BILL NO. 15-35 ORDINANCE NO. 4.326

AN ORDINANCE APPROVING A SITE PLAN REVISION FOR
PROPERTY AT 2590 AND 2412 NORTHEAST 72"° STREET,
COMMONLY KNOWN AS QUIK TRIP.

WHEREAS, pursuant to Section 32-37 of Ordinance No. 2.292 being the Gladstone
Zoning Ordinance, public notice was made of a request for site plan approval at 2590 and
2412 Northeast 72" Street; and

WHEREAS, public hearings have been held after the publishing of the required notices;
and

WHEREAS, the City Council finds that the planned development does not materially
injure the property and the uses of the properties immediately adjacent to the proposed
development; and

WHEREAS, the City Council finds that the site plan presents a unified and organized
arrangement of buildings and facilities which have a functional relationship to the
property comprising the development; and

WHEREAS, the City Council finds it is in the best interest of the citizens of the City of
Gladstone that the site plan submitted by the applicant be approved subject to the terms
and conditions set forth herein.

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF
GLADSTONE, MISSOURI, AS FOLLOWS:

SECTION 1. SITE PLAN APPROVAL.

The Site Plan for 2590 and 2412 Northeast 72" Street is hereby approved subject to the
terms and conditions set forth herein;

1) All exterior lighting shall be LED and designed to reduce adverse impact on
adjoining residential properties.

2) A 28” landscaping wall or hedge shall be installed on private property and along
NE 72" Street and N. Prospect.

3) All disturbed areas shall be sodded.

4) All landscaped areas shall be irrigated and maintain in perpetuity.

5) All mechanical equipment shall be screened from public view.

6) Applicant shall obtain all necessary MoDot and MoDNR permits prior to
commencing construction.

7) A compliant monument signs shall be used to serve the development.

8) Dumpster shall be enclosed with materials consistent with the primary building.
Trash service shall be scheduled between 7:00 am-7:00 pm.

9) Tractor trailers (excluding delivery trucks) shall not park or be stored overnight.

10) Fire hydrants shall be installed in accordance with fire code requirements.



11) Closed driveways shall be removed and replaced with curb, gutter, sidewalk and
landscaping. All new drives shall meet APWA and City specifications. All water,
sewer, storm and streets shall be designed to comply with APWA and City
specifications.

12) Any abandoned utility services shall be terminated at the source.

13) Applicant shall submit all necessary construction documents for permitting
purposes.

14) The new drive onto North Prospect shall be right in/right out only.

15) Reduce the number of parking stalls from 89 to 72 primarily by eliminating the
easternmost row of parking at the back of store.

SECTION 2. SEVERABILITY CLAUSE. The provisions of this ordinance are
severable and if any provision hereof is declared invalid, unconstitutional or
unenforceable, such determination shall not affect the validity of the remainder of this
ordinance.

PASSED, SIGNED, AND MADE EFFECTIVE BY THE COUNCIL OF THE CITY
OF GLADSTONE, MISSOURI, THIS 9" DAY OF NOVEMBER, 2015.

~sslllub.

Mayor Bill Garnos

ATTEST:

BN E. B e e

Ruth E. Bocchino, City Clerk

First Reading: November 9, 2015  Second Reading: November 9, 2015

File #1416



Community Development Department
Staff Report

Date: October 20, 2015

File #: 1416

Requested Action: Site Plan Revision

Date of PC Consideration: Oct. 19

The PC recommended approval (8-yes, 0-no)
Date of Council Consideration: Nov. 9

Address of property: 2590 & 2412 NE 72™ Street
General location of property: Northwest corner of NE 72" St & M-1 Highway

Physical Characteristics:

Applicant: QuikTrip Corporation
Daniel Chambers
5825 Foxridge Drive
Mission, KS 66202
816-615-7147

Owner: ES Investors, LLC
PO Box 3475
Tulsa, OK 74101-3475

Architect: Holman Engineering
Darla Holman, PE
6734 Red Oak Drive
Shawnee, KS 66217
013-248-9385

Planning Information

Current Zoning: CP-2 (Planned General Business) since 2005

Planned Land Use: The property is within an area that requires additional study. The area is
characterized by high intensity retail.

Additional Information

Public Utility Availability: Existing
Ingress/Egress: Existing on NE 72" Street. New drive on N. Prospect.
Traffic Division Comments: Drive on N. Prospect to be right in and right out only.



Parking Required: 30

Parking Provided: 89

Proposed On-Site Improvements: Construction of convenience store and fuel pumps
Proposed Off-Site Improvements: Construction of southbound right turn lane.

Recommended Conditions

1)
2)
3)
4)
S)
6)

7)
8)

9)

All exterior lighting shall be LED and designed to reduce adverse impact on adjoining
residential properties.

A 28” landscaping wall or hedge shall be installed on private property and along NE 72"
Street and N. Prospect.

All disturbed areas shall be sodded.

All landscaped areas shall be irrigated and maintain in perpetuity.

All mechanical equipment shall be screened from public view.

Applicant shall obtain all necessary MoDot and MoDNR permits prior to commencing
construction.

A compliant monument signs shall be used to serve the development.

Dumpster shall be enclosed with materials consistent with the primary building. Trash
service shall be scheduled between 7:00 am-7:00 pm.

Tractor trailers (excluding delivery trucks) shall not park or be stored overnight.

10) Fire hydrants shall be installed in accordance with fire code requirements.
11) Closed driveways shall be removed and replaced with curb, gutter, sidewalk and

landscaping. All new drives shall meet APWA and City specifications. All water, sewer,
storm and streets shall be designed to comply with APWA and City specifications.

12) Any abandoned utility services shall be terminated at the source.

13) Applicant shall submit all necessary construction documents for permitting purposes.
14) The new drive onto North Prospect shall be right in/right out only.

15) Reduce the number of parking stalls from 89 to 72 primarily by eliminating the

easternmost row of parking at the back of store.

Analysis

The applicant requests site plan approval to allow construction of a convenience store and
associated fuel islands. The property is located at the northwest corner of N. Prospect and NE
72™ Street. The property is currently zoned CP-2 which allows for the proposed use. The
existing use is a Quiktrip convenience store with fuel service.

Key aspects of the plan include:

e The addition of a right turn lane into the facility from N. Prospect.
e The permanent closure of the easternmost drive onto NE 72" Street. In
combination, these actions will greatly enhance the safety and efficiency of the

Prospect/72™ Street intersection.



o The newest prototype store is energy efficient and will be constructed with the
existing store open as long as possible.

The Comprehensive Plan suggests that the Antioch Corridor receive additional analysis. That
said, the Plan acknowledges that this area is characterized by high intensity retail uses. The key
concepts include use of quality materials and mimicking an urban setting through creative
screening of parking and drive aisles.

The applicant and staff have worked to reduce the parking count from 89 to 72. The removal of
spaces on the east portion of the property should reduce the impact on area properties.

Recommendation

The Staff recommends that the request be approved contingent upon compliance with the above
recommended conditions.
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1.0 INTRODUCTION & OBJECTIVE

This report studies traffic impacts regarding the proposed demolition and reconstruction
of QuikTrip Store #181R located in the northwest quadrant of the intersection of
Prospect Avenue (Route 1) and 72™ Street in Gladstone, Missouri. The approximate

location of the development is shown on the vicinity map, Figure 1.

