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December 6, 2019 
 
Victoria Nelson  
City of Lee’s Summit 
Long Range Planner  
220 SE Green 
Lee’s Summit, MO 64063 
816-969-1600 
 
 
RE:  FOOD & FUEL EXPRESSO -SUMMIT ORCHARD 
Application Number:  PL2019376 
 
We would like to offer the following comments and changes. Please find our responses in 
bold.  
 
 

Electronic Plans for Resubmittal 
All Planning application and development engineering plan resubmittals shall include an elec-
tronic copy of the documents 
as well as the required number of paper copies. 
Electronic copies shall be provided in the following formats: 

 Plats – All plats shall be provided in mulit-page Portable Document Format (PDF). 

 Engineered Civil Plans – All engineered civil plans shall be provided in multipage Portable 

Document Format (PDF). 

 Architectural and other plan drawings – Architectural and other plan drawings, such as site 

electrical and landscaping, shall be provided in multi-page Portable Document Format (PDF). 

 Studies – Studies, such as storm water and traffic, shall be provided in Portable Document 

Format (PDF). 

 
Excise Tax 
On April 1, 1998, an excise tax on new development for road construction went into effect. This 
tax is levied based on the type of development and trips generated. If you require additional 
information about this development cost, as well as other permit costs and related fees, please 
contact the Development Services Department at (816) 969-1200. 
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Review Status: 
Revisions Required: One or more departments have unresolved issues regarding this develop-
ment application. See comments below to determine the required revisions and resubmit to 
the Development Services Department. 
Resubmit six (6) full size sets of plans (no larger than 24”x36”) folded to 8-½”x11”, four (4) cop-
ies of the comment response letter, and one (1) digital copy following the electronic plan sub-
mittal guides as stated above. Revised plans will be reviewed within five (5) business days of the 
date received. 
 

Required Corrections: 
 
Fire Review     Jim Eden               Assistant Chief                  Approved with Conditions 
(816) 969-1303 Jim.Eden@cityofls.net 
 
1. All issues pertaining to life safety and property protection from the hazards of fire, explosion 
or dangerous conditions in new and existing buildings, structures and premises, and to the safe-
ty to fire fighters and emergency responders during emergency operations, shall be in accord-
ance with the 2018 International Fire Code. 
Acknowledged. 
 
2. The installation of underground fuel storage tanks (UST’s) shall comply with the 2018 Inter-
national Fire Code and the requirements of the Missouri Department of Natural Resources. 
Acknowledged. 
 
3. IFC 503.3 - Where required by the fire code official, approved signs or other approved notices 
or markings that include the words NO PARKING—FIRE LANE shall be provided for fire appa-
ratus access roads to identify such roads or prohibit the obstruction thereof. The means by 
which fire lanes are designated shall be maintained in a clean and legible condition at all times 
and be replaced or repaired when necessary to provide adequate visibility. 
Action required: Provide sinage along the temporary curb on the east side of the building. 
Signage added to temporary curb on east side of building as requested. 
 

Planning Review          Victoria Nelson          Long Range Planner           Corrections 
(816) 969-1605                    Victoria.Nelson@cityofls.net 
1. Print quality. Print quality of plans is very difficult to read and makes it hard to decipher 
easements and layout of the proposed business. 
Easement lines and layout lines increased in size and weight to provide better visibility as re-
quested. 

mailto:Jim.Eden@cityofls.net
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2. Parking requirements. Please rephrase the parking count. It appears like you are trying to in-
clude and get approval for the restaurant parking numbers along with the convenience store. 
An alternative way to show parking spaces provided is to show 88 spaces= (23+65 future). 
Changes made to parking requirements as requested. 
 
3. Easements. As mentioned before, the printed quality is hard to read; it appears that the 
building encroaches into the 10 ft. utility easement on the north side. 
The easement on the north side is be vacated by separate document and noted on Site plan. 
 
