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HIGHTA — SEDGWICK COUNTY

i

METROPOLITAN AREA PLANNING
DEPARTMENT June 3, 1991
CITY HALL — TENTH FLOOR

455 NORTH MAIN STREET
WICHITA, KANSAS 67202-1688

(316) 268-4561

Bill G. Yung Design
4912 E. 29th St. N., Suite 1
Wichita, KS 67220

Re: S/D 91-27, Sketch Plat of Reflection Ridge 7th Addition,

located south of 29th Street North and west of Ridge
Road

Dear Mr. Yung:

We have reviewed your sketch plat for the above referenced site

~and the following. comments or conditions should be considered  « - .. : -

during preparation of a preliminary plat.

A,

Although this site has recently been annexed to the City of

‘Wichita, its zoning will have maintained the same "E" light

industrial classification as existed under County zoning.
Residential, single-family development is not allowed in "E"
zoning. Consequently, a zone change needs to be requested

" for this site. This plat cannot be submitted to the City

Council until approval of the zone change.

Section 7-201(V) of the Subdivision Regulations notes; "When
a proposed subdivision is adjacent to unplatted property, the
platting of stub streets, to provide future access to the
adjacent unplatted tract, shall be provided." For this
particular plat, two such connections need to be provided to
the tract west of this site. The extension of Meadow Pass
along the south line of Blocks 4 and 5, and the extension of
Meadow Crest south of Block 6, would appear to be two possi-
bilities. At the most, a decrease of one lot may be involved
and neither street would damage any significant portions of -
the existing rows of trees on each tract.

Although some constraints exist to the west of this site,
such as the K.G. & E. easement, a pipeline and a small area
of wetlands, it is not apparent that the required street con-
nections are physically impossible. The street system for
this plat and its connections to both the Reflection Ridge
6th Addition and the yet unplatted area immediately south,
has had to deal with similar conditions. Further, as you
are aware these connections are requested for purposes of
safety particularly to avoid lengthening the emergency
response time.
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However, we are also becoming concerned with street systems
that force residents to take long circuitons routes to nearby
locations. Such problems become further exacerbated when all
traffic between even adjoining neighborhoods is forced onto
the arterial street system.

Finally, although this addition is being platted by the same
party involved in the Reflection Ridge golf course develop-
ment, this particular addition was not previously reviewed as
part of the overall C.U.P. or overall golf course plans.
Consequently, we see no justification for allowing this site
to be isolated from adjoining properties on the basis that it
is part of that overall development plan.

C. Except for streets being platted as culs-de-sac, all of the
street rights-of-way for this plat are below requirements
indicated by the Subdivision Regulations. Quail Meadows is
in essence an extension of Reflection Ridge Road. WwWhile
Reflection Ridge Road was allowed to be platted as a collec-
tor, with less than 66 feet of right-of-way, this was justi-
fied since no lots were platted which required direct access

to that street. 1In the case of Quail Meadows all 187 platted . ...

“- lots are ‘indicated "as requiring the use of this street for
access while a number of lots (14) are intended to use direct
access to this street. The above conditions indicate that

this street needs to be platted as a collector which meets o

the 66 foot right—of-way standard.- -

Not only should the street extensions indicated in B above be
platted to a 64 foot right-of-way standard, but based on th

- limitations for the number of lots that should occur per
block for a 58 foot street, none of the looped streets in
this plat qualify as a 58 foot street. No more than 24 lots
should be provided access, per block, along a 58 foot street.
Culs-de-sac rather than qualifying as an intersecting street
which breaks up a "block," should only be considered as
adding lots to the traffic using the main street section.

For this plat the following number of lots are being accessed
by the indicated street block; 45 lots by Meadow Knoll/Meadow
Ridge, 41 lots by Meadow Crest/ Meadow Park, 38 lots by
Meadow Knoll/Meadow Pass, and 26 lots by Quail Run. Only )
Quail Run could be considered as being reasonably within the
criteria for a 58 foot street.

