
 

 

 

 

 

 

October 9th, 2025 

 

 

Dan McGhee, PE 

Lamp Rynearson 

9001 State Line Road, Suite 200 

Kansas City, Missouri 64114 

 

 

Dear Mr. McGhee, 

 

At your request, I have prepared this letter to compare trip generation from the September 2022 

Summit Orchards West Traffic Impact Study and December 2023 updated site plan with expected trip 

generation from the developer provided September 2025 site plan.  

The Summit Orchards West site is located in Lees Summit, Missouri, on the northwest quadrant of the 

intersection of Chipman Road and Ward Road. The September 2022 site plan was expected to be 

constructed in two phases with Phase I on the south side of the development—it included two fast-food 

restaurants with drive-through windows (12.3k sq ft) and a residential multi-family housing complex 

(323 units). Phase II was planned for the north side of the development and included two warehouse 

buildings (123k sq ft).  

The December 2023 site plan replaced the two fast-food restaurants with three restaurants—one fast-

food restaurant with drive-through window and two fast-food restaurants with drive-through windows 

and no indoor seating. Overall, the total building square footage decreases from 12,300 sq ft to 5,298 sq 

ft. The multi-family housing, Phase II warehouse buildings, and access locations are unchanged from the 

September 2022 site plan. Site access to Lots 10-A, 10-B, and 10-C have not changed from the original 

PDP and traffic study. The access into Lot 10-C has been constructed from Ward Road. 

The current (September 2025) site plan replaces two of the fast-food restaurants with a tire store and a 

quick lubrication vehicle shop. Overall, the total building square footage increased from 5,298 sq ft to 

12,100 sq ft. The multi-family housing, Phase II warehouse buildings, and Ward Road access locations 

are unchanged from the September 2022 site plan. The southernmost access on Outerview Road 

remains unchanged from the original site plan; however, the next access point to the north has been 

removed from the revised plan. 

 



 

 

The development is bordered on the west by Outerview Road and on the east by Ward Road. Chipman 

Road is located to the south of the site and provides access to US Highway 50.  

Chipman Road is a four-lane east-west median divided major arterial with a posted speed limit is 45 

miles per hour (mph).  

Ward Road is a four-lane north-south median divided major arterial roadway with a posted speed limit 

of 35 mph. The intersection of Chipman Road and Ward Road is signalized with left-turn lanes on all 

approaches (dual lefts southbound and eastbound), a southbound right-turn lane, and a westbound 

right-turn lane. The intersection of Chipman Road and Ward Road is approximately 2,700 feet west of 

MO 50.   

The southbound right-turn lane, northbound left-turn lane into the south Ward Road access, and multi-

family housing have been constructed.  

The September 2022 site plan, the December 2023 and most recent site plan (September 2025) are 

enclosed as part of this letter. 

Expected Trip Generation 

The expected trip generation for the development was estimated using the 11th Edition of the Trip 

Generation Handbook published by the Institute of Transportation Engineers. The trip generation was 

based on Peak Hour of Adjacent Street Traffic, One Hour Between 7 and 9 AM, along with One Hour 

Between 4 and 6 PM. As ITE doesn’t provide a weekday trip generation rate for the weekday Fast-Food 

Restaurant with Drive-Through Window and No Indoor Seating land use, the weekday trips were 

calculated using the Fast-Food Restaurant with Drive-Through Window land use. This trip generation is 

likely conservative as the planned land uses will not be open during the morning peak hour while the 

Fast-Food Restaurant with Drive-Through Window land use does have morning peak trips. 

A comparison of the expected trips generated by the September 2022, December 2023, and current 

September 2025 site plans for Phase I of the development are provided in Table 1. 

  



 

 

 

Table 1 – Trip Generation for Phase I 

ITE Land Use Code Units 

Weekday AM PM 

Trips 

In 

(vpd) 

Trips 

Out 

(vpd) 

Trips 

In 

(vph) 

Trips 

Out 

(vph) 

Trips 

In 

(vph) 

Trips 

Out 

(vph) 

220- Multifamily Housing 

(Low-Rise) 

323 dwelling 

units 
1,073 1,073 30 93 100 59 

934- Fast-Food Restaurant 

with Drive-Through Window 
12,300 sq ft 2,875 2,875 280 269 211 195 

September 2022 Total  3,948 3,948 310 362 311 254 

220- Multifamily Housing 

(Low-Rise) 

323 dwelling 

units 
1,073 1,073 30 93 100 59 

934- Fast-Food Restaurant 

with Drive-Through Window 
2,540 sq ft 

1,293 1,293 

57 55 43 40 

935- Fast-Food Restaurant 

with Drive-Through Window 

and No Indoor Seating 

2,758 sq ft n/a n/a 85 82 

December 2023 Total 2,312 2,312 87 148 228 181 

220- Multifamily Housing 

(Low-Rise) 

323 dwelling 

units 
1,073 1,073 30 93 100 59 

848- Tire Store 8,600 sq ft 119 119 14 8 14 18 

935- Fast-Food Restaurant 

with Drive-Through Window 

and No Indoor Seating 

2,000 sq ft 468 467 n/a n/a 61 58 

941- Quick Lubrication  

Vehicle Shop 
1,500 sq ft 52 52 7 2 5 8 

September 2025 Total 1,712 1,711 51 103 180 143 

Change in Trips (2025 vs 2022 site plan) -2,236 -2,237 -259 -259 -131 -111 

Change in Trips (2025 vs 2023 site plan) -600 -601 -36 -45 -48 -38 

 

Overall, it is expected that during both the weekday and peak hours, the trips will decrease from the 

September 2022 and December 2023 site plan to the proposed September 2025 site plan. 