The objective of this study is to evaluate the existing traffic and roadway conditions and
the ftraffic impacts expected from the proposed development. The appropriate
intersection geometrics and traffic control improvements necessary to accommodate the
increased traffic on the study area roadways were identified. For the purpose of this
study the Existing and Existing plus Development scenarios were evaluated for the AM
and PM peak hour periods. The City of Gladstone and MoDOT staff were contacted

regarding the scope of the project.
The study area intersections are:

Missouri Route 1/Prospect Avenue and 73" Terrace
Missouri Route 1/Prospect Avenue and 72™ Street
72™ Street and the Existing QuikTrip East Drive
72" Street and the Existing QuikTrip West Drive
72" Street and Olive Street

2.0 DESCRIPTION OF STUDY AREA

The proposed development consists of a 5,858 square foot convenience market with 20
fueling stations. The development is bounded by 72™ Street to the south, residential
area to the west, Route 1 to the east, and an open lot to the north. This site will replace
an existing QuikTrip store at this location. The existing QuikTrip store includes 10
vehicle-fueling positions along with a convenience market of approximately 3,200

square feet.

Access to the site is proposed via two drives. Drive 1 is a proposed right-in/right-out
access drive along Route 1 that is to be located approximately 335" north of 72" Street.
Drive 2 is an existing full access drive along 72™ Street that is located approximately
345’ west of Route 1.1l driveway spacing was measured center-to-center. The site plan
for the proposed development is illustrated in Figure 2. Section 4.1 further details the

proposed development’s site plan.
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3.0 EXISTING ROADWAY AND TRAFFIC CONDITIONS

Completing an analysis of the existing traffic and roadway conditions in the vicinity of
the development site allows for a comparison to aid in determining the impact of the
proposed development to the surrounding roadway network.

3.1 Roadway and Intersection Characteristics

Route 1 is a MoDOT controlled route and classified as a principal arterial roadway.
Route 1 is a four-lane median-divided roadway with a posted speed limit of 40 miles per
hour. Route 1 provides access to Missouri Route 152 approximately 1.7 miles north of
the site and Highway 69 approximately 2.6 miles south of the site.

72" Street is a City roadway and classified by MoDOT as a minor arterial roadway. 72"
Street is a four-lane undivided road with a posted speed limit of 35 mph.

At the signalized intersection of Route 1 and 72" Street there are dedicated left-turn
lanes for all approaches. The north, east, and west approaches to the intersection also
have a dedicated right-turn lane. A 10’ sidewalk trail runs north/south along the east
side of Route 1. At the intersection, there are marked crosswalks for all approaches.
The east/west left-turn lanes are protected/permissive phasing while the north/south

left-turns are protected only phasing.

The existing QuikTrip site has two entrances, which are discussed in this study as the
East and West QuikTrip Drives. The East QuikTrip Drive consists of a right-in/right-out
(RI/RO) access onto 72" Street. The West QuikTrip Drive is a full access drive with
dedicated right and left-turn lanes for exiting vehicles and a single lane for entering
vehicles. QuikTrip plans on removing the East Drive and leaving the West Drive in place
when the property is reconstructed. Removing the East Drive will consolidate the
access points along 72" Street and enhance driveway spacing from the signalized

intersection.

Olive Street is a local City street with a speed limit of 25 mph located approximately
475" west of Route 1 along 72™ Street. Residential houses line Olive Street directly
south of 72™ Street for approximately 660’ before opening up to an apartment complex
development with a connection to Route 1 to the east via 70" Street.

73" Terrace is a City local street with no posted speed limit that provides access to
residential houses west of Route 1 and access to the Walmart Supercenter east of
Route 1. The intersection of 73" Terrace and Route 1 is located approximately 875’
north of the 72™ Street and Route 1 intersection. At the signalized intersection of Route
1 and 73" Terrace there are dedicated right-turn lanes for all approaches and dedicated
left-turn lanes for the northbound and southbound approaches. Crosswalks are provided
on each leg of the intersection although the east leg's crosswalk is located further back.

The proposed QuikTrip site is depicted with one full access drive and one right-in/right-
out access drive. Locations for the proposed QuikTrip site are discussed in Section 2.0.
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3.2 Data Collection
Previous AM and PM peak hour traffic counts from August 12" and 14", 2014 were
utilized at the intersections of 72" Street with Route 1, the west and east QuikTrip
entrances, and Olive Street. Traffic count data was collected from 7:00-9:00 AM and
4:00-6:00 PM. Based on the traffic count data, the AM peak hour period is from 7:30-
8:30 AM and the PM hour period is from 4:45-5:45 PM.

Olsson Associates collected AM and PM peak hour traffic counts at the intersection of
Route 1 and 73™ Terrace on January 28, 2015. Counts were collected from 7:30-8:30
AM and 4:45-5:45 PM based on the previous peak hour periods that were found for the
other study intersections. Due to collection dates of the traffic count data, volumes were
balanced along the corridor to account for the variation in time-of-year of the counts.
Volume balancing resulted in conservative values, with thru volumes increasing slightly
due to the balancing of trips between intersections. The balanced existing volumes are
illustrated in Figure 3. Traffic count data collection sheets are provided in the

Appendix.

A review of the site was completed to determine the existing conditions of the corridor,
including posted speed limits, intersection traffic control, and land configurations. Sight
distance was reviewed for the existing West QuikTrip Drive and found to be adequate.
Existing intersection geometrics and traffic control are illustrated in Figure 4.

3.3 Capacity Analysis

Signalized intersection capacity analysis were performed using SYNCHRO, version 8.0,
based on the Highway Capacity Manual (HCM) delay methodology. Unsignalized
capacity analysis were performed in accordance with Chapter 17 of the HCM using
Synchro. For simplicity, the amount of delay is equated to a grade or Level of Service
(LOS) based on thresholds of driver acceptance. A letter grade between A and F is
assigned, where LOS A represents the best operation. Table 1 represents the LOS
associated with intersection control delay, in seconds per vehicle (sec/veh), for
signalized and unsignalized intersections.

Table 1: Intersection Level of Service Summary

Level-of-Service Criteria
Levelof | Stop Control csT;?:Tac:l
Service | Approach Delay T

(LOS) sacieh Control Delay

sec/veh
A <10 <10
B >10 and < 15 >10and <20
C >15 and < 25 >20 and < 35
D >25and <35 >35and < 55
E >35 and < 50 >55 and < 80
F >50 >80
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Capacity analysis was completed as discussed above for the signalized study
intersections of Route 1 with 72™ Street and 73™ Terrace. Signal timing data was
provided by MoDOT, for the intersection of Route 1 and 72" Street, and was unaltered
for analysis purposes. For the signalized intersection of Route 1 and 73™ Terrace, a
reasonable cycle length of 100 seconds during the AM peak hour and 120 seconds
during the PM peak hour. Table 2 details level of service for the signalized study

intersection.

Table 2: Existing Signalized Intersection Analysis

Intersection AM Peak Hour* | PM Peak Hour*
Route 1 and 72™ Street C(32.5) D (47.7)
Route 1 and 73" Terrace A (8.8) B (12.5)

*LOS (Delay in Seconds)

During the AM and PM peak hour periods the overall operations at the signalized
intersections are acceptable with a LOS D or better. All individual movements operate at
LOS D or better during the peak hour periods with the following exceptions:

Route 1 & 72™ Street
e During the PM peak hour period the eastbound thru movement and the
eastbound and southbound left-turn movements operate at a LOS E.

o The eastbound thru and left-turn movements have 95M-percentile queue
lengths of 373’ and 404, respectively, which extend past the existing
QuikTrip West Drive nearly to Olive Street.

o The existing timings show that minimal signal green time is given to
service the southbound left-turn movement due to its low turning volume
and to service other higher volume movements.

o During the PM peak hour period the westbound thru movement operates at a
LOSF.

o The westbound thru movements’ 95"-percentile queue length extends
past the Walmart entrance along 72" Street.

e Although the northbound left-turn movement has an acceptable level of service
during the PM peak hour period it should be noted that the 95" percentile queue
length exceeds the available storage length, but is contained within the turn lane

taper length.

