

 

Prominent Civic Building  

Standard Requirement Proposed 

Frontage Width 150-ft. min. 150-ft. min. 

Lot Area 2.5 to 30 acres; larger lot 
sizes permitted only as part of 

a campus plan through the 
planned development 
process that considers 

internal access and 
circulation with surrounding 

areas.  

21.74 acres 

Front Setback 20-ft. min. 20-ft. min. 

Side Setback 25-ft. min. 25-ft. min. 

Corner Side Setback 25-ft. min. 25-ft. min. 

Rear Setback 25-ft. min. 25-ft. min. 

Building Height  52 feet up to 4 stories; up to 
75 feet may be permitted with 

a conditional use review or 

30-ft. proposed 
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through planned development 
application 

Frontage Type Yard and setback; terrace Yard and setback 

 
Architectural  
Character: The proposed additions are complementary to the existing building and include an 

approximately 14,300-sf. footprint area consisting of a storm shelter and additional 
classrooms to the rear southwest corner of the school. Materials for the building 
addition will be masonry, brick, and metal paneling. The proposed building addition 
will be designed to match the existing brick. Overall, the building design and 
materials are durable, high-quality and exceed the minimum design standards for 
non-residential buildings Staff believes the proposed plan integrates the principles 
of Crime Prevention through Environmental Design (CPTED) as required by Code. 

 
Outdoor  
Lighting:   Exterior electrical/lighting panel location to remain the same. Any additional lighting will be 

reviewed through the Building Permit review process.  

 Frontage & 
Landscaping: Since building area is not increasing by greater than 25%, no additional landscaping is  

 required for the site. Existing landscaping must be maintained. Any landscaping that is  

 removed as part of construction shall be replaced. 

 
Screening: In accordance with Section 407.090.H, all roof-mounted and ground level equipment shall 

be completely screened from view (one hundred percent [100%] opacity) or isolated so as 
not to be visible from any public right-of-way or residential zoning district within three 
hundred (300) feet of the subject lot. Roof screens, ground level screens and enclosures, 
when used, shall be coordinated with the building to maintain a unified appearance. All 
screening shall be shown on building permit plans and is subject to administrative 
approval by staff prior to the issuance of a building permit. All screening must be 
completed prior to the issuance of a Certificate of Occupancy. 

 
Parking:  

Middle school parking requirements are subject to a “Schedule C” parking study to 

determine the appropriate number of parking spaces to accommodate staff, students, and 

visitors, based on maximum enrollment. The existing site includes 111 parking spaces 

including ADA and 23 bus parking. The site will utilize the existing parking lot installed. 

The existing drive aisle width is approximately 22’ and the existing stalls are approximately 

16’ x 8.30’.  The existing parking is legal non-conforming, and the applicant is not 

proposing any no changes at this time.  

Illustrative Plan. The concept plan may include an illustrative plan that includes renderings, elevations 

or plans of buildings, streetscapes, and public spaces or other urban design and architectural details 

demonstrating how the plan will be executed according to the applicable development standards. 

 
 

Review Criteria: A General Development Plan shall be reviewed according to the following criteria: 
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1. The proposed General Development Plan is consistent with the Comprehensive 
Plan and all requirements of the UDC;  

 
STAFF RESPONSE: The site is used for a middle school and will continue 
to be used as such. The proposal is for the expansion of the building to 
accommodate a storm shelter and additional classrooms. The proposed 
General Development Plan is consistent with the Comprehensive Plan and 
all requirements of the UDC. 

 
2. The proposed General Development Plan is consistent with the current zoning 

on the property or conditioned on the approval of an existing application for a 
zoning map amendment.  

 
STAFF RESPONSE: The proposal is consistent with the current zoning of 
the subject property. 

 
3. The General Development Plan is in compliance with all applicable use, 

development and design standards set forth in this Code, unless Alternative 
Design Standards have been approved for the development.  

 
STAFF RESPONSE: The proposed General Development Plan is in 
compliance with all applicable use, development, and design standards set 
forth in this Code. No Alternative Design Standards have been requested. 
 

4. Adequate facilities and services exist or are planned by the project to serve the 
development at the time of construction. 

 
STAFF RESPONSE: The site is an existing middle school. Adequate 
facilities and services exist to accommodate the development during the 
time of construction. 

 
5. The general development plan is sensitive to the existing land uses and is 

compatible with the existing adjacent land use designations. Compatibility with 
the surrounding area is demonstrated by proposed improvements, including 
screening and buffering that has been provided to minimize impacts to adjacent 
uses. 

STAFF RESPONSE:  The property’s land use will remain the same. It is 
an existing middle school along 2701 NW 1st Street and surrounded by 
single-family homes.  
 

6. The general development plan will provide for orderly physical growth of the City, 
and foster safe, convenient and walkable neighborhoods and shopping districts. 

 
STAFF RESPONSE:  Approval of the General Development Plan will help 
to accommodate students and staff of Brittany Hill Middle School. The 
storm shelter will provide protection for students and staff.  

 
Approval of a site plan and design review shall authorize the applicant to apply for a building permit.  
 

Review Criteria: A Site Plan Design Review shall be reviewed according to the following criteria 
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1. Compliance with the requirements of this Development Code. 
 

STAFF RESPONSE: The application is in Compliance with the 
requirements of this Development Code. 

 
2. The application is consistent with any approved specific plans, overlay districts, 

concept plans, or other specific design and development policies or standards 
applicable to the site. 

 
STAFF RESPONSE: The plan is compatible with the design and 
development policies of the UDC.  

 
3. Whether any additional site-specific conditions are necessary to meet the intent 

and design objectives of any of the applicable development standards. 
 

STAFF RESPONSE: There are no additional site-specific conditions 
necessary to meet the intent and design objectives of any of the applicable 
development standards. 

 
4. The application meets the criteria for all other reviews needed to build the project 

as proposed. 
 

STAFF RESPONSE: The application does meet the criteria for all other 
reviews needed to build the project as proposed. 

 
5. The recommendations of professional staff. 

 
STAFF RESPONSE:  Staff recommends approval of the Site Plan Design 
Review with the conditions as below. 

 
Approval of a site plan and design review shall authorize the applicant to apply for a building permit.  
 
 

Review Criteria: A Preliminary Plat shall be reviewed based on the following criteria 

 
1. The application is in accordance with the Comprehensive Plan and any official plan 

or program developed under the guidance of the Comprehensive Plan. In 
particular, the physical patterns, arrangement of streets, blocks, lots and open 
spaces, and public realm investments reflect the principles and concepts of the 
plan. 

 
STAFF RESPONSE: The application is in accordance with the 
Comprehensive Plan.   

 
2. Compliance with the requirements of this Development Code. In particular, the 

blocks and lots proposed are capable of meeting all development and site design 
standards under the existing or proposed zoning. 

 
STAFF RESPONSE: The proposed plan is in compliance with the 
requirements of this Development Code. 
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3. Any phasing proposed in the application is clearly indicated and demonstrates a 
logical and coordinated approach to development, including coordination with 
existing and potential development on adjacent property. 

 
STAFF RESPONSE: The development is proposed to occur in one (1) 

 phase.  No public improvements are required for this project. 
 
4. Any impacts identified by specific studies or technical reports, including a 

preliminary review of storm water, are mitigated with generally accepted and sound 
planning, engineering, and urban design solutions, that reflect long-term solutions 
and sound fiscal investments. 

 
STAFF RESPONSE: The project provided a report or memo for 
stormwater.  The stormwater and water quality will be mitigated.  The 
overall site layout appears to incorporate sound planning, engineering, and 
urban design solutions.  

 
5. The application does not deter any existing or future development on adjacent 

property from meeting the goals and policies of the Comprehensive Plan. 
 

STAFF RESPONSE: The application does not deter any existing or future 
development or goals and policies of the Comprehensive Plan.  

 
6. The design does not impede the construction of future public infrastructure within 

the area. 
 

STAFF RESPONSE: The proposed design will not impede the construction 
of future public infrastructure within the area.  

 
7. The recommendations of professional staff. 
 

STAFF RESPONSE: Staff recommends approval of the Preliminary Plat 
with conditions. 

 
Approval of the preliminary plat shall constitute acceptance of the overall planning concepts for the 
subdivision and is a prerequisite for the filing of a final plat. After approval of the preliminary plat the 
applicant may proceed with the construction plans and submit the proposed final plat for review and 
approval. 
 

Review Criteria: A Final Plat shall be reviewed based on the following criteria 

 
1. The layout and design of the final plat is in substantial compliance with the 

approved preliminary plat considering the number of lots or parcels; the block 
layout, street designs and access; the open space systems and civic design 
elements; the infrastructure systems; or other elements of coordinated 
developments. 