4. Right of Way. Please label the width of the ROW for both Chipman Roads. 
Right of Way shown on Site plan showing a 135’ R/W for Chipman Road and a 60’ R/W for 
Donavan Road. 
 
5. Retaining wall. If the retaining wall exceeds in height of 4ft from the footing then the wall will 
need to be drawn up by an engineer. The retaining wall shall not encroach in any utility ease-
ments. 
Retaining wall shown is at most 2.4’ in height from finish grade.  No part of retaining wall ex-
ceeds four feet from footing and does not require special design.  Retaining wall shown does 
not encroach into existing easements. 
 
6. Lighting. Please include hard copies of the manufacture specifications. It appears that the 
type of lighting that will be under the canopy will be mounted and therefore it will be project-
ing out of the surface. Per our UDO under section 8.280, the lighting needs to be recessed in 
into the canopy. 
Provided. See photometric for light projections from the canopy. 
 
7. Elevations. The west side exterior wall and the north exterior wall need to have some sort of 
breakup along the Bright White EIFS and Nichiha Roughsawn Smoke tile. Potentially, you could 
add another horizontal panel of cultured stone to the middle panel to break up the EIFS and 
tile. 
Revised elevations are provided that address the wall relief. 

 
8. Landscaping. As mentioned before, the printed quality is hard to read; it appears on the 
northwest side of the building you are making the sidewalk decorative rock and you are going 
to have trees growing out of the decorative rock sidewalk? 
The hatching has been adjusted to clarify between the sidewalk and decorative rock area.  
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9. Monument Sign. It appears the monument sign shown along Chipman Rd encroaches into a 
utility easement. The monument sign shall be relocated so that it is not within a utility ease-
ment, nor shall it be located within 15’ of any public water line or public sanitary sewer line. 
Monument sign has been removed. 
 

Engineering Review            Sue Pyles          Senior Staff Engineer          Corrections 
(816) 969-1245                  Sue.Pyles@cityofls.net 
1. General: 
• Much of the plan set information is too light to be readable. Please revise. Note that not all 
aspects of this submittal could be reviewed at this time due to the poor quality of the plan set 
printing. Resubmittal will require a 10 business day review period as if it were an original sub-
mittal for this reason. 
Line work weight revised to show darker lines. 
 
• Remove the proposed monument sign along Chipman Road from the plan set. Signs will be 
reviewed as a part of sign applications, and this location is within an easement so won’t be al-
lowed. 
The monument sign has been removed. 
 
• The landscaping plan does not appear to match the site plan at the NW corner of the site. Re-
vise to relocate landscaping off of proposed sidewalk. 
Landscaping adjusted. 
 
2. Sheet 1: Revise the sheet index, sheets 6-8 are not in the order listed. 
Index revised as requested. 
 
3. Sheet 2: 
• Revise Note 3 to reference Development Engineering Inspections at 816-969-1200. 
Note revised as requested. 
 
• Include a detail for the proposed temporary asphalt curb. 
A detail of Temporary Asphalt curb added to Sheet 11. 
 
4. Sheet 3: Lee’s Summit does not require geogrid or stabilized subgrade under concrete park-
ing lot pavement.  Revision of the standard section is not required by the City, but if it is revised 
to eliminate those options it would still meet City requirements. 
Geogrid option has been removed from detail shown on Sheet 3. 
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5. Sheet 4: The proposed contours east of the temporary curb don’t seem to make sense. The 
remaining information on this sheet is too light to be reviewed. 
The contours east of site are shown primarily for contractor to rough grade to.  Contours have 
been darkened for city’s review of final grading. The contours represent the rough building 
pad and drainage away from the building in the direction of the various drainage structures 
for the east side of the lot. 
 
6. Sheet 5: Please revise the ADA-ramp details to clearly show lengths and slopes of each line 
segment. Verify the City’s design parameters (Section 5304.8 of the Design and Construction 
Manual and Table LS-5) are being met. 
Details updated with lengths at all critical points and spot grades reviewed.  All sidewalks are 
private.  No truncated domes proposed. 
 