Route 1 & 73" Terrace
o During the PM peak hour period the westbound thru/left-turn movement operates

ataLOSE.
o The 95"-percentile queue length does not queue back to the existing
crosswalk.

The 95™M-percentile queue represents the queue length that has a 5 percent probability
of being exceeded during the peak hour period.
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Unsignalized capacity analysis was conducted for the remaining study intersections.
Based on capacity analysis, all individual movements were operating acceptably during

the peak hour periods with the following exceptions:

72" Street & QuikTrip West Drive
o During the PM peak hour period the southbound left-turn movement is operating

at a LOS F with a 95"-percentile queue length of 98’
o As noted above, the eastbound thru and left-turn movements along 72"
Street queue past the West QuikTrip Drive making it difficult for vehicles to
make southbound left-turns out of the development.

Figure 5 illustrates the existing level of service and 95%-percentile queuing for at study
intersections. Capacity analysis sheets are included in the Appendix.

3.4 Existing Recommendations

In general, study intersections are currently operating at acceptable levels of service
with exception of various movements at the intersection of Route 1 and 72" Street,
including the eastbound movements during the PM peak hour period. Conditions at
signalized and unsignalized intersections that are currently operating at poor LOS will
be monitored under the existing plus development scenario to determine whether
intersection improvements are necessary. No improvements are recommended under

existing conditions.
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4.0 EXISTING PLUS DEVELOPMENT CONDITIONS

The proposed development site consists of a 5,858 square foot convenience market
with 20 fueling positions replacing an existing 3,200 square foot convenience market
with 10 fueling positions. The existing plus development scenario reviews expected
operations of the roadway network based on the addition of proposed development
traffic to existing traffic volumes, which consider the existing QuikTrip store. Access

drives are described in Section 2.0.

4.1 Proposed Development
MoDOT Access Management Guidelines, located in the MoDOT Engineering Policy

Guide (EPG) section 940, Access Management, was used to determine whether the
proposed driveway meets MoDOT requirements for upstream and downstream
functional area and corner clearance. All driveway dimensions stated below were

measured center-to-center.

The proposed right-in/right-out access drive, Drive 1, is to be located approximately 335’
north of Route 1 and 72™ Street. MoDOT defines the upstream intersection functional
area as a combination of three items: perception-reaction distance, maneuver distance,
and queue-storage distance. The queue length currently reaches 223’ and the
maneuver distance is 690’ for an urban road with a design speed of 40 mph. Although
Drive 1 does not meet MoDOT’s functional area guidelines the EPG also mentions in
Section 940.15 that urban routes with non-traversable medians can allow for shorter
driveway spacing and corner clearance upstream from an intersection for right-in/right-
out driveways. The corner clearance recommended between right-in/right-out driveways

is 220’-330’, which Drive 1 meets.

Drive 2 represents a consolidation of two existing drives along 72" Street into the
existing QuikTrip development. This drive currently exists and therefore was not
evaluated for functional area or corner clearance since no improvements are planned
for the drive. Drive 2 is located as far as possible from the signalized intersection of 72™
Street and Route 1 and with the removal of the existing right-in/right-out drive along 72™
Street, Drive 2 equates to an improvement in overall access management.

4.2 Trip Generation and Distribution

For the purpose of this study, data was collected on existing trips to the current QuikTrip
located in the northwest corner of Route 1 and 72™ Street. Trips to the proposed
development can be expected to increase over the existing development due to the
greater capacity of the proposed development. Table 3 details the existing entering and

exiting trips to the current QuikTrip.
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Table 3: Existing Development Trips

AM Trips (T:30.8:30 AM Adjacent Streal)

Tip Gen AM Peak Eas! QT Diive West QT Drive  Totaf - Both Drives
Land Use Size Avg. Rate/Eq  HourTrips Emter Exit  Entar Exit Enter Exit
QuikTrip - NW Comar of 72nd St & Route 1° 0 Positions Actunl Rates” 303 a7 13 49 134 156 47
303 1ar 13 45 134 156 147

PM Trips (4:45-5:45 PM Adjacent Street)

Trip Gen PM Pgak East QV Drive West QT Dmve  Total - Both Orives
Land Use Size Awg. Rate/Eq  Hour Tips Enter  BExit  Enter Exit Enter Exit
QuikTiip - NW Comer of 72nd St & Route 1° 10 Pasitions Aclual Rates® 336 17 =3 56 140 173 163
336 17 23 56 140 173 163

"Data collected al both Crmas. tuning the AN & PP peak hour periods on August 12, 2014

Trip generation was completed to estimate the expected additional trips to the
development. An additional 10 vehicle-fueling positions are proposed, as a result, the
existing trips are expected to increase by the ITE trip generation rates for 10 additional
fueling positions. For trip generation determination the site was classified as a
Convenience Market with Gasoline Pumps as described in the trip generation manual.
Trip generation characteristics expected for the site are shown in Table 4. These
characteristics are based on trip generation data included in the Institute of
Transportation Engineers (ITE) Trip Generation Manual (9™ Edition). The proposed
development is expected to generate an additional 166 trips and 191 trips during the
AM and PM peak hours of the site, respectively in addition to the existing development

trips.

Table 4: Proposed Development Trip Generation

Daily Trip Generation
E Trip Gen D=y  Trp Distnbution Dady Trips
CoteiPage Land Use Size AvgRaleta  Trps  Enter Bt Eoler Bt
8531670 Conversence Market wiGasoline Pumps 10 Pasttions Average 5426 0% S50% 2713 2113
Total 5426 2713 2713
AM Peak Hour Trip Generation (Peak Hour of Adjacent Straet)
11 Trip Gen Al Peak  Trip Distribution AM Peak Hour Trips
Code/Page Land Use Size Avg. RateEq  Hour Tnps  Enter Exit  Enter Exit
95311671 Conversence Market wiGasoline Pumps 10 Posttions Average 166 50%  50% a3 83
Total 166 83 B
PM Peak Hour Trip Genaration (Peak Hour of Adjacent Street)
fTE Trip Gen PM Peak Tip Distnbution FM Peak Hour Trips
CodelPage Land Use Size Avg. Rate/Eq Hour Tops  Enter  Exit  Enfer Exit
95311872 Convenience Market w/Gasoline Pumps 10 Positions Average 191 50%  50% 98 95
Total 191 96 95
QUIKTRIP 181R 12
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After determination of trip generation for the existing site and subsequently the
proposed site, pass-by trips (re-assignment) were determined for the peak hour periods.
Trips to a site can be classified as primary or pass-by. The trip generation manual
provides information regarding pass-by trips for different classifications of development.
Pass-by trips are made by traffic that is already on the roadway and passing the site,
versus making a specific trip to the development. According to the ITE Trip Generation
Handbook, the pass-by trips during the AM and PM peak hour periods for a
convenience market with gasoline pumps vary from 48% to 87%. To be conservative
40% pass-by trips during the AM and PM peak hour were used for this study.
Considering pass-by, the relocated proposed development site is expected to generate
an additional 100 primary and 66 pass-by trips during the AM peak hour and 115
primary and 76 pass-by trips during the PM peak hour over the existing site. The
increase in trips from the existing development to the proposed development during the
AM and PM peak hour periods are depicted in Table 5. Complete trip generation tables
for the proposed development can be found in the Appendix along with pages from the
latest ITE Trip Generation Manual (9" Edition).