 
STAFF RESPONSE: The plan is compatible with the developing character of the 
surrounding residential area. 

 
2. The construction plans meet all technical specifications. 
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STAFF RESPONSE: The request is for the approval of a Final Plat for the site. 
Construction plans are not required at this time. 

 
3. The phasing and timing of public improvements ensures construction and 

performance guarantees. 
 

STAFF RESPONSE: After final plat is approved, construction plans will be 
submitted and reviewed for accuracy. 

 
4. Any deviations in the final plat brings the application in further compliance with the 

Comprehensive Plan and the purposes and intent of this Code. 
 

STAFF RESPONSE: There are no deviations from the Preliminary Plat proposed 
in the Final Plat.  

 
5. Covenants meeting the City's approval and containing all requirements of the UDC 

are approved by the City Attorney's office. 
 

STAFF RESPONSE: Although staff does not believe any covenants or restrictions 
are being proposed, the City does not approve nor enforce private covenants and 
restrictions. 

 
6. The recommendations of professional staff. 

 
STAFF RESPONSE: Staff recommends approval with conditions of the 
Preliminary Plat. 

 
Staff finds that the application for Final Plat meets all of the above review criteria. Approval of a final plat 
shall not constitute acceptance of public improvements. Such acceptance will require separate, formal 
action of the City Council. 
 
Staff   
Recommendation: 
 

Staff recommends approval of the General Development Plan application with the 
following conditions:   

 
1. Approval by the City Council based on the representations of any drawings 

presented as part of this application does not waive any requirement or 
development standard contained in the UDC unless modified under the General 
Development Plan.  
 

Staff recommends approval of the Site Plan Design Review application with the following 
conditions:  
 

1. Approval by the Planning Commission based on the representations of any 
drawings presented as part of this application does not waive any requirement or 
development standard contained in the UDC. 

2. Schedule C parking memo is required with building permit to justify the parking 
requirement and parking count needs to accommodate the anticipated number of 
employees that will work on the site. 
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3. Existing sidewalk and ramps along NW 1st Street shall be replaced to meet 
Americans with Disability Act regulations. 

 
Staff recommends approval of the Preliminary Plat application with the following 
conditions: 

1. Approval by the Planning Commission based on the representations of any 
drawings presented as part of this application does not waive any requirement or 
development standard contained in the UDC. 

 
Staff recommends approval of the Final Plat application with the following conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in 
the UDC. 

2. Prior to Building Permit issuance, the Final Plat must be recorded with Jackson 
County. 
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Introduced by Councilmember ____________ BILL NO.  5188 
(GDP-12-23-9004)              

ORDINANCE NO. ________ 
 

AN ORDINANCE APPROVING THE GENERAL DEVELOPMENT PLAN 
FOR BRITTANY HILL MIDDLE SCHOOL  

 
WHEREAS, proper application having been made to approve a General Development 

Plan (GDP) for property hereinafter described; and 
 

WHEREAS, after review of the General Development Plan with respect to such issues as 
zoning, land use, impact to surrounding areas, adequacy of facilities and services, and 
compliance with development regulations to achievement quality development, in which it has 
been determined that the application has met; and 

 
WHEREAS, in accordance with Title IV, Unified Development Code (UDC) of the 

Municipal Code of the City of Blue Springs, Missouri, said application was referred to the Planning 
Commission for report and recommendation, and a public hearing was held on February 12, 2024, 
which Commission, after said hearing, recommended that the application for General 
Development Plan be approved; and 

  
WHEREAS, thereafter a public hearing was held by City Council on February 21, 2024; 

and 
 
WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 

of the City of Blue Springs, Missouri, it was determined that the application was appropriate at the 
location herein described; and 

 
WHEREAS, the City of Blue Springs, Missouri has determined that the General 

Development Plan is appropriate at this location and be approved concurrently with the Final Plat 
of the subject property. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 

Section 1.   The following described tract of real estate is hereby declared subject to the General 
Development Plan for Brittany Hill Middle School. The site is legally described as: 

 
A tract of land in the Northeast Quarter of Section 19, Township 49 North, Range 30 
West, in the City of Blue Springs, Jackson County, Missouri and being more 
particularly described as follows: 
 
BEGINNING at the Northwest Corner of the Northeast Quarter of said Section 19; 
thence South 87°18'49" East, along the North line of said Northeast Quarter, a 
distance of 539.29 feet to the intersection of the West line (extended) of  NW 1st 
Street as described in document recorded in Book I-2477 at Page 1411 in the Office 
of the Recorder of Deeds, Jackson County, Missouri; thence Southerly and 
Southeasterly along the west line (and west line extended) of said NW 1st Street 
along a curve to the left, said curve having an Initial Tangent Bearing of South 
02°36'10" West, a Radius of 385.76 feet for an Arc Length of 498.88 feet to a point of 
tangency; thence South 71°29'42" East, continuing along said Westerly line of NW 
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1st Street, a distance of 205.26 feet to a point of curvature; thence Southeasterly and 
Southerly along a curve to the right, said curve having a Radius of 175.00 feet, for an 
Arc Length of 224.78 feet to a point of tangency; thence South 02°06'07" West, 
continuing along the Westerly line of said NW 1st Street, a distance of 539.66 feet to 
the intersection of said Westerly line with the Northerly line, as now exists, of Arbor 
Road, as dedicated on the Final Plat of Brittany Place - 5th Plat, as recorded in Book 
I-46 at Page 69 in said office of the Recorder of Deeds; thence North 87°59'10" West, 
along said North line, a distance of 297.59 feet to a point of curvature; thence 
Westerly and Southwesterly along a curve to the left, said curve having a Radius of 
731.52 feet for an Arc Length of 252.25 feet to the intersection of said North line with 
the Easterly line of parcel conveyed to the City of Blue Springs by document recorded 
in Book I-2690 at Page 682 in said office of the Recorder of Deeds; thence North 
02°48'31" East, along the East line of said parcel, a distance of 204.58 feet to the 
Northeast corner of said parcel conveyed to the City of Blue Springs; thence North 
87°11'29" West, along the North line thereof, a distance of 595.76 feet (measured, 
600' described) to the intersection of said North line with the East line of Sherwood 
Village, a recorded subdivision of land in the City of Blue Springs; thence North 
02°04'08" East, along the East line of said Sherwood Village, a distance of 976.42 
feet to the POINT OF BEGINNING and containing 988,507.34 sq. ft. or 22.69 acres, 
more or less. 

 
Section 2. No land covered within this General Development Plan, or contained within the area 

described by Section 1 of this Ordinance, may be developed except in compliance 
with the General Development Plan approved herein by the City of Blue Springs or 
hereinafter revised, and the requirements of said General Development Plan shall 
include any staff recommendations contained in the staff report and presented to the 
Planning Commission at its February 12, 2024 meeting and to the City Council at its 
February 21, 2024 meeting, and approved by the City Council as conditions of 
development passage by this Ordinance and of this General Development Plan, and 
shall be deemed to include those conditions in addition to those contained in the UDC 
and in documents and drawings submitted to the Planning Commission and City 
Council and approved hereby, including the following condition: 

 
1. Approval by the City Council based on the representations of any drawings 

presented as part of this application does not waive any requirement or 
development standard contained in the UDC unless modified under the 
General Development Plan or modified with Alternative Development 
Standards with a future Site Plan Design Review. 

 
Section 3.  The base zoning district standards and other applicable regulations of the Unified 

Development Code shall control development within the General Development Plan 
except those regulations that are modified and allowed under the General 
Development Plan process. 

 
Section 4. That this Ordinance shall be in full force and effect from and after its passage and 

approval. 
 
Section 5.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
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the need to come before the City Council. 
 
 PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 



Introduced by Councilmember ____________ BILL NO.  5189 
(PF-12-23-9006)  
               ORDINANCE NO. ________ 
      

 
AN ORDINANCE APPROVING THE FINAL PLAT FOR  

BRITTANY HILL MIDDLE SCHOOL  
BLUE SPRINGS, JACKSON COUNTY, MISSOURI 

 
WHEREAS, proper application having been made for the Final Plat of property hereinafter 

described; and 
  
WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 

of the City of Blue Springs, Missouri, said application was referred to the Planning Commission 
for report and recommendation, which was held on February 12, 2024, which Commission, after 
said hearing, recommended that the application for Final Plat be approved; and  

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, it was determined that the Amendment to the Final Plat was 
appropriate at the location herein described; and 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 

Section 1.  The Final Plat of  BRITTANY HILL MIDDLE SCHOOL, BLUE SPRINGS, JACKSON 
COUNTY, MISSOURI, hereinbefore presented to the City Council and having been 
found to be in compliance with the Unified Development Code (UDC), its 
amendments, and other ordinances of the City of Blue Springs, is hereby approved 
subject to the following conditions and those set out in the Planning Commission Staff 
Report for Case File Number PF-12-23-9006 submitted to the Planning Commission 
at its February 12, 2024 meeting including the following conditions: 

 
1. Approval based on the representations of any drawings presented as part of 

this application does not waive any requirement or development standard 
contained in the UDC.  