 

  



 

 

Capacity - Existing Plus Phase I Site Conditions 

The capacity of the nearby Chipman Road and Ward Road intersection for the September 2022 site plan 

was expected to operate at a Level of Service (LOS) D or better for both the morning and afternoon peak 

periods with sufficient capacity for queueing vehicles. As the trips are expected to decrease, there is no 

expected significant change in the operations of this intersection from the September 2022 and 

December 2023 site plans.  

Conclusions 

Based on the trip generation of the proposed development site and review of the site plan with regard 

to City requirements, traffic from the September 2025 site plan is expected to operate comparably or 

better compared to the September 2022 and December 2023 site plans. The recommendations from the 

September 2022 traffic impact study remain unchanged. 

 

 

Sincerely, 

 

 
 

Amy L. McCurdy, P.E., PTOE 

President/Owner  

 

 

Enclosure: Site Plan 

10/9/25



SU
M

M
IT SQ

U
AR

E III (LEE'S SU
M

M
IT, M

O
)

TR
AFFIC

 EXH
IBIT

2022.07.25
SC

ALE 1:200
N

 APPR
O

XIM
ATE  D

W
ELLIN

G
 U

N
ITS 

±323

O
U

TER
VIEW

 R
D

NW
 W

ARD RD

NW DONOVAN RD

NW
 W

ARD RD

NW CHIPMAN RD

C
O

M
M

ER
C

IAL U
SE

±10.07 AC
R

ES
C

O
M

M
ER

C
IAL U

SE
±2.79 AC

R
ES

R
ESID

EN
TIAL -

M
U

LTIFAM
ILY U

SE
±11.83 AC

R
ES

NE TUDOR RD

EXISTIN
G

C
O

M
M

ER
C

IAL U
SE

EXISTIN
G

R
ESID

EN
TIAL -

M
U

LTIFAM
ILY U

SE

W
AR

EH
O

U
SE

±50,000 SF

W
AR

EH
O

U
SE

±40,000 SF

D
R

IVE - TH
R

U
R

ESTAU
R

AN
T

±8,800 SF

D
R

IVE-TH
R

U
R

ESTAU
R

AN
T

±3,500 SFA

B1 B2

C

D

E1

E2

F1

G1

G2

F2

Sept 2022



5

14

22'-0"

20
'-6

"

water
easement

20' gas easement

20'-6"

19
'-0

"
19

'-0
"

12

DRIVE-THRU
site: 36,347 sf

(0.83 acres)
building: 1,975 sf
parking: 28 req.

30 on site

6

1
3

DRIVE-THRU
site: 30,707 sf

(0.70 acres)
building: 783 sf
parking: 11 req.

16 on site
24

'-0
"

13'-0" 12'-0" 49'-0" 13'-0" 7'-0"8'-6" 9'-0" 13'-0"

3'-0"

12'-6" 42'-0" 12'-6"3'-0" 17'-6" 20'-6"

14

14

21

DRIVE-THRU REST.
site: 54,280 sf (1.25 acres)
building: 2,540 sf
parking: 36 req.

44 on site

24
'-0

"
19

'-0
"

19
'-0

"
24

'-0
"

10
'-0

"
44

'-7
"

10
'-0

" 1
0'

-0
"

26
'-0

"
17

'-0
"

20
'-6

"

8'-0"18'-0"17'-6"20'-6" 13'-0" 31'-0" 5'-111
2"

R15'-0"

R20
'-0

"

A1.11
preliminary

23189

a
 n

e
w

 d
e

ve
lo

p
m

e
n

t 
fo

r

S
u
m

m
it 

O
rc

h
a
rd

 W
e
st

7
0

0
 N

W
 W

a
rd

 R
o

a
d

L
e

e
's

 S
u

m
m

it,
 M

is
so

u
ri

11.09.2023

DAE

DAE

1 site plan
scale: 1" = 30'-0" north

December 2023



24

11

9

Know what's below.
before you dig.Call

R

LAMPRYNEARSON.COM

OMAHA, NEBRASKA
14710 W. DODGE RD, STE. 100 (402) 496.2498

NE AUTHORIZATION NO.: CA0130

FORT COLLINS, COLORADO
4715 INNOVATION DR., STE. 100 (970) 226.0342

KANSAS CITY, MISSOURI
9001 STATE LINE RD., STE. 200 (816) 361.0440
MO AUTH. NO.: E-2013011903 | LS-2019043127

MARK DANIEL McGHEE JR.

MO PE - 2008019568

SITE DATA BLOCK

PROJECT SITE

N

VICINITY MAP

NTS

PROJECT NOTES
N 1. SITE REQUIREMENTS ESTABLISHED AS PART OF ZONING

APPROVAL FOR PLANNED DEVELOPMENT.

NW CHIPMAN RD

H
W

Y 50

I-470

NW BLUE PKWY

NW CHIPMAN RD

O
U

TE
R

VI
EW

 R
D

N
W

 W
AR

D
 R

D

COOPER'S
HAWK WINERY
& RESTAURANT

ANDY'S FROZEN
CUSTARD

VALVOLINE

28' SANITARY
SEWER ESMT

10' UTL
ESMT

5' WTR
ESMT

27
'

25
'

26'

20
0'

260'

34'

35'

307'

35
'

35
'

12'

17'

20
6'

TRILOGY
APARTMENTS

(P
R

IV
AT

E)

11'

Sept 2025