Table 5: Trip Generation Comparison

AN Peak Hour PM Peak Hour
Existing QuikTrip Trips Existing QuikTrip Trips
Pnmary Pnmary
Enter Exat Total Enter Exat Total
™ 88 182 104 98 202
Pass-by Pass by
62 | 59 [ 2 69 | & | 134
Proposed QuikTrip (Additional Trips) Proposed QuikTrip (Additional Trips)
Enter Exit Total Enter Exat Total
+54 +5 +100 +58 +57 +H115
Pass-by Pass-by
+33 | 433 | +66 +38 | +38 | 476
Proposed QuikTrip Trips Proposed QuikTrip Trips
Primary Primary
Enter Exat Totat Enter Exat Total
143 138 281 161 155 e
Pass-by Pass-by
96 [ g2 [ 188 108 | 103 | 211

Prior to distribution of the additional development trips, the existing QuikTrip
development trips were reassigned to accommodate the removal of the QuikTrip East
Drive and the addition of Drive 1. To reassign the trips, the existing QuikTrip site trips
were removed from the study area network and reassigned along with the additional
trips to the roadway network using the distribution shown in Table 6. Removal of the
existing QuikTrip site trips was completed using a gravity distribution based on the
arrival and departure direction of existing trips. The Trip Distribution for the
reassignment of existing trips along with the additional trips was completed based on
the existing traffic patterns. Trip reassignment is detailed in the Appendix, Figure A-1.

QUIKTRIP 181R 13
TRAFFIC ANALYSIS

.OLSSON,,

ASSOClATES



Table 6: Trip Distribution

AM Peak Hour PM Peak Hour

Direction Primary Trips Pass-by Trips Primary Trips Pass-by Trips
TolFrom To From To/From To From

North (Route 1) 25% 30% 20% 20% 25% 25%
South (Route 1) 23% 20% 30% 20% 25% 25%
East (72nd Street) 17% 25% 25% 15% 30% 20%
West (72nd Street) 5% 25% 25% 45% 20% 30%
100% 100% 100% 100% 100% 100%

The reassigned trips including trips associated with the additional pumps (seen in Table
4) were added to existing traffic count data (following removal of the existing QuikTrip
site trips) for analysis of the Existing plus Development scenario. The reassigned AM
and PM peak hour trips for the proposed development, following distribution and
assignment to the roadway network, are illustrated in Figure 6. The resulting Existing
plus Development peak hour traffic volumes including the relocated and additional
QuikTrip volumes and the Specialty Retail Center are illustrated in Figure 7.

4.3 Turn Lane Warrant Analysis

MoDOT Access Management Guidelines, located in the MoDOT Engineering Policy
Guide (EPG) section 940.9.8, were used to determine whether auxiliary turn lanes are
warranted at the proposed development drives along Route 1 and 72" Street. In
addition to the turn lane warrant, vehicular queuing, movement and intersection level of
service, as well as volume of turning vehicles was used when considering the need for a
turn lane. The guidelines state that dedicated left and right-turn lanes should be
provided in situations where traffic volumes and speeds are relatively high and conflicts
are likely to develop at public road intersections and driveways between thru and

turning traffic.

Right-Turn
Using existing plus development volumes at the study intersections, EPG sections

040.9.8 and 940.9.9 were utilized to determine if existing plus development conditions
warrant the need for right-turn lanes.

Following the procedure outline in the EPG, it was determined that existing plus
development volumes warrant a right-turn lane at Drive 2. Drive 1 does not warrant a
right-turn lane, but the drive is already proposed to include a 125’ auxiliary turn lane.
Since the QuikTrip East Drive along 72™ Street is being removed from the site there
should be sufficient space to add a westbound right-turn lane at Drive 2. It is
recommended to add a right-turn lane along 72" Street at Drive 2 with @ minimum of
50' of storage length. Right-turn lane warrant analysis sheets can be found in the

Appendix.

Left-Turn
EPG section 940.9.1 was used to determine if an auxiliary eastbound left-turn lane is

warranted along 72" Street at Drive 2. Based on the proposed volumes along 72M
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Street a left-turn lane is warranted under existing plus development conditions. It should
be noted that under existing conditions a left-turn lane is warranted. It appears there
may not be appropriate right-of-way to provide an eastbound left-turn lane along 72
Street. Capacity analysis will be reviewed for the existing plus development conditions
to conclude if an eastbound left-turn lane at this intersection is needed.

4.4 Capacity Analysis
Capacity analysis was performed using the methodologies described in Section 4.2.

Table 7 details LOS and delay associated with the signalized study intersections. To
complete signalized capacity analysis, signal timings were reviewed and intersection
offsets were updated as necessary to account for changes in traffic volumes at study
intersections for the existing plus development scenario.

Table 7: Existing plus Development Signalized Intersection Analysis

Intersection AM Peak Hour* | PM Peak Hour*
Route 1 and 72" Street C(32.2) D (46.9)
Route 1 and 73" Terrace A (9.6) B (11.9)

*LOS (Delay in Seconds)

The overall LOS for the signalized study intersections is expected to be a D or better in
both the AM and PM peak hour periods. Improvements to signal timings are expected to
offer the same or slightly improved LOS results at most of the signalized study
intersections. All individual movements were minimally effected by the addition of the
development trips; operations are expected to be a LOS D or better during the peak
hour periods or were unchanged from existing conditions with the following exceptions:

Route 1 & 72™ Street
e The northbound left-turn movement is expected to operate at a LOS E during the

PM peak hour period.
o The 95M-percentile queue length is expected to slightly increase from the
existing conditions scenario.
e As with the existing conditions, the eastbound left-turn and thru movements are
expected to continue to queue past the west drive (Drive 2) along 72" Street.
o Vehicles are expected to utilize Drive 1 if the eastbound queue at the
Route 1 and 72™ Street intersection makes it difficult for vehicles to exit

the drive.

Unsignalized capacity analysis was conducted for the remaining study intersections.
Based on capacity analysis, all individual movements are expected to operate at similar
LOS as the existing conditions with the following exceptions:

72™ Street & Drive 2
e During the AM peak hour period the southbound left-turn movement is expected

to operate at a LOS E and during the PM peak hour period the movement is

QUIKTRIP 181R
TRAFFIC ANALYSIS 15 O\OLSSON@

ASSOCIATES



expected to continue operating at a LOS F. The 95"-percentile queue lengths are
contained within the available on-site throat distance and should be affect traffic
on 72™ Street.

o Additionally, if vehicles experience extended delay at Drive 2 it is
anticipated that a portion of the traffic will shift to Drive 1 where there is
available capacity.

e The eastbound left-turn movement is expected to operate at a LOS B or better
during both peak hours; therefore, based on the available right-of-way and
capacity analysis it is not recommended to add an eastbound left-turn lane along

72" Street.

Figure 8 illustrates the existing plus development lane configurations and traffic control
and Figure 9 illustrates the existing plus development level of service and g5
percentile queuing at study intersections. Capacity analysis sheets are included in the

Appendix.