2. Prior to Building Permit issuance, the Final Plat must be recorded with 
Jackson County. 

 
Section 2.    The Final Plat for Brittany Hill Middle School shall be effective upon the approval by 

City Council. 
 
Section 3.  This ordinance shall be in full force and effect from and after its passage and approval 

by the Mayor of Blue Springs. 
 
Section 4.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 
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PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 



Council Meeting Date:  February 21, 2024 
Agenda Item # 11 

Page 1 of 2 
 

Rev. 08/14/2018 
 

CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 13, 2024 
 
SUBMITTED BY:  Mike Mallon                              DEPARTMENT: Community Development 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Passage of a Bill approving the Final Plat for CJCFPD (Central Jackson County Fire 
Protection District) #5 (PF-12-23-8993), generally located east of SE Adams Dairy Parkway 
and north of SE Shamrock Lane. 

 
BACKGROUND/JUSTIFICATION 

The applicant is requesting approval of a Final Plat for CFCFPD #5. The Final Plat will consist 
of splitting the lot into two lots. Lot 1 for the Water Tower and Lot 2 for the fire station. The site 
is generally located east of SE Adams Dairy Parkway and north of SE Shamrock Lane. The 
applicant does not intend to modify the existing site from what it is currently there but wants to 
separate the fire station and water tower into two lots. 
 
A Preliminary Plat and Final Plat were reviewed concurrently on February 12, 2024, by the 
Planning Commission. The Commission voted unanimously in favor of approval of the 
Preliminary Plat with conditions. The Final Plat for CJCFPD #5 was recommended for approval 
by the Planning Commission. No development is being proposed at this time. A Cross Access 
easement is provided to Lot 1 through Lot 2 to access SE Adams Dairy Parkway. 

 
FINANCIAL IMPACT 

Contractor: N/A 
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

February 22, 2024 N/A 
 

STAFF RECOMMENDATION 
Staff recommends approval of the Final Plat application with conditions:  

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in the 
Unified Development Code.   

2. The Final Plat must be approved and recorded with the County.   
 

OTHER BOARDS & COMMISSIONS ASSIGNED 
Name of Board or Commission: Planning Commission      
Date: February 12, 2024      



Council Meeting Date:  February 21, 2024 
Agenda Item # 11 

Page 2 of 2 
 

Rev. 08/14/2018 
 

Action: Recommended approval of the Final Plat with 
conditions 
8 Aye, 0 No 

 
ECONOMIC DEVELOPMENT PROJECT 

N/A 
 

LIST OF REFERENCE DOCUMENTS ATTACHED 
1. Staff Report with attachments; Site Location Map; Site Location Zoning Map; Final Plat 

Map; Application  
2. Bill approving the Final Plat 

 
REVIEWED BY 

Requesting Director: 
Mike Mallon 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 
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Introduced by Councilmember ____________  BILL NO.  5190 
(PF-12-23-8993)   
                  ORDINANCE NO._______ 
    

AN ORDINANCE APPROVING THE FINAL PLAT FOR CJCFPD #5,  
BLUE SPRINGS, JACKSON COUNTY, MISSOURI 

 
WHEREAS, proper application having been made for the CJCFPD (Central Jackson 

County Fire Protection District) #5 Final Plat of property hereinafter described; and 
  
WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 

of the City of Blue Springs, Missouri, said application was referred to the Planning Commission 
for report and recommendation, was held February 12, 2024, which Commission, after said 
hearing, recommended that the application for Final Plat be approved; and  
 

WHEREAS, in accordance with Title IV, Unified Development Code of the Municipal Code 
of the City of Blue Springs, Missouri, it was determined that the Final Plat was appropriate at the 
location herein described; and 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 

Section 1.  The Final Plat of CJCFPD #5, BLUE SPRINGS, JACKSON COUNTY, MISSOURI, 
hereinbefore presented to the City Council and having been found to be in compliance 
with the Unified Development Code (UDC), its amendments, and other ordinances of 
the City of Blue Springs, is hereby approved subject to the following conditions and 
those set out in the Planning Commission Staff Report for Case File Number PF-12-
23-8993 submitted to the Planning Commission at its February 12, 2024 meeting 
including the following conditions: 

 
1. Approval based on the representations of any drawings presented as part of 

this application does not waive any requirement or development standard 
contained in the UDC. 

2. The Final Plat must be approved and recorded with the County. 
 
Section 2.    The Final Plat for CJCFPD #5 shall be effective upon the approval by City Council. 
 
Section 3.  This ordinance shall be in full force and effect from and after its passage and approval 

by the Mayor of Blue Springs. 
 
Section 4.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 
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PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the Mayor 
of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 13, 2024 
 
SUBMITTED BY: Mike Mallon                                DEPARTMENT: Community Development   
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Passage of a Bill approving the Final Plat for Bartow Administration Center (PF-12-23-9003), 
located at 1801 NW Vesper Street. 

 
BACKGROUND/JUSTIFICATION 

This Final Plat is related to the adjacent development of the Blue Springs School District 
(BSSD) Career Innovation Center. The improvements to this site include a parking lot 
expansion and the realignment of two driveways that will improve site circulation and off-street 
parking availability.  
 
The property was originally platted in 1919, as the Stanley Homestead, which was comprised 
of 13 lots across the northern edge of the Original Town of Blue Springs from this property east 
to about 10th Street. Lots 12 and 13 of Stanley Homestead make up this Final Plat, which once 
approved will be known as Lot 1 of the Bartow Administration Center.   
 
In 2006, BSSD received approval of a Site Plan Design Review (SPD-9-2006) to expand the 
Bartow Administration building and provide parking lot improvements. This Final Plat is for the 
first development on the property since then and is largely to serve the new development to the 
west.  

 
FINANCIAL IMPACT 

Contractor: N/A 
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

Immediate N/A 
 

STAFF RECOMMENDATION 
Staff recommends approval of the Final Plat application subject to the following 3 conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in the 
Unified Development Code. 

2. Prior to issuance of a building permit, the Final Plat must be recorded with Jackson 
County. 
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3. Prior to issuance of Building Occupancy, all public sidewalk panels must comply with 
American Disabilities Act standards and pass inspection. 

 
OTHER BOARDS & COMMISSIONS ASSIGNED 

Name of Board or Commission: Planning Commission      
Date: February 12, 2024      
Action: Recommended approval of the Final Plat with 

three staff conditions. 8 Aye 0 No 
 

ECONOMIC DEVELOPMENT PROJECT 
N/A 

 
LIST OF REFERENCE DOCUMENTS ATTACHED 

1. Staff Report with attachments; Application with attachments; Title IV, Land Use Section – 
Blue Springs Code of Ordinances (by reference); 2014 Comprehensive Plan (by reference) 

2. Bill approving the Final Plat. 
 

REVIEWED BY: 
Requesting Director: 
Mike Mallon 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 
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PLANNING APPLICATION REVIEW 
STAFF REPORT 
 
 

Meeting Dates: Planning Commission: February 12, 2024 City Council: February 21, 2024 
Project Name: Bartow Administrative Center Plat 
Site Location: 1801 NW Vesper Street 
Project Request: PP-12-23-9004; Preliminary Plat for parking lot improvements associated with 

the neighboring development of the Blue Springs School District (BSSD) Career 
Innovation Center (CIC).  
PF-12-23-9003; Final Plat for 9.43 +/- acres on one (1) lot. 

 
Applicant:  Hollis + Miller Architects | Christopher Koch 
Property Owner: Blue Springs R-IV School District | Seth Shippy 
Staff Planner:  Dave McCumber | Development Review Manager 
 
Project Description: Christopher Koch, Hollis + Miller Architects, on behalf of the property owner, Blue 

Springs R-IV School District, is requesting approval of Preliminary and Final Plats 
for the property at 1801 NW Vesper Street. This project is related to the parking 
lot improvements for the district’s neighboring CIC development. 

 
Staff  
Recommendation: Staff recommends approval of the Preliminary and Final Plat with conditions 

identified at the end of the staff report.  
 