~D. This plat will require the applicant to participate in the
paving of 29th Street North, adjacent to this site. The
applicant is also advised, that for such large residential
developments, that traffic improvements may be required at
the time of platting for the entrance(s) to the site, off of
the adjacent arterial(s).

E. At the time of platting, sidewalks will be required for this
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site. Under the sidewalk ordinance, sidewalks are required
adjacent to both sides of a collector and along other con-
tinuous streets which connect to an arterial or collector and
which serve 48 or more dwelling units. Under these condi-
tions, sidewalk will be required along both sides of Quail
Meadows (collector) and are suggested for one side of the
street connections indicated in B above. The applicant may,
however, submit an alterative sidewalk plan for review.

While some leeway has typically been allowed for the use of
street names that depict a particular type of development,
e.g. for golf courses, a reasonable use of existing street
names is also required. For this plat Quail Meadows would in
particular be better named by use of the existing street name
of Tee Time. Spring Meadow, a street name also used for the
Reflection Ridge development to the south of this site, could
also be a logical extension for a north-south street name in
this addition, to the east of Quail Meadows (Tee Time). For
the east-west streets in this addition there are no streets
immediately or reasonably close that would require their use
in this case.

The connection of Quail Meadow to Reflection Ridge Road sug-

gests an alignment for this east-west street segment somewhat
different than is indicated for this road in Parcel 11 of
C.U.P., DP-170. The alignment as shown on this plat would
appear to be incompatible with what was suggested by Parcel
11. However, since Parcel 11 has not yet been platted, upon
platting, an appropriate intersection shall be provided for
these streets. : :

Although not directly related to this plat, the applicant is
reminded that all golf course areas are expected to be plat-
ted. Several minor residential areas near Tyler Road are yet
to be platted. At the time the 5th Addition was platted,
planning staff had requested that the golf course fairways,
etc. be platted as Reserves. The applicant, however,
requested that such platting be deferred until the additions
adjacent to Tyler Road were platted. The platting of this
addition with over 180 additional lots makes it quite ques-
tionable as to when the additions along Tyler Road and
consequently the remaining golf course areas will be platted.
The expectations were that these remaining areas would be

platted in the near future. The present C.U.P. has allowed a
platting extension for the remainder of the C.U.P. until June
23, 1991. Based on the above indicated conditions, Subdivi-
sion staff will not support additional platting extensions
for the areas along Tyler Road.

According to City Engineering, sanitary sewer service for
this area is being provided through improvements planned in
conjunction with the development of the Reflection Ridge 6th
Addition. .
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Based upon the above comments you are authorized to proceed with
the preparation of the preliminary plat incorporating staff com-
ments. If you have any questions concerning these comments
please contact this office at 268-4421 to establish a meeting
-time for discussion. '

Sincerely,

Ew\L\osW

Don Losew
Senior Planner

DL:sm
cc: Theresa Carrington, Chief Planner

Marvin S. Krout, Director of Planning
Vicky Huang, City Engineering




SUBDIVISION COMMITTEE AGENDA ITEM NO. /0
METROPOLITAN AREA PLANNING COMMISSION
| July 11, 1991

STAFF REPORT
- (Preliminary Plat)

CASE NUMBER: S/D 91-27 - REFLECTION RIDGE 7TH ADDITION

OWNER/APPLICANT: Reflection Ridge, Inc., 7926 W. 21st N.,
wWichita, KS 67212

SURVEYOR/ENGINEER: Bill G. Yung Design, 4912 E. 29th st. N.,
Suite 1, Wichita, KS 67220/Professional.
Engineering Consultants, 303 South Topeka,
Wichita, KS 67202

LOCATION: South of 29th Street North and 1/4 mile west
' of Ridge Road
'SITE SIZE: .~ 78.5 Acres
NUMBER OF LOTS
Residential: 187
Office:

Commercial:
Industrial:

Total: ' 187
MINIMUM LOT AREA: 9,600 sq. ft.
CURRENT ZONING: "“g" Light Industrial

PROPOSED ZONING: "AA" Single Family
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NOTE: This plat is located next to a Community Unit Plan (DP-170) for
Reflection Ridge. It is currently zoned "E" light industrial and will
need to be rezoned to "AA" single family, prior to final platting.
Additionally, this property is in the County and will need to be
annexed before being forwarded to the City Council.