4.6 Existing plus Development Recommendations

Operations at the signalized intersection of Route 1 and 72™ Street are minimally
effected by the reconstructed QuikTrip site. The addition of Drive 1 along the west side
of Route 1 is expected to help right-turn operations at the intersection of Route 1 and
72" Street. Drive 1 is also expected to help reduce the number of vehicles entering
QuikTrip along 72™ Street and gives an alternative exit for vehicles.

e Drive 1 spacing meets MoDOT EPG Guidelines for right-in/right-out driveways
and is recommended to be installed approximately 335’ north of 72" Street along
Route 1 (center-to-center).

e Add an auxiliary right-turn lane with a minimum of 50’ of storage length at Drive
2.

e It is planned with the reconstruction to the QuikTrip site to remove the existing
right-in/right-out East Drive along 72™ Street consolidating drives and improving
overall Access Management.

e Split times and offsets at the intersection of Route 1 and 72" Street should
optimized to improve the level of service and delay at the intersection.
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Amended on February 4, 2013 by Planning Commission Resolution No. 13-01

Chapter Three: Future Land Use

Areas of Special Interest

Antioch Road / M-1 Hwy Corridor

The Antioch Rd / M-1 Hwy Corridor serves as a primary
north-south travel route from I-35 to M-152 Hwy. For
Gladstone to continue to be a thriving community in
2030 it is important to focus on strategic revitalization
and redevelopment opportunities in the corridor that
will maintain the health of existing neighborhoods and
provide necessary services and retail needs of residents.
Healthy neighborhoods, services, and retail centers in the
corridor are key to maintaining the tax base necessary to
support Gladstone’s quality of life.

A central component of community sustainability,

and the basis for encouraging revitalization and

growth in the corridor, includes enhancing established
neighborhoods and retrofitting existing low intensity and
underperforming commercial areas. This will support a
strong economy in the future by increasing the property
and sales tax base, providing areas for new employment
opportunities, accommodating additional population
growth, and providing additional housing options for all
generations within the community.

Public infrastructure improvements provide the
opportunity to implement “green” design including
low-impact street designs with natural infiltration of
storm water. In addition, public improvements can
help promote the integration of complete streets,
context sensitive solutions, and other relevant initiatives
into roadway planning, design, implementation, and
maintenance policies so that the roadways in the corridor
safely accommodate all users including pedestrians,
bicyclists, transit riders, children, older individuals,
disabled individuals, and motorists.
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Chapter Three: Future Land Use

Areas of Special Interest

Corridor Revitalization Areas

The Corridor Revitalization Subareas Map identifies
key areas along Antioch Rd / M-1 Hwy for revitalization
and possible future redevelopment. These subareas are
primarily characterized by an existing land use pattern

of low-density single-use commercial pad-sites, strip
centers, drive-through businesses, larger development
parcels and big-box stores, and surface parking lots highly
visible along Antioch Road. In the southern portion of
the corridor, these areas are often in close proximity to
residential properties and have limited ability to expand
without encroaching into existing neighborhoods. Due
to their current use or physical design, many of these
properties are not compatible with adjacent single-family
neighborhoods.

Aging properties in these subareas are increasingly at

a competitive disadvantage with newer developments

in the region surrounding Gladstone. Over time, most
properties in these targeted areas will need significant
rehabilitation and/or redevelopment to ensure long-term
health and sustainability of the corridor.

Future master planning for these areas should identify
targeted areas for a change in land use or redevelopment
into a neighborhood ‘village center’ pattern with
neighborhood serving businesses integrated with new
higher-density housing types for residents of all ages and
incomes. Transition standards should also be prepared
for the renovation or redevelopment of commercial
properties located in close proximity with established

neighborhoods.

Antioch Corridor Revitalization Subareas Map
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Amended on February 4, 2013 by Planning Commission Resolution No. 13-01

Chapter Three: Future Land Use

Areas of Special Interest

Intersection Enhancements

Enhancements at major intersections in the corridor
should improve safety and provide a sense of “arrival”
unique to Gladstone. Each of these intersections should
provide safe pedestrian and bicycle crossings, including
improved connectivity between the east and west sides
of N. Antioch Rd / M-1 Hwy. Improvements at these
intersections should address streetscape aesthetics, traffic
calming measures, pedestrian and bicycle facilities, and
transit stops.

Distinctive streetscape enhancements should be targeted to focal point
intersections and shouid be visually unique to Gladstone.
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Chapter Three: Future Land Use

Areas of Special Interest

Focal Point Intersections

Focal point intersections set the tone for the entire
corridor and provide the most distinctive visual
elements. A complex set of vehicular, pedestrian and
bicycle, and transit activities occur at these locations;
thus improvements should increase the safety and level
of comfort for all users. Recommended streetscape
enhancements include:

- Distinctive ornamental streetlighting;
Intersections fully paved and crosswalks with distinctive
concrete and/or paver materials. Raised or “table top”
intersections should be considered as part of a full
intersection improvement to provide both visual impact
and traffic calming;

+ lLandscaped median including pavers (with landscaping
where practical);
Street trees and distinctive landscape features;
Wider sidewalks;
Pubtic art;

«  Distinctive bus shelters with transit stop amenities; and

Streetscape features extended along intersecting streets.

Secondary Focal Point Intersections

Secondary focal point intersections are critical locations
to improve safe pedestrian and bicycle aossings and
enhance connectivity for both sides of Antioch Rd/

M-1 Hwy. These mtersections should maintain the
visual aesthetics and tone established at focal point
intersections, but may have less elaborate streetscape
design. The improvements should integrate similar
distinctive visual and traffic calming measures.

| =l
Distinctive intersection streetscape imorovements will provide 2 sense
of place and “arrival® unique to Gladstone.

Street wape improvements will improve sesthetics and the safety of
pedestrians and bicydists crossing the street.

‘Q'
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Chapter Three: Future Land Use

Areas of Special Interest

Pedestrian, Bicycle, and Transit Network

Access to transit services and the careful design and
maintenance of pedestrian and bicycle facilities is
important for the long-term enhancement of the Antioch
Rd / M-1 Hwy Corridor. Key goals for the corridor include
improving accessibility to transit services, and designing
and maintaining the most positive walking and biking
experiences for residents of all ages and abilities. Related
improvements in the corridor should include the
following:
+ New orimproved sidewalks along neighborhood streets to
access destinations along Antioch Rd / M-1 Hwy;
- Completion of off-street multi-use trail facilities south of
NE 67th Ter.;

- Installation of on-street bike facilities {designated on-street
lanes, share the road, and bicycle routes) on roadways
throughout the corridor, including appropriate facilities on
or along Antioch Rd. / M-1 Hwy;

« Intersection crossing enhancements; and
- Bus transit stop enhancements and related amenities.

3-40

Completion of the off-street multi-use trall south of NE §7th S5 will
provide improved connectivity throughout the corridor.

Impraved on-street bike facilities are needed for sreets throughout the
corridor.

Paving treatments for major street crossings can help improve safety,
calm traffic and enhance the visual image.
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Chapter Three: Future Land Use

Areas of Special Interest

Focal Bus Stops

The Corridor Transit Map identifies key locations where
enhanced “focal” bus stops are recommended. These
locations are near major destinations in the corridor

and provide convenient access from neighborhoods

on both sides of Antioch Rd / M-1 Hwy. Recommended
enhancements at these bus stops include the foliowing
which should be coordinated with intersection
improvements and adjoining private development

Shelters and public art with a distinctive design;

New or improved sidewalks on local neighborhood streets
connecting to the stop location; and

»  Pedestrian lighting.

Shelters with distinctive unique to can be assoclated
with public art improvements at focal point intersections.