Previous Actions: 

Date Review Body Action 

06/12/2006 Planning 
Commission 

Approved a Site Plan Design Review (SPD-9-2006) to 
expand the district’s central office location on this property.  
 

 
Future  
Applications: A building permit will be required prior to the parking lot improvements and said 

improvements shall be in accordance with the approved CIC Planned 
Development Final Plan (PDFS-12-23-8997).  

Adjacent 
Properties:     

Direction Current Zoning Current Land Use(s) 

North: “SF-7” (Single-Family 
District) 

Transportation (Railroad) and Residential 

South: “CS” (Civic Service) School – Elementary, Middle, or High 

East: “SF-7” (Single-Family 
District) 

Single-Family Residential  

West: “SF-7/PD” (Single-
Family/Planned 
Development) 

School – Elementary, Middle, or High 

 

PLAT ANALYSIS 

 
Platting is a process where a proposed division, or partition of land and property interests therein, is 
reviewed to ensure development patterns in compliance with long-range comprehensive plans; 
coordinating infrastructure with existing, future, and potential capital improvements; and that all lots are 



 Project: Bartow Administrative Center 
                                                                             Plan Case: PP-12-23-9004 & PF-12-23-9003 
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buildable, served with adequate public facilities, and capable of meeting the zoning and development 
standards.  
 
Preliminary Plat 
Requirements: The proposed Preliminary Plat meets the minimum standards described in Unified 

Development Code (UDC) Section 403.050 and submittal requirements provided 
in the Preliminary Plat application. 

 
Final Plat 
Requirements: The proposed Final Plat meets the minimum standards described in UDC Section 

403.050 and submittal requirements provided in the Final Plat application.  
 
Preservation:  The site is currently developed as part of the BSSD campus. The area of the 

parking lot improvements is .25 +/- acres in size and comprises 2.65 percent of the 
total lot area. Today, the area of the future parking lot consists mostly of green 
space.  

 
Phasing:  The project is anticipated to be done in a single phase with the neighboring Career 

Innovation Center development.   
 
Streets & 
Sidewalks:  No new streets are being proposed as part of this Plat. Sidewalks currently exist 

along the lot’s frontage. The applicant will be required to inspect the sidewalk for 
ADA compliance and if it does not meet current standards, they will be required to 
repair the necessary segments.  

 
Traffic:    No development is part of the plat; therefore, no traffic study is warranted. 
 
Stormwater:  A stormwater management plan has been prepared by a professional engineer 

registered in the state of Missouri as part of the CIC development and the plan has 
been reviewed by Public Works.  Stormwater detention and stormwater quality 
requirements shall be met with the project.  The City requires adherence to the 
current edition of APWA 5600 for Detention and Water Quality. 

 
Sanitary Sewer:  There are no expected impacts on the sanitary sewer system since no 

development is proposed. 
 
Open Space:  Per UDC Section 406.030.B., the open space system requirements “apply to all 

divisions of land involving more than 5 acres.” However, there is an exception for 
public uses, which includes public school sites. Therefore, no formal dedication of 
open space is required with this Plat. 

 
Land Use  
& Density:  The land use on the developed property is Public Service/Government Office, 

which is defined as, “Buildings or facilities owned or operated by a government 

entity and providing services for the public, excluding utilities and park and 

recreation services. Typical uses include post office, public safety and emergency 

services, administrative offices of government agencies and utility billing offices.” 

This land use usually requires a Conditional Use/Discretionary Review in the “SF-

7” (Single-Family) zoning district, however, the property is considered developed 

making it a legal non-conforming land use.     
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Building Typology:  The existing building typology is categorized as Small Civic. The Bartow 
Administrative Center building meets all building setbacks, except for the front. The 
UDC requires a front setback of 20 – 50 feet. The existing building sits 
approximately 122 feet from the front property line.  

 

Small Civic Building Proposed 

Setbacks Front 20’-50’ Existing Legal Non-Conformity 

Side 25’ Minimum Existing 

Corner 
Side 

25’ Minimum Existing 

Rear 25’ Minimum Existing 

 
Pedestrian Access:   The existing site includes all internal pedestrian access requirements. The site is 

an existing legal non-conformity.   
 
Frontage & 
Landscaping:  The Frontage Type is Yard and Setback; Terrace. No landscape improvements 

are proposed as no substantial development activity is occurring.  
 

Review Criteria: A Preliminary Plat shall be reviewed based on the following criteria: 

 
1. The application is in accordance with the Comprehensive Plan and any official plan or 

program developed under the guidance of the Comprehensive Plan. In particular, the 
physical patterns, arrangement of streets, blocks, lots and open spaces, and public realm 
investments reflect the principles and concepts of the plan. 

 
STAFF RESPONSE: The application is in accordance with the Comprehensive 
Plan and does not propose modifications to the public realm or private property 
that would be misaligned with the principles and concepts of the plan.   

 
2. Compliance with the requirements of this Development Code. In particular, the blocks 

and lots proposed are capable of meeting all development and site design standards 
under the existing or proposed zoning. 

 
STAFF RESPONSE: The existing Bartow Administration Center building, which 
was originally constructed in the early 1970s under the development code at the 
time, does not meet the building type standards for its front yard setback. However, 
since there is no significant development being proposed on this property, 
including modifications to existing or new buildings, staff recommends the building 
be classified as a non-conforming structure and have no impact on this application. 
Accordingly, the proposed plan is in compliance with the requirements of this 
Development Code.  

 
3. Any phasing proposed in the application is clearly indicated and demonstrates a logical 

and coordinated approach to development, including coordination with existing and 
potential development on adjacent property. 

 
STAFF RESPONSE: There is no phasing associated with this application.  

 
4. Any impacts identified by specific studies or technical reports, including a preliminary 

review of storm water, are mitigated with generally accepted and sound planning, 
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engineering, and urban design solutions, that reflect long-term solutions and sound fiscal 
investments. 

 
STAFF RESPONSE:  This application for platting of the property is associated with 
the BSSD CIC development, which is adjacent to this property. Following this plat, 
construction documents will be submitted for review.  
  

5. The application does not deter any existing or future development on adjacent property 
from meeting the goals and policies of the Comprehensive Plan. 
 

STAFF RESPONSE: The application does not deter any existing or future 
development or goals and policies of the Comprehensive Plan.  

 
6. The design does not impede the construction of future public infrastructure within the 

area. 
 

STAFF RESPONSE: The existing site will not impede the construction of future 
public infrastructure within the area.  

 
7. The recommendations of professional staff. 

 
STAFF RESPONSE: Staff recommends approval of the Preliminary Plat with 
conditions. 

 
Approval of the preliminary plat shall constitute acceptance of the overall planning concepts for the 
subdivision and is a prerequisite for the filing of a final plat. After approval of the preliminary plat the 
applicant may proceed with the construction plans and submit the proposed final plat for review and 
approval. 
 

Review Criteria: A Final Plat shall be reviewed based on the following criteria: 

 
1. The layout and design of the final plat is in substantial compliance with the approved 

preliminary plat considering the number of lots or parcels; the block layout, street 
designs and access; the open space systems and civic design elements; the 
infrastructure systems; or other elements of coordinated developments. 

 
STAFF RESPONSE: The final plat is in substantial compliance with the proposed 
preliminary plat considering the number of lots, layout, and access. 

 
2. The construction plans meet all technical specifications. 

 
STAFF RESPONSE:  Construction plans will be submitted for review following the 
Final Plat.  

 
3. The phasing and timing of public improvements ensures construction and performance 

guarantees. 
 

STAFF RESPONSE:  The phasing and timing of public improvements ensures 
construction and performance guarantees.  

 
4. Any deviations in the final plat brings the application in further compliance with the 

Comprehensive Plan and the purposes and intent of this Code. 
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STAFF RESPONSE: There are no deviations from the Preliminary Plat proposed 
in the Final Plat.  

 
5. Covenants meeting the City's approval and containing all requirements of the UDC are 

approved by the City Attorney's office. 
 

STAFF RESPONSE: No covenants or restrictions are being proposed as part of 
this Final Plat. 

 
6. The recommendations of professional staff. 

 
STAFF RESPONSE: Staff recommends approval of the Final Plat with conditions. 

 
Staff finds that the application for Final Plat meets all of the above review criteria. Approval of a final plat 
shall not constitute acceptance of public improvements. Such acceptance will require separate, formal 
action of the City Council. 
 
Staff   
Recommendation: 
 

Staff recommends approval of the Preliminary Plat application with the following conditions: 
1. Approval by the Planning Commission based on the representations of any drawings presented 

as part of this application does not waive any requirement or development standard contained 
in the UDC. 