7. Sheet 6: 
• Storm sewer profiles are required for all pipe greater than 6” diameter. 
Storm sewer profile added for the 8” pipe collecting storm water from building and the 8” 
pipe collecting storm water from the canopy. 
 
• The pipe shading in the Profile view is too dark to see the HGL. Please revise. 
The HGL line has been darkened. 
 
• The existing storm structure can’t be seen in the Profile view. 
Existing storm structure is now more visible. 
 
• Additional comments may be forthcoming when other profiles are added to the plan set. 
Acknowledged. 
 
8. Sheet 9: 
• A Backflow Prevention Device is required for the private fire line. Please locate vault to meet 
requirements of Design and Construction Manual Section 6901.H.3. 
A backflow prevention device and vault has been added and detail provided (Sheet 11). 
 
• Water meter placement will be reviewed when easements are visible. 
Acknowledged. Meters are shown at the easement line. 
 
• Connections to the water main along Chipman require corporation stops, not cut-in tees. 
Please revise accordingly. 
Revised as requested. 
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• Please refer to the irrigation water meter as a 5/8” x ¾” meter. 
Acknowledged and edited. 
 
• The 1.5” water meter connects to a 2” water line, not a 1.5” water line as shown. Please re-
vise accordingly. 
Revised as requested. 
 
• The soft type “K” copper service line shall extend a minimum of 10 feet beyond the meter 
well (between the meter and the building). Please revise notes and Plan view accordingly. 
Note added to plan view and Notes revised. 
 
• Label the material and size of the irrigation service line. This is required to be 3/4" Type K 
copper. 
Irrigation line labeled as ¾” Type K Copper as requested. 
 
• Note that the transformer label references “KCPL” rather than “Evergy”. 
All references to KCPL removed and replaced with Evergy. 
 
• Include the size of the sanitary inspection MH and include the standard detail in the plan set. 
Standard manhole detail added to Sheet 13 showing width. 
 
• Include connection information for the fire line connection to the existing water main, and 
show and label the required restrained valve. 
Connection shown as 6” x 8” Corporation stop and 6” gate valve added as requested. 
 
• The proposed fire line does not appear to meet the 10 foot minimum horizontal separation 
requirement near the first sanitary sewer MH west of Donovan Road. Please revise as needed. 
Fire line moved and dimensioned to provide minimum 10’ horizontal separation as request-
ed. 
 
9. Sheets 11-14: Remove the standard details for “Gravel and Wire Mesh Drop Inlet Sediment 
Trap” and “Gravel Curb Inlet Sediment Trap” as they are no longer used. 
Details removed as requested. 
 

Traffic Review      Michael Park       City Traffic Engineer     Approved with Conditions 
(816) 969-1820               Michael.Park@cityofls.net 
1. Some landscaping is proposed in conflict with sidewalk locations. Remove or relocate the 
landscaping in these areas. 
Landscaping hatching has been adjusted out of sidewalk. 
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Building Codes Review     Joe Frogge      Plans Examiner      Corrections 
(816) 969-1241       Joe.Frogge@cityofls.net 
 
1. Provide complete retaining wall design including but not limited to footings, fill, and drain-
age. 
Detail provided on Sheet 2. 
 
2. Provide site lighting design complete with fixtures, poles, bases, and circuitry. 
See photometric plan. 
 
3. Provide guard rails at retaining wall. 
No grade elevation is greater than 30” tall.  No railing is required. 
 
4. Provide guards and handrails at stairs to sidewalk. 
Detail for handrails provided on Sheet 11. 
 
 
 
 
 
Regards, 
 
 
 
 
Kevin Sterrett, PE, PLS 
Development Services Manager 
HG Consult, Inc. 
 
 
 
 
 