STAFF COMMENTS:

A.

Prior to going to final plat stage, the applicant will need to
submit a zone change from "E" light industrial to "AA" single
family and obtain approval from the City Council.

Since this property is adjacent to the City of Wichita, the
applicant shall request annexation into the City. Upon annexa-
tion, the property will be zoned "AA", and thereby permit the lot
sizes being proposed. The final plat shall not be scheduled for
City Council review until annexation has occurred.

The applicant shall guarantee the extension of sanitary sewer to
serve the lots being platted.

The applicant shall guarantee the extension of City water to
serve the lots being platted. :

The applicant shall guarantee any drainage improvements required

- by the platting of this property.

The applicant shall guarantee construction of the storm sewers
required by this plat.

Section 7-201(v) of the Subdivision Regulations notes: "When a
proposed subdivision is adjacent to unplatted property, the
platting of stub streets to provide future access to the adjacent
unplatted tract, shall be provided." ‘' For this particular plat,
two such stubs need to be provided to the tract west of this
site. The extension of Meadow Pass along the south line of
Blocks 4 and 5, and the extension of Meadow Crest south of Block
6, would appear to be two possibilities. At the most, a decrease
of one lot may be involved and neither street would damage any
significant portions of the existing rows of trees on each tract.

If improvements are guaranteed by petition, a notarized certi-
ficate listing the petitions shall be submitted to the Planning
Department for recording.

Prior to or at the time of submitting the final plat, the appli-
cant shall submit a drainage plan to City Engineering for review
and approval.

The applicant shall guarantee the paving of the proposed interior
streets. This guarantee shall also provide for the installation
of sidewalk along both sides of Quail Meadows (collector) and are
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suggested for one side of the street connections indicated in "G"
above. The applicant may, however, submit an alternative side-
walk plan for review.

" Provisions shall be made for ownership and maintenance of the

proposed reserves. The applicant shall either form a lot owners'
association prior to recording the plat or shall submit a cove-
nant stating when the association will be formed, when the
reserves will be deeded to the association and who is to own and
maintain the reserves prior to the association taking over those
responsibilities. This covenant shall also provide that the
homeowner's association will be responsible for maintaining the
landscaped area adjacent to this plat.

The applicant shall submit a covenant which provides for four (4)
off-street parking spaces per dwelling unit on each lot which
abuts a 58-foot street. The covenant shall inventory the affected
lots by lot and block number and shall state that the covenant
runs with the land and is binding on future owners and assigns.

The connection of Tee Time to Reflection Ridge Road suggests an
alignment for this east-west street segment somewhat different
than is indicated for this road in Parcel 11 of c.U.pP., DP-170.
The alignment as shown on the plat would appear to be incom-
patible with what was suggested by Parcel 11. However, since
Parcel 11 has not yet been platted, upon platting, an appropriate
intersection shall be provided for these streets.

'Although not directly related to this plat, the applicant is

reminded that all golf course areas are expected to be platted.
Several minor residential areas near Tyler Road are yet to be
platted. At the time the 5th Addition was platted, planning
staff had requested that the golf course fairways, etc. be
platted as Reserves. The applicant, however, requested that such
platting be deferred until the additions adjacent to Tyler Road
were platted. The platting of this addition with over 180
additional lots makes it quite guestionable as to when the
additions along Tyler Road and conseqguently the remaining golf
course areas will be platted. The