 
Staff recommends approval of the Final Plat application with the following conditions: 

1. Approval based on the representations of any drawings presented as part of this application 
does not waive any requirement or development standard contained in the UDC. 

2. Prior to issuance of a building permit, the Final Plat must be recorded with Jackson County. 
3. Prior to issuance of Building Occupancy, all public sidewalk panels must comply with ADA 

standards and pass inspection. 
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OWNER/DEVELOPER
REORGANIZED SCHOOL DISTRICT NO. IV
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SECTION 36, T49N, R 31 W

25

PROPERTY IS CLASSIFIED ZONE X, OUTSIDE THE 0.2% ANNUAL CHANCE OF FLOODING
BY FIRM COMMUNITY PANEL NO. 29095C0318G, EFFECTIVE 1/20/2017.

ZONING IS "SF-7" SINGLE FAMILY DISTRICT, AND WILL BE REZONED TO BE SF-7/PD.

RECORD TITLE INFORMATION TAKEN FROM THOMSON-AFFINITY TITLE, LLC FILE
COMPANY REPORT, FILE NO. 231091, EFFECTIVE NOV. 16TH, 2021.

PROPOSED LAND USE IS SCHOOL CAMPUS

BUILDING TYPE: PROMINENT CIVIC BUILDING

U/E=UTILITY EASEMENT
L/E=LANDSCAPE EASEMENT
R/W=RIGHT OF WAY
P/L=PROPERTY LINE

BEARINGS BASED ON GPS OBSERVATIONS USING THE MODOT GRS NETWORK.
MISSOURI STATE PLANE, WEST ZONE

NOTES:

I, JAMES W. SINCOX, STATE THAT MKEC ENGINEERING, INC. HAS SURVEYED THE PREMESIS ON THE
ACCOMPANYING PLAT UNDER MY DIRECT SUPERVISION AND THAT THE ACCOMPANYING PLAT IS A
TRUE AND CORRECT REPRESENTATION OF THE SURVEY AND PROPOSED IMPROVEMENTS TO THE
BEST OF MY KNOWLEDGE.

DATE

JAMES W. SINCOX, MO PLS 2521

PROPERTY DESCRIPTION:

ALL THAT PART OF LOTS 12 AND 13, STANLEY HOMESTEAD, AS RECORDED IN BOOK 7, PAGE 4
IN JACKSON COUNTY, MISSOURI, BEING PART OF THE NORTH HALF OF SECTION 36,
TOWNSHIP 49 NORTH, RANGE 31 WEST OF THE 5TH PRINCIPAL MERIDIAN, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 3, BLUE SPRINGS HIGH SCHOOL REPLAT, AS
RECORDED AT BOOK I205, PAGE 90 IN SAID JACKSON COUNTY; THENCE ON THE EAST LINE OF
SAID LOT N02⁰19'21”E A DISTANCE OF 982.55' TO A POINT ON THE SOUTH RIGHT OF WAY OF
THE KANSAS CITY SOUTHERN RAILROAD; THENCE ON SAID LINE S55⁰52'50”E A DISTANCE OF
525.48'; THENCE DEPARTING SAID RIGHT OF WAY S02⁰24'08”W A DISTANCE OF 780.40' TO A
POINT ON THE SOUTH LINE OF THE NORTH HALF OF THE NORTH HALF OF SAID SECTION 36;
THENCE ON SAID LINE N88⁰14'13”W A DISTANCE OF 445.55'; THENCE N02°19'21"E A
DISTANCE OF 79.09' TO THE POINT OF BEGINNING, SUBJECT TO THAT PART TAKEN FOR
VESPER ST. COMPRISING 9.43 ACRES, MORE OR LESS, GROSS AREA AND SUBJECT TO
EASEMENTS OF RECORD.

LEGAL DESCRIPTIONS:



LOT 3

LOT 1

PROJECT NO.

SHEET NO.

REVISION DATENO.

DATE

SCALE

©2024
MKEC Engineering
All Rights Reserved

www.mkec.com
 These drawings and their contents,
including, but not limited to, all concepts,
designs, & ideas are the exclusive
property of MKEC Engineering (MKEC),
and may not be used or reproduced in any
way without the express consent of MKEC.

PL
O

TT
ED

: W
ed

ne
sd

ay
, F

eb
ru

ar
y 

07
, 2

02
4 

@
 0

3:
34

PM
P:

\P
R

O
JE

C
TS

\2
02

3\
23

02
01

03
97

_H
&M

_B
SS

D
 N

EW
 C

IC
\0

0 
23

03
97

 C
AD

\S
H

TS
\0

5 
C

IV
IL

\F
IN

AL
 P

LA
T\

23
03

97
-D

IS
TR

IC
T 

O
FF

IC
E 

FI
N

AL
-P

LA
T 

R
EV

IS
IO

N
.D

W
G

DESIGNED DRAWN CHECKED

FI
N

AL
 P

LA
T

BA
RT

OW
 A

DM
IN

IS
TR

AT
IV

E 
CE

NT
ER

18
01

 N
W

 V
ES

PE
R

 S
T

FINAL PLAT

2002010424

2024-02-01

1"=100'

JS JDR

1 OF 1

JAMES W SINCOX
MO PLS 2521

1 CITY COMMENTS 2-2-22

36

VICINITY MAP
SECTION 25, T49N, R 31 W

PROJECT SITE

NW S OUTER ROAD

N
W

 1
9T

H
 S

T

SECTION 36, T49N, R 31 W

25

N
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2001000

MONUMENTATION

FOUND MONUMENT AS NOTED

SET 1/2" REBAR WITH MKEC PLASTIC CAP

SECTION CORNER MONUMENT AS NOTED

SET 5/8" REBAR WITH MKEC ALUMINUM CAP

(R)       RECORD 
(M)       MEASURED

R/W      RIGHT OF WAY

BASIS OF BEARINGS IS GRID NORTH,MISSOURI
STATE PLANE, WEST ZONE, NAD 1983.

U/E      UTILITY EASEMENT

L/E      LANDSCAPE EASEMENT 

B/S      BUILDING SETBACK

BARTOW ADMINISTRATIVE CENTER
A REPLAT OF LOT 12 AND PART OF LOT 13, STANLEY HOMESTEAD IN THE CITY OF BLUE SPRINGS, JACKSON COUNTY, MISSOURI

DEDICATION:

THE UNDERSIGNED PROPRIETORS OF THE ABOVE DESCRIBED TRACT OF LAND HAVE CAUSED THE SAME TO BE SUBDIVIDED IN THE
MANNER SHOWN ON THE ACCOMPANYING PLAT, WHICH SUBDIVISION AND PLAT SHALL HEREAFTER BE KNOWN AS:

“BARTOW ADMINISTRATIVE CENTER”.

EASEMENTS

AN EASEMENT OR LICENSE IS HEREBY GRANTED TO THE CITY OF BLUE SPRINGS, MISSOURI TO LOCATE, CONSTRUCT AND MAINTAIN,
OR TO AUTHORIZE THE LOCATION, CONSTRUCTION AND MAINTENANCE OF POLES, WIRES, ANCHORS, CONDUITS AND OR
STRUCTURES FOR WATER, GAS, SANITARY SEWER, STORM SEWER, SURFACE DRAINAGE CHANNEL, ELECTRICITY, TELEPHONE, CABLE
TELEVISION, OR ANY OTHER NECESSARY PUBLIC UTILITY OR SERVICES, ANY OR ALL OF THEM, UPON, OVER, OR UNDER THOSE AREAS
OUTLINED OR DESIGNATED UPON THIS PLAT AS "UTILITY EASEMENT" (U/E) OR WITHIN ANY STREET OR THOROUGHFARE DEDICATED
TO PUBLIC USE ON THIS PLAT.

RIGHTS OF ENTRANCE:

THE RIGHT OF INGRESS AND EGRESS AND TRAVEL ALONG ANY STREET OR DRIVE WITHIN THE BOUNDARIES OF THE PROPERTY IS
HEREBY GRANTED TO BLUE SPRINGS, JACKSON COUNTY, MISSOURI FOR THE PURPOSES OF FIRE AND POLICE PROTECTION,
MAINTENANCE OF WATER MAINS, SANITARY AND STORM SEWER LINES, COLLECTION OF GARBAGE AND REFUSE AND TO

THE UNITED STATES POSTAL SERVICE FOR THE DELIVERY OF MAIL; PROVIDED HOWEVER, SUCH RIGHTS OF INGRESS AND EGRESS
DOES NOT INCLUDE ANY OBLIGATION TO CONTRIBUTE FOR ANY DAMAGE TO ANY PRIVATE STREET OR DRIVE BY VIRTUE OF THE
EXERCISE OF THE RIGHTS STATED HEREIN AND SPECIFICALLY, NEITHER BLUE SPRINGS, MISSOURI, NOR THE UNITED

STATES POSTAL SERVICE SHALL INCUR ANY LIABILITY BY VIRTUE OF THE EXERCISE OF SUCH RIGHTS.