Antioch Rd / M-1 Hwy Corridor Transit Map

=

ThoOT v

v

NI T

#
/)

i/ A AT TSI
P /‘ 7 s / 4
f;f,’f.g/f/’«i,%? 7
//;/y///
/7 ? ;
i

77

_

J Lo .-;J‘u'.:'i-'!!"

THG TSI,

{E 72nd ST

Legend

-‘- Facal Bus Stops

Bus Routes
e Boarawalk/ Antioch Connector
- Gladstone

Meadowbrook Extension
@D Metro / N Antioch Connector

Giadstone/ Antioch Metroflex

3-41




22'-0Q" AFF Top of Cornice

| Quikip || = ~

————rer 12'~0" AFF Bollom of Canopy

10'-0" AFF Hollom of Canopy

Fintsh Floar

| | — - | gt | N
= % Front Elevation

Rear Elevation | ook v | eft Elevation
- @] e MANUE ACTURER SPELIFICATION
= = = =
wlﬂ" Store Address: Cily, Slate: __;_, T i L ; i e Fales § : e
. - . = G L
. 0181 Angled Entry Building Elevations 2590 NE 72nd Street Gladstone, MO e — =
T pd W 5 - |
4205aSoulnil 29 thpEastirAve, Serial # Scole: Issue Daofe: Drowi By: Rev/Notes: COPTRIGHT (L) 2011 OUITRIF CORPDRATION  DESION PATENTS B e ATTY B . e
L = JiCTH AT THE EXCLUSIVE PROPERTY OF GUIKTRIP CORFORATION, TULSA. e 'y =T ;
02-0181 —BSTI || 1/8"=1'-0"|{ 07/06/15 TR T G G| S o R —{ e -
(SRR eaS 7200 a0t STHBUTIG O SALE 14 WHOLE DR IN PART, 15 STMICTLY FORBIODEN *




-

Front Elevation

- B . . o | I =5 o S — -
5 T 1 1
| AN M £ 1307 g
. ; AFT op ot Lenupy
— DEaf)” M & 18=T7 Mty
AFF Beltom ol Cansng
L} a
= . P Trash Enclosure
b o b
I | wl e
| [
Fggeati Figew
| | 1
95 g i 4o 5B AR L e . 't .
- North Elevation South Elevation
= Front Elevation Side Elevatlon

4705 South 129lh East Ave
Tulsq, OK 74134-7008
P.O. Box 3475
Tulsa, OK 741013475
(918) 615-7700

[Serial #

| Address:

Double Stack 8 Gas Canopy 2590 NE 72nd Street

02-0181

-GDO08

1 Issue Dufe Drawn Ey il
07/06/15 I £

coPvmGHT  (E) 2011 OUIKTRIY CORPORATION DESIGN PATENTS

i Clty. Slate:

Gladstone, MO

CUITRIP PLANS ARE THME EXCLUSIVE FROPERTY OF QUINTRIF CORPORATIGH, TULSA,
THESC PLANS ARE FROTECTER i rum EHTIRETY &Y nuus:‘nc AND

CALAHTIMA
INTERNATIONAL COPYRIGHT AND PATENI SIATUIES.

D USE,
PUBLICATION, DISTRIBUTION OR ZALL iM WHOLE 0F Hl PART, IS STRICTLV FORBIDDEN



1 2 3 | q | 5 | 6 7 § 3 10 1 | 12 | 13 | 14 | 15 |

ju sy

[n]

=

SAVED:10/12/2015 5:57 PM PLOTIED:10/13/2015 2:25 PM

USER:owner
m

(v}

g}

m

>

FILE LOCATION:C:\Civit 3D Projacts\OT181R\02-0181 Civildwg TAB NAME:POP Sile

QUIKIRIP CORPORATION
5725 FOXRIDGE DRWE
MISSION, KS 66202
TEL: (913) 905-2059
FAX: (913) 905-2080
CONTACT: MATT BROOKS
rnobrooks@quiklrip com

JEL (913) 248- 9)65
FAX. (913) 962-5974
dNsabinnapedermsitaz o

SHAFER. KLINE & WARREN
11250 CORPDRATE AVE
LENEXA, KANSAS 66219
TEL: (913) 888-7800
FAX: (913) 886-7868
scotl conter@skw—inc com