IN WITNESS THEREOF:

REORGANIZED SCHOOL DISTRICT NO. 4 OF JACKSON COUNTY, MISSOURI HAS CAUSED THESE

PRESENTS TO BE EXECUTED THIS _____ DAY OF___________________________, A.D. 2024.

__________________________________________________

CHARLIE BELT, ASSISTANT SUPERINTENDENT-OPERATIONS

NOTARY CERTIFICATION:

STATE OF MISSOURI   )

COUNTY OF JACKSON ) ,

ON THIS _____________ DAY OF __________________________________, A.D. 2024

BEFORE ME THE UNDERSIGNED NOTARY PUBLIC, PERSONALLY APPEARED CHARLIE BELT,  TO ME KNOWN TO BE THE PERSON
DESCRIBED HEREIN AND WHO EXECUTED THE FOREGOING INSTRUMENT AND BEING DULY SWORN BY ME DID ACKNOWLEDGE THAT
HE IS THE ASSISTANT SUPERINTENDENT-OPERATIONS OF THE BLUE SPRINGS SCHOOL DISTRICT AND THAT HE EXECUTED THE SAME
AS THE FREE ACT AND DEED OF SAID DISTRICT.

IN WITNESS THEREOF, I HAVE HEREUNTO SET MY HAND AND AFFIXED MY NOTARIAL SEAL THE DAY AND YEAR LAST WRITTEN ABOVE.

________________________________________               MY COMMISSION EXPIRES _________________

NOTARY PUBLIC

SS

PROPERTY DESCRIPTION:

ALL THAT PART OF LOTS 12 AND 13, STANLEY HOMESTEAD, AS RECORDED IN BOOK 7, PAGE 4 IN JACKSON COUNTY, MISSOURI, BEING PART OF
THE NORTH HALF OF SECTION 36, TOWNSHIP 49 NORTH, RANGE 31 WEST OF THE 5TH PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 3, BLUE SPRINGS HIGH SCHOOL REPLAT, AS RECORDED AT BOOK I205, PAGE 90 IN SAID JACKSON
COUNTY; THENCE ON THE EAST LINE OF SAID LOT N02⁰19'21”E A DISTANCE OF 982.55' TO A POINT ON THE SOUTH RIGHT OF WAY OF THE
KANSAS CITY SOUTHERN RAILROAD; THENCE ON SAID LINE S55⁰52'50”E A DISTANCE OF 525.48'; THENCE DEPARTING SAID RIGHT OF WAY
S02⁰24'08”W A DISTANCE OF 780.40' TO A POINT ON THE SOUTH LINE OF THE NORTH HALF OF THE NORTH HALF OF SAID SECTION 36; THENCE
ON SAID LINE N88⁰14'13”W A DISTANCE OF445.55'; THENCE N02°19'21"E A DISTANCE OF 79.09' TO THE POINT OF BEGINNING, SUBJECT TO THAT
PART TAKEN FOR VESPER ST. COMPRISING 9.43 ACRES, MORE OR LESS, GROSS AREA AND SUBJECT TO EASEMENTS OF RECORD.



  
 
DATE: 12/29/2023 
 
TO:              Dave McCumber, CD; Adam Hilgedick, Eng.; CJCFPD; File 
 
FROM:          Traci Breshears, Administrative Assistant, Community Development  
 
SUBJECT:   NEW PLAN REVIEW 

 
                                                                                                                                 

 

“BSSD Bartow Administrative Center” 
1801 NW Vesper Street 

 
Final Plat | PF-12-23-9003 

Preliminary Plat | PP-12-23-9004 
 
 

Please review the attached plan and return written comments to: 
  

Dave McCumber 
by Friday, January 12, 2024 

 
 
 
Also, please advise if/what type of Performance Guarantee or Agreement will be 
required and include any other prerequisites that you feel are necessary for 
approval of this submission. 
 
We would like to place this item on the next available Planning Commission Agenda. 
 
 

Planning Commission – February 12, 2024 @ 6:30PM 
& 

City Council – February 20, 2024 @ 6:00PM 
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PROPERTY DESCRIPTION: 

 

ALL THAT PART OF LOTS 12 AND 13, STANLEY HOMESTEAD, AS RECORDED IN BOOK 7, PAGE 4 IN 
JACKSON COUNTY, MISSOURI, BEING PART OF THE NORTH HALF OF SECTION 36, TOWNSHIP 49 NORTH, 
RANGE 31 WEST OF THE 5TH PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF LOT 3, BLUE SPRINGS HIGH SCHOOL REPLAT, AS RECORDED 
AT BOOK I205, PAGE 90 IN SAID JACKSON COUNTY; THENCE ON THE EAST LINE OF SAID LOT 
N02⁰19’21”E A DISTANCE OF 1061.63’ TO A POINT ON THE SOUTH RIGHT OF WAY OF THE KANSAS CITY 
SOUTHERN RAILROAD; THENCE ON SAID LINE S55⁰52’50”E A DISTANCE OF 525.48’; THENCE DEPARTING 
SAID RIGHT OF WAY S02⁰24’08”W A DISTANCE OF 749.04’ TO A POINT ON THE SOUTH LINE OF THE 
NORTH HALF OF THE NORTH HALF OF SAID SECTION 36; THENCE ALONG SAID LINE N88⁰14’13”W A 
DISTANCE OF445.55’ TO THE POINT OF BEGINNING, SUBJECT TO THAT PART TAKEN FOR VESPER ST. 
COMPRISING 9.43 ACRES, MORE OR LESS, GROSS AREA AND SUBJECT OT EASEMENTS OF RECORD. 
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Report Created: Thu Dec 28 2023 16:01:25 GMT-0600 (Central Standard Time)

Basic Information
Parcel # 35-710-13-02-00-0-00-000
Address: 1801 NW VESPER ST

BLUE SPRINGS, MO 64015
Lot Size: 406,122 Sq. Ft.
Bldg sq ft: 0 Sq. Ft.
#Beds:   0 #Baths:   0
Year Built: N/A
Tax Code Area: 42
Land Use Code: SCHOOL-PUBLIC
Exemption: E07 - E07 Schools
Legal Description:
STANLEY HOMESTEAD; 5.97 AC OF LOT 12 AND 5 AC (EX E 72.8') OF LT 13 (EX S; 10' THOF)

Property Values
Year: 2023 2022 2021 2020
Total Market Value: $6,038,800 $4,831,000 $4,831,000 $4,830,460
Total Assessed Value: $1,932,416 $1,545,920 $1,545,920 $1,545,747
Total Taxable Value: $0 $0 $0 $0

Primary Owner
BLUE SPRINGS SCHOOL DIST #4
1801 VESPER BLUE SPRINGS, MO 64015



Rev. 02/14/2023 

Introduced by Councilmember ____________                                BILL NO.  5191 
(PF-12-23-9003) 

ORDINANCE NO. ________ 
 
AN ORDINANCE APPROVING THE FINAL PLAT OF BARTOW ADMINISTRATION CENTER, 

BLUE SPRINGS, JACKSON COUNTY, MISSOURI 
 

WHEREAS, on December 28, 2023, the Applicant, Christopher Koch of Hollis + Miller 
Architects, submitted a Planning Application on behalf of the Blue Springs R-IV School District for 
the Bartow Administration Center Final Plat; and 

 
WHEREAS, on February 12, 2024, the City Planning Commission held a public hearing 

for the Bartow Administration Center where the Commission voted unanimously in favor of the 
Final Plat and sent their recommendation of approval to the City Council. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 
Section 1. The final plat of Bartow Administration Center, BLUE SPRINGS, JACKSON 

COUNTY, MISSOURI, hereinbefore presented to the City Council and having been 
found to be in compliance with the Unified Development Code (UDC), its 
amendments, and other ordinances of the City of Blue Springs, is hereby approved 
subject to the following conditions and those set out in the Planning Commission Staff 
Report for Case File Number PF-12-23-9003 submitted to the Planning Commission 
at its February 12, 2024, meeting including the following conditions: 

 
 Conditions: 

1. Approval based on the representations of any drawings presented as part of this 
application does not waive any requirement or development standard contained in 
the UDC. 

2. Prior to issuance of a building permit, the Final Plat must be recorded with Jackson 
County. 

3. Prior to issuance of Building Occupancy, all public sidewalk panels must comply 
with Americans with Disabilities Act standards and pass inspection. 

 
Section 2. That this Ordinance shall be in full force and effect from and after its passage and 

approval. 
 
Section 3.  Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this Ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 

 
  
  



2 
 

PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 



Council Meeting Date:  February 21, 2024 
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Rev. 10/18/2021 
 

CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: January 23, 2024 
 
SUBMITTED BY: Bob Muenz    DEPARTMENT: Police Department 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Passage of a Bill amending Section 220.840 of the Code of Ordinances, City of Blue Springs, 
Missouri, regarding unlawful use of weapons. 

 
BACKGROUND/JUSTIFICATION 

The Missouri Legislature amended RSMo Section 571.030 adding 7(1) exempting School 
Officers and School Protection Officers from unlawful use of weapon restrictions.  Section 
220.840 of the Municipal Code is being amended to align with the Missouri statute amendment. 

 
FINANCIAL IMPACT 

Contractor: N/A 
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

February 21, 2024 N/A 
 

STAFF RECOMMENDATION 
Staff recommends approval. 

 
OTHER BOARDS & COMMISSIONS ASSIGNED 

Name of Board or Commission: N/A      
 

ECONOMIC DEVELOPMENT PROJECT 
N/A 

 
LIST OF REFERENCE DOCUMENTS ATTACHED 

1. Bill amending Code. 
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Rev. 10/18/2021 
 

REVIEWED BY 
Requesting Director: 
Bob Muenz 

Budget: 
N/A 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 

 



Introduced by Councilmember ____________ BILL NO.  5192 
 
     ORDINANCE NO. ________ 
 
 
AN ORDINANCE AMENDING SECTION 220.840 OF THE CODE OF ORDINANCES, CITY OF 

BLUE SPRINGS, MISSOURI, REGARDING UNLAWFUL USE OF WEAPONS 
 
 WHEREAS, Section 220.840 of the Code of Ordinances of Blue Springs, Missouri 
establishes the offense of Unlawful Use of Weapons and Exceptions to the offense; and 
 
 WHEREAS, the legislature of the State of Missouri amended Section 571.030, RSMo, 
adding (7)(1) exempting school officers and school protection officers from the penalties of the 
section, Section 220.840 needs to be amended adding (G)(1) to be consistent with the 
amendment of the Missouri Revised Statutes; and  
 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF BLUE 
SPRINGS, MISSOURI, as follows: 

 
NOTE: LANGUAGE TO BE ADDED IS UNDERLINED. LANGUAGE TO BE DELETED IS 

SHOWN AS STRICKEN. Sections and Subsections not set out herein are not amended or 
changed.  

Section 1. That 220.840 of the Code of Ordinances, City of Blue Springs, Missouri, is hereby 
amended to read as follows:  

Section 220.840 Unlawful Use Of Weapons; Exceptions. 
G. (1) Subdivision (10) of subsection (A) of this section shall not apply to a person who is a 

school officer commissioned by the district school board under RSMo Section 162.215 or 
who is a school protection officer, as described under RSMo Section 160.665. 

(2) Nothing in this Section shall make it unlawful for a student to actually participate in school-
sanctioned gun safety courses, student military or ROTC courses, or other school-sponsored 
or club-sponsored firearm-related events, provided the student does not carry a firearm or 
other weapon readily capable of lethal use into any school, onto any school bus, or onto the 
premises of any other function or activity sponsored or sanctioned by school officials or the 
district school board. 

Section 2: That this Ordinance shall be in full force and effect from and after its passage and 
approval.  

 
Section 3:  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that do 

not affect the intent of this Ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without the 
need to come before the City Council. 
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PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February, 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading: ________________ 
2nd Reading: _______________ 
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CITY OF BLUE SPRINGS 
CITY COUNCIL INFORMATION FORM 

 
DATE SUBMITTED: February 12, 2024 
 
SUBMITTED BY:   Christine Cates                              DEPARTMENT:  Administration 
 

  Ordinance   Resolution   Presentation   Public Hearing 
  Contract   Discussion   Economic Dev.   Other 

 
ISSUE/REQUEST 

Passage of a Bill approving a Contract (engagement letter) with Williams & Campo, P.C. for 
on-call legal services.  

 
BACKGROUND/JUSTIFICATION 

On November 30, 2023, City Attorney Sarah Carnes submitted her resignation effective 
December 22, 2023.  On December 18, 2023, the City Council approved Ordinance No. 5292 
authorizing a Contract for Legal Services with Williams & Campo, P.C. in an amount not to 
exceed $30,000 for interim special counsel legal services.   Attorney John Mullane has been 
serving as the City’s interim City Attorney since Ms. Carnes’ departure.   
 
In order to allow for additional time for the City Council to consider the in-house City Attorney 
position, the contract with Williams & Campo, P.C. has been modified to reflect an in-house 
attorney hourly rate effective February 1, 2024 for six months by lowering the monthly rate from 
$250/hour to $212/hour.  At the conclusion of the six-month period, if the City has not hired an 
in-house City Attorney, the City can evaluate the services provided by Williams & Campo and 
discuss amendments or extensions to the Contract.    
 
The Contract approved by Ordinance No. 5292 reflecting the rates for special counsel legal 
services will be terminated.   

 
FINANCIAL IMPACT 

Contractor: Williams & Campo, P.C. 
Amount of Request/ Contract: $ 81,408 
Amount Budgeted: $0      
Budget Year: FY 2024-25     
Funding Source/Account #: 100-12300-530100 
Account Balance:  $3,229.85                                       Date: 2/15/2024 
Additional Funds Needed: Balance is being monitored to determine if a budget 

amendment is needed.      
 

PROJECT TIMELINE 
Estimated Start Date Estimated End Date 

February 1, 2024 August 1, 2024 
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STAFF RECOMMENDATION 
Staff recommends approval.  

 
OTHER BOARDS & COMMISSIONS ASSIGNED 

Name of Board or Commission: N/A      
 

ECONOMIC DEVELOPMENT PROJECT 
N/A 

 
LIST OF REFERENCE DOCUMENTS ATTACHED 

1. Bill with Engagement Letter in-house attorney services attached as Exhibit A 
 

REVIEWED BY: 
Requesting Director: 
Christine Cates 

Budget: 
Lori Turner 

Legal: 
John Mullane 

City Administrator: 
Christine Cates 

 
SUPPORTING DOCUMENTS: 

(FOR CONTRACT ITEMS ONLY) 
Document Attached If not attached, explain 

Secretary of State:       On file 
Certificate of Insurance:       On file 
E-Verify Affidavits:       On file 
E-Verify proof of enrollment:       On file 
Bond:        
Anti-Discrimination Against Israel Act 
Certification (contract over $100,000) 

    

Wage Order, by reference  Wage Order Number:       
IRS Form W-9:       On file 
Bid/RFP/RFQ: (submit all)        
Bid/RFP/RFQ Tabulation:        
Bid Waiver: (less than three bids)        
Contractor address and email:        
Project Exemption Certificate needed:        
Other:        
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Introduced by Councilmember __________ BILL NO.  5193 
 

ORDINANCE NO. ____ 
 

AN ORDINANCE APPROVING A CONTRACT BETWEEN THE CITY OF BLUE SPRINGS 
AND WILLIAMS & CAMPO, P.C. FOR IN-HOUSE LEGAL SERVICES AND TERMINATING 

CONTRACT APPROVED BY ORDINANCE NO. 5292 DATED DECEMBER 18, 2023 
 

WHEREAS, City Attorney Sarah Carnes submitted her letter of resignation effective 
December 21, 2023; and  

WHEREAS, on December 18, 2023 the City Council approved Ordinance No. 5292 
authorizing a Contract for Legal Services with Williams & Campo, P.C. for interim special counsel 
legal services; and 

WHEREAS, the City desires to retain Williams & Campo, P.C. to provide in-house legal 
services until the in-house City Attorney position has been filled; these services will include, but 
not be limited to attending Planning Commission and City Council meetings, contract review, 
drafting legislative documents and other general legal services; and 

WHEREAS, Attorney John Mullane of Williams & Campo, P.C. will serve as Interim City 
Attorney until further action by the City Council; and 

WHEREAS, in order to allow additional time for the City Council to consider the in-house 
City Attorney position, the Contract with Williams & Campo, P.C. will be modified to reflect an in-
house attorney hourly rate effective February 1, 2024 for six months by lowering the hourly rate 
from $250 per hour to $212 per hour.  The Contract for Legal Services approved by Ordinance 
No. 5292 will be terminated; and 

WHEREAS, Section 115.030 Special Counsel-Authority of Mayor and Council to Employ-
Compensation of the Code of Ordinances, City of Blue Springs, Missouri provides that the Mayor 
and City Council may by Ordinance employ an additional attorney who, with the City Attorney, 
shall perform any legal services required by the City, and that the compensation shall be 
prescribed by Ordinance or Resolution. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF BLUE 

SPRINGS, MISSOURI, as follows: 
 
Section 1. The City Administrator is hereby authorized to enter into a Contract for Legal Services 

(engagement letter) for six months with Williams & Campo, P.C. for in-house attorney 
services.   A copy of the proposed engagement letter is attached hereto as Exhibit 
“A” and is incorporated herein. 