SIIZ DEVE_OPMEN! DATA SITE DEVELOPMENT PLAN
|} Ex5ING ZohiNS P2 ~J
w/ FESTRICTIONS QU”( ] RIP STORE #O I 8? R = oAk,
" - b
= Naivz P-2 = .
TOTAL LARD 105,930 83 5.7 : (e it =
ATEA 2413 AZRLS 2 '.J
AR adph 293 5F -
DED.CATED /W 0 000G ACIES e
= - e
REF ANt dbra 105,230 83 SF | . o =
23313 Azeis E PRORCT R,
PROPOSED COVANE ' 3
BUILDING USE SIORE - LU
SULOKG HEGHT 7 W ’ i H DARLA K HOLMAN, PE
NUMIER OF FLOCRS ] i 3 1 {
e e s || rama - i v HOLMAN ENGINEERING
— iR 3 6734 RED OAK DR
FLOOR ARZA RATO iy b [ ™ SHAWNEE, KS 66216
PARKGNG RA TG - T g X e = 1 P 913.248 9385
REOUIRED  PROZCED ¥ 22 3 )
1 STALL / 200 55 3.4 i r - F 9‘.’-9‘2--"“”
i — 1 - : dkhobptinpe @ everatiec nat
TOTAL EMPLOZEES : H 3 o
; 30" FRINT v Py 3
| BUILDING ST (BACKS A 1 . PROJECT <
NE 73ND 8T H - i R E )
. ZONE: R-1 T 7 PARMING SETBACKS o H WLOGATION L 3
Ll ] s, ey st
T [ o PAVEINT FHICKA B e e e i
| / T e TLAT i - ———— e ST meKatss 47 CoveRETE ak e <111 i
| = e & SEWALKS 87 CONCRETE e - PRy = i
/ iy PAVEVENT h | I ity Y .
r ) ¥ 1
m roTaL IMPiHEM’%IES, 70,576 S -~
6663 i
_——DUMPSTER PERCENT
20NE: R-1 i ENCLOSURE HEIDEN ESTATES 2ND PLAT Al s B o co I
“ " " (e a2 Dax i g
X = = — — — — = (5]
N o 9,
. 3 ZONE: CP-2 I c =
. Q N
: — sb zowe: R-1 e FLOOD ZONE: QO n~u
————— = 4 CHMATE, 8 Z
1L T [ — 3 THE PROPERTY IS LOCATED IN THE FLOOD Z 8o
i % ISTING SQUARE CUT IN TOP NORTH SIDE 20NE CLASSIFIED AS ZONE C, DESTREE AS ] U)
“ QUIKTRIP NO: 0181R K'OSK = — pa— OF CONCRETE BASE FOR TRAFFIC SIGNAL AREAS OF MINIMAL FLODDING ACCORDING TO =
: | 5858 S.F. wepemi] POLE, NW QUAD OF 72ND STREET AND MO FEMA COMMUNITY PANEL NUME QO To
W | HLOOHT < 230 e STATE ROUTE + 290091-00IC AND DATED AUGUST 5, 1986. — o<
' A - mmgee | — — ) = = =20
3 = = mn 1 — - — ) " — — 8
2z " ! — — I
n
—1J I Y
e RACK 1= | ! PROPERTY DESCRIPTION —
| ; ——— OUTDOOR Imalr_ =] 1 =
{ A1 - 2| 331 0f tond n e Saumeant Queler of Sectien 13, Taenahi 5, e 33 Wy thie City of O
—1 i ) — H Gazilze, L Hay Eamaly, Miztourl, Beng Woundes ood descréied as (ulissy  Comenphong of lhe
il Wt B | 1 Sguthesst zoemar 31 (e Ssulhesst Duster ab wabl Sectisn 13 inence Morth B vees 4
f = || b e I meles 22 secaiicy Weal, vlong the Zauln live of soit Southeas) Gucrler, 37208 thanca
NE: Rt [ . - d iy I Hobth O dezeees AT minuten S0 vazorids West 4453 Mesl 1s b paint an fhe N.vu- R_ml i Wy
ZONE: R— | mw TABLE i — i y linw of ME Jing Swes) o3 mzm exizyliphes, sodl paint Beisg tne frus poinl of b bﬂ he
f It g o1 ezt Lo be Hesrn dey L insmc eerth O dagrass $1 mindfes 5& sesengs Wesl, 25005 fesl;
1] 3 ) £ 3 | thenss Salin &3 secroeh 41 minudes 23 sesonds fast, paralle® ta tne Zoqth e o
1] N —y Southuart duccter, 19085 Hat dn w gaint on he Wght =t Vay Tne of wilzssarl Route 1
| i ! | Raliicafioa (Preazazt), =s-row. e 18 misutes 36 sz=cads Wit
o s |2 —1= 1 k | dit=z T g ar w:, e 3 Seoih A3 crgresy 55 eminuine 23 sesencs
| J { | | & , " sonth R Wenl, doog s Fght of Wap i, 4585 featl inelice Sauth A2 cngm: A0 minjdes 16 seesnds
N | § ’ | "~ S [ 3 Wewl, #4020 ferl b2'g nsnl oh e baelh Rignt of way Give ol Use oloremestioned MU 7amd
= w I | Slrl thenze Ssuth BE dagresp 14 nilules 33 sesonds Wl mw wald fight sl Wy Lne
S 1 HAGE tesd fo the buspain) of begenlig, setenl fhat gl b rasay
| ot &
1 * Bzt of fan dping within 1hg filyeny Sescred proparty,  Commeersang =) the Sautresdl
carrer ot the Soalieau ' g of Secti=n 15, Township 5] Werth, Hange 33 Wasl, Gioaatgoe.
Cray Caunty, Wbty |1 darth ) ine Eeil e o) sajs Qunrt: 90,24 feed 1o ths x'mmmvmmmmmwml
ozind of_ b=Jinning 3| 1he o hersln Syacesen thaace West 27005 Les um.' Tl E0 Teel: PLRUICATION, CISTUIMD (0N, 01 SALE N
Harice Eaek 27255 hance Herin 5 fest d2 (e paint ol Begiing. Suid t6id 1o be WHOLE O I PAaT, 15 STAICTLY FORBIDETAL
co vkt [ tiy drvesined ux Al vight, ditl end Inkerest %0 8 trdcl of unn laasted
Imi A Bathesat Ousrize, Salthnael Ouarler ol Sectls IJ Townahlp S0 Nerih, Rings 3} Wesi,
Clay Ceunt Aard, bying Westerty of the [aipalng describan e Beghinmg &l o oot 35 feel FUGTOTYPE, P84 115}
Hyht o Wegietly of the sSaee dassibed exslaivig for the rafe=—glion medon .ol Rougo LI DIVITION: 01
Stilisn A ARTY fhenze Moty fooa poinb B0 G rigni =f Siofian 1DE45S T3 = ot
NETE: (The- switiion mezion: canizring af Rouie | ie tacores ang devorined o8 lafowe DESTGMED Br1
Shation 10T+LL10 sa wiid rrodion exetedilic 15 0 paitl Mol 33 dogrees S€ mitutes X2 ssorids o
e i o [ B . H ] =2 s Wedl 1208 fee 30 e Sautmerni coemar of Esctign |8, Ioknstd 51 Korlh, Ranige 32 Heal | ORARY r: Cox
. | | - . Ihhce Trom w33 Stoten: 10741328 he Faule | zsbeciein selands Horlh | segres n NOvInWED BY:
/ I0 wezsage Eual 11753 feni 12 wu;mn Stotlon 105+353 zecd which ssudls
Torgent Statlen 1654 5878 Boclc thense Hortierly ts the L= m walil butve Pest 1w
Curss 13 Sphal diatizn 10043572 (a3 sposd turen faving 20K cistancs ol 25855 feel afong
e main tangent 2nd @ ¥ distanes af 128 et oilaat irunl The it | oa gl ).
sl UCH| AR LANE Bl
== == - [y £
=i
_ e |' o
N PROSPECT @
=]
= B £
[a]
w
)
v
3 4
T e o il
\ <
— 1 I =
\ IMPERVIOUS AREA CALCULATIONS &| 5
N EXISTING (MPTRVIOUS AMEAS WITHIN IMPEIVEMENT LIMITS 40,912 SF. E [S]
/ PROPOSED W&LRVICHFL ARTAS WITHIN IMFRIVEMENT LIMITS 74,690 5.F.
L g i TOTAL ADDITIONAL IMPERVIOUS AREAS 33,778 SF. SHEET TITLE:
ZONE: CP- (DETENTION REQUIRED)
N SITE DEVELOPMENT PLAN
SITE PLAN
REVELOPER SLUNYENDE | i
QT REAL ESTATE MANAGER SCOTT CONFER, PS SHEET NUMBER:

C100

12 |

13 ] 14



SAVED:10/12/2015 S:57 PM PLOTTED:10/13/2015 12:08 PM

USER:owner

ivildwg  TAB NAME:Site

FILE LOCATION:C:\Civil 3D Projects\QT181R\02-0181

>

5 6 7 8 9 10 1 | 12 13 | 14 15
SITE LEGEND
— — —————— E3UABIC NS
= CONCRLIC CURB AND GUTTER
27 ACTENT
WOUNTABLE CURB W/RADILS
PROTECTOR
PARKING 524CE INDICATOR INGEY N,
H ady i ARCA LIGHT
. @ 5 MULTPLE PRODUCT DARLAIOCMANRE
NE 73ND ST o e O] DISPENSER WITS CANOZY
# A g = COLUMNS AMD BOLLARDS HOLMAN ENGINEERING
' : - 1‘.!?] IRANSTORMER 6734 RED OAK DR
1 AT = QI VERTICAL MONUMENT SIGN, MV10-2PO, 500 L0 OF 8 mifath =, " SHAWNEE, KS 66216
o a S i T W X 5117 SF SITATNE DeAngy 5.C SOC 2 L
| 12°-7 HTI X S'-5 1/27 W X5 S rl.!l.L\J-Il:l_l-l..J:_l.lw 1‘ e o a_ EJD._[. CD TERCE _\‘- : = — FUEL 5YSTEM ACCESS MANWAY P O13248 9385
. . — — = F 9136625674
W i o st nat

N

mrorwwAAs S

]

ANDERORCUND -
HIWATIR
DETENTION N

e T

FIHE HYDRANT  [0H HEW SEHVICE

T
5 (e
: P A
| LNIST EANUIAIY SLWLE
SEAVIOE TO [ UTED ALCESSALE

STl

5 ] Iutiing
TO BE ADJUSTED  FRIHGLE 10 CONFIfM

TO NEW FINISH LICATIN &' CLEVATIN g
RADE

Pl e

STORE NO: 0181

BLDG, HT = 220

5858SF

ADA

DOGHLD SIDED FENCE |
THELL HAVE ASUTTING 1 |
PICKZTS ON NORTH SIDE

WITHIN THIS AREA |

— PROPOSED CAST-IN—PLACE
RETAINING WALL (MAX 11T=5")

6893

-

+4 ~—— DECORAIVE

T A
ACCENT RTRIE®

g~ ADA PARKING
¥

=g AR

e

Expasianm:

UNDERGROUND
STORAGE TANKS \F =

A\

IR

@

e le|es i
-**L%-J DA OUTEICR TARLE

DGFEFISERTS.
W
SINMAGE

BOLLARDS —

g Fp

=62 e

e

VERTICAL MONUMENT SIGN, MV10-2PQ,
BT M1 ¥ 5'-5 1/2" W X 5117 SF

oy

AL ALy

s
IS,

AEETES
alr

2590 Northeast 72nd Street
GADSTONE, MO

QuikTrip No. 0181

T COPYAIGHT QUICIAIP CCNPORATION 2611
Ak LNAUTHORIZE USL ELRODUCTICH,
PUBLICATION, CISTRIWITION, DA SALE (N
VHOLE OF 1N ML, I5 STRICTLY FONEIDCEY

SOOI R BRI,
GINFSENL 02

RN Y
REVIEWED BY:

ORIGINAL ISSUE DATE: 08/12/2015

. &
HIGHWAY 1 g
— & I I
MATCH EXIST SDEWALK — =
DESIGN PENDING g
e e — — — B ADDITIONAL SURVEY il
T g
st ey !
SHEET TITLE:
' A S SITE PLAN
- L
XN
' SHEET NUMBER:
6 | 7 8§ 9 | 10 | 1 | 12 13 | 14 | 15




FILE LOCATION:C:\Civil 3D Projecls\QT181R\02-0181 Civildwg TAB NAME:Grading USER:owner SAVED:10/12/20MS 5:57 PM PLOTTED:10/13/2015 11:57 AM

]

|
I
|
I

/_'_L W) (=T TRDN i O

1B8°RCP

o 1ix

_Cu
G wisas
fu 967.30

JHRGAGAED UNDERGROUND
Jar ek} GETETRNTHIN SV STEM
i fifaon FINAL D50

CRATE iyt |
130 97440

FL g7o gm0

| GRAIE gl
08 57600
L 07305

NE 73ND ST

b TR

Y]

[

GRADING LEGEND

ST

co

ADA ——
—— X X
—— XX

—_— —xr— —

a3

B (1 1,701
e

FG XXXX.XX

STORM PIPE (< 10 NEW)
STORM PIPE (> 12" NEW)
STORM PIPE (> 12" EXISTING)
FRENCH DRAN

BACK OF CuR3 DIAN

ADA PATH OF TRAVEL

MAJOR CONTOUR (NEW)
MiNOR CONTOUR (NEW)
MAJOR CONTOUR (EXISTING)
MINOR CONTOUR (EXISTING)

TOP OF Lufill ELEVATION (NEW)
GUTTER ELEVATION (NEW)

FINISHED GRADE ELEVATION (NEW)

X, SPOT ELEVATION (EXISTING)

STORM GRATE {NEW)

DARLA K HOLMAN, PE

HOLMAN ENGINEERING
6734 RED OAK DR
SHAWNEE, KS 66216
P81} 2480385
F-811 642 5074
jtimsme Eavire e not

2590 Northeast 72nd Street
GADSTONE, MO

QuikTrip No. 0181

¥ COPYAIGHY QUIETELP CCE7ORAION L1
EIZED VST E1PRCOUCTICH

PLBLICATION CISTAILIIDH DR SALE |

WHOLE O 14 FAXT. IS STRICTLY FOLEIDEEN

FROTOTRE P04 oty
| brsiosr 61
| VERSEIN U

wy
9
[=]
~
A7
2
&
a
wr
2
v
S 2
5
=
: .
o) s
SHEET TITLE:
GRADING PLAN
SHEET NUMBER:

C110

10

12

13 | 14




FILE LOCATION:C:\Civil 3D Projecls\QT181R\02—-01B81 Civi.dwg TAB NAME:Londscope USER:owner SAVED:10/12/201S 5:57 PM  PLOTTED:10/13/201S 11:59 AM

ZIN-{

-7

55w

9" nED

A

42 BOXWOODS
139 BARBERRIES o

7 S1/i<

s

= ;
U=y BT Gugnee jd

L

| 2 3 [ ] 8 10 | 11 | 12 1 13 | 14 15
— T
Landscape Schedule
Q UST | symgoL | COMMON NAME MNIMUM SIZE/ QUANTITIES Couathy
" Batanicel Nams HE(G)IT/SPREAD
o o CRIVSON PYCMY BARBERRY 1578 ¥ 157 HT MIN 257 €A
& Berbar's Thunberg! SEE LANDSCAPE PLAN AND
) + ASSOCIATED DETALS FOR
= 1 S LANDSCAPE BED LOCATIONS
o WHNTERGREEN XHDOD - - AND SHRLUB SPACING
o Micraphylio korsana el TURLLY| ULACS
|
— PHDILET NO.
i O RCSL OF SHARON 37 CALIPER (FOTAL) e -
H o . A
: Hibiscus syriazus 6 HT SEE LANDSCAPE PUAN AND
= o ASSOCIATED DETALS FOR
- o TRZE_PLACEMENT, AND DARLA K HOLMAN, PE
| [ [ | AN WILLOW 0AX 3" CAUPER 13 EA PLANTING SPECIFICATIONS
" e 2 i 6 . Ouercus Phelios 12° WY HOLMAN ENGINEERING
’ - P IE | 5 CONTRACTOR TG VERIFY 6734 RED OAK DR,
= it TREE TYPE. LOCATION,
Feas | ausTRaN Pive 3" CAUPER 20 £a | SZE. HEIGHT, AND SPREAD SHAWNEE. KS 606216
T i MONUMINT 3IGH, MV1D-2PQ ' [ Wy Punus Nigra 8’ MINIMUM HT WITH QT REPRESENTATIVE P 913248 9385
- S5 ;/Z’ W ‘- 147 SF - | PRIOR TO (NSTALLATION . F913.962 5974
2| FESCUE 50D 50,000 SF. Shelipegdovessatic s}
M |
o - | S .
H
‘ ‘ | N
| 1 \
o
& Lo
ol | & = = ; | —i
- T~—— EVERGREEN AREA |
- ] 0 BE MULCHED T \ w k]
| | i [
== Li_ &
= ! o - Q
- c >
1 N
O Ry
K 7?2
< ®9°
2 b
. £
P —| o £3
— — [Sh
tes 1 =0
l_ 14
n
J Y A
H
. =
412 BOXWOODS &y
i P s
o A
N .
= \

& COMRIGHT QUIKTHIP CCRPORATION ZX 11
A0 UNALITHORLZED LISE_ EEROBUCTICH,
FUBLICATIDN, DISTHIAUTION, 04 SALE I
WHDLE O I FART. I5 STAICTLY FOREIOCEY,

| PemTOTHE: Paljsuing|
_DIvTSIoN; B3 i

L]
| Reviewep ev:
(%]
-
%
£
<L
a
wi
pul
w
i g
o -
<
=
"51 G
12 S
SHEET TITLE:
LANDSGAPE PLAN
SHEET NUMBER:

L100

| 11