 
Section 2. The Contract for Legal Services approved by Ordinance No. 5292 is hereby 

terminated. 
 
Section 3. John Mullane of Williams & Campo, P.C. shall serve as Interim City Attorney until 

further action by the City Council.   
 
Section 4. City staff is directed to perform all necessary tasks to implement said appointment. 
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Section 5. This Ordinance shall be in full force and effect from and after its passage and 

approval. 
 
Section 6. Scrivener’s Errors. Typographical errors and other matters of a similar nature that do 

not affect the intent of this Ordinance, as determined by the City Clerk and City 
Attorney, may be corrected with the endorsement of the City Administrator without 
the need to come before the City Council. 

 
 PASSED by the City Council of the City of Blue Springs, Missouri, and approved by the 
Mayor of Blue Springs, this 21st day of February 2024. 
 
       CITY OF BLUE SPRINGS 
 
 

_____________________________ 
Carson Ross, Mayor 

ATTEST: 
 
 
____________________________ 
Erin Ford, City Clerk 

1st Reading:  _______________ 
2nd Reading: _______________  
 



John P. Mullane 
Phone: 816.524.4646 

Facsimile: 816.524.4645 
jmullane@publiclawfirm.com 

200 Unity Circle North, Suite G 
Lee’s Summit, Missouri 64081 
www.publiclawfirm.com 

February 8, 2024 

Sheryl Morgan 
Assistant to the City Administrator 
City of Blue Springs, Missouri 
903 W. Main Street 
Blue Springs, MO 64015 

Re: On-Call Legal Services 

You have communicated your request for us to provide on-call legal services for the City 
of Blue Springs, Missouri. I am submitting this letter to you to serve as the written agreement for 
our firm’s engagement to provide legal services concerning this matter. 

The City of Blue Springs will be our client in this engagement. I will be the primary contact 
from our firm for the City, including attending City Council and Planning and Zoning Commission 
meetings. Of course, all other members of our firm are available to assist in providing legal services 
to the City as may be needed or appropriate.  

Our fees for this engagement will be based upon and billed at our current hourly rate for 
the purposes of this engagement for the time devoted to it. Our hourly rate applicable for this 
engagement is $212. We will not charge mileage or attorney time to travel to and from City Hall. 
Beginning January 1, 2025, hourly rates are subject to annual adjustment on January 1 of each year 
based on the Consumer Price Index (CPI). In addition, we will bill for or request direct payment 
for disbursements or expenses that we incur pursuant to the enclosed Additional Terms of 
Engagement which shall govern the relationship unless otherwise agreed in this engagement letter. 

If you have any questions concerning the terms of our engagement, or if you ever have a 
question about our charges or their reasonableness, please contact us at your convenience to 
discuss the matter. Our engagement as counsel for the City will begin upon our receipt of a signed 
copy of this agreement. Thank you for choosing us to provide these important legal services to the 
City. We look forward to a good and productive relationship. 

Best regards, 
WILLIAMS & CAMPO, P.C. 

John P. Mullane 
Enclosure 

EXHIBIT A

AMENDMENT TO CONTRACT NO. 2023-204

http://www.publiclawfirm.com/


 
 
ACCEPTED AND AGREED: 

 
CITY OF BLUE SPRINGS, MISSOURI 

BY:   

TITLE:   
 

DATED:   



Additional Terms of Engagement 

Williams & Campo, P.C., appreciates the opportunity to serve you. Our goal is to provide legal 
services that address your legal needs effectively and efficiently through our office in Lee’s Summit. 

 
The following information explains the client service practices and billing procedures that 

apply to our representation of your interests (unless you have reached a different written understanding 
with us). We encourage you to discuss these practices with our lawyers whenever you have questions 
during the course of our engagement. 

 
Provision of Legal Services. This engagement is for provision of professional legal services, 

and not for the provision of business, personal, accounting, technical or other advice not constituting 
legal services. It is agreed that the client is not relying upon counsel in this engagement for advice in 
areas other than professional legal services, even if such matters should be discussed in connection 
with the engagement. 

 
Entire Agreement. The accompanying engagement letter together with these Additional 

Terms of Engagement shall constitute the entire agreement between us concerning the engagement, 
and shall not be modified or supplemented, except in a subsequent writing signed by the parties. 

 
Subcontractors. From time-to-time, it may be necessary to engage subcontractors to assist in 

the provision of services to you. It is agreed that we are not authorized to engage any such 
subcontractors without your prior approval. 

 
Periodic Billings for Legal Services. Unless other arrangements have been made, it is our 

policy to render periodic statements for legal services on a monthly basis. We normally base these 
statements on hourly rates of lawyers working on the matter. Statements will be due upon presentation, 
and are to be paid no later than 30 days following the invoice date. If any statement amount remains 
unpaid 60 days after the invoice date, the firm reserves the right to terminate its services, consistent 
with applicable Rules of Professional Conduct. 

 
Client Disbursements. Some matters require, from time to time, certain monetary advances 

to be made on your behalf by the firm. Some “client disbursements” represent out-of-pocket charges 
we advance, others represent internal costs (including costs such as fees for service of process, court 
filing fees, deliveries, etc.). It is understood that while acting as your lawyers, we have the authority 
to use our best judgment in making such expenditures on your behalf. Unless we have made prior 
arrangements with you, we will send you monthly billings for client disbursements incurred during the 
preceding month. Substantial individual items in excess of $250, such as expert witness fees, the costs 
of deposition transcripts, etc., may be billed directly to you by the vendor of such services. 

 
File Retention. After our services conclude, we will, upon your request, deliver the file for 

this engagement to you. If you do not request the file, we will retain it for a period of ten years after 
the matter is closed. If you do not request delivery of the file before the end of the ten year period, we 
will have no further obligation to retain the file and may, at our discretion, destroy it without further 
notice to you. At any point during the ten year period, you may request delivery of the file. 

 
Disbursements and Other Charges. We will also charge you for certain expense items listed 

below that we provide in connection with our legal services: 



Photocopying. We will not charge the City for in-house photocopies which do not exceed 200 
copies in a month. If in-house photocopies exceed 200 in a month, then we reserve the right to charge 
$0.10 per page (or our cost, whichever is less) but only for each page over 200 in number. If the need 
for an outside copying job arises, we only bill the actual cost incurred for photocopying without 
markup. 

 
Computer Research. We do not charge for our service agreement with Westlaw in which we 

have computerized legal research access to Missouri, 8th Circuit (federal) and U.S. Supreme Court 
databases, as well as databases for the Missouri and federal statutes, among others. In the event that 
computerized research in databases other than these is necessary, the actual cost we incur is charged 
without markup. 

 
Telecommunications. We do not charge for local or long-distance phone calls or facsimiles. 

 
Mail/Messengers. We do not charge for regular mail; however, bulk mailings, packages and 

special postal services may be charged at our actual cost. Messengers are used as appropriate to assure 
expedited delivery. The actual cost of such messenger services is charged without markup. 

 
Internet Usage. We may be asked to use the Internet as a means for communicating about 

matters concerning your representation. Any such communication could be randomly intercepted and 
otherwise used or disclosed by anyone, including someone specifically interested in your matter or 
business. This could cause you to lose your confidentiality and attorney/client privilege protections. 
However, to facilitate your representation, you approve the use of Internet communications during 
your representation by us unless we are instructed otherwise. 

 
Termination of Services. In the event that you choose to terminate our services, please advise 

us of such in writing. We retain the right to cease performing legal services and to terminate our legal 
representation for any reason consistent with ethical rules, including conflicts of interest or the failure 
to pay legal fees and expenses when due. Our termination or your termination of services does not 
affect your obligation to pay legal fees and expenses incurred prior to the effective date of such 
termination. 

 
Questions. One of our goals is to ensure that legal services are delivered effectively and 

efficiently, and that all billings are accurate and understandable. Please direct any questions about 
services, billing, or payment status of your account to me. 
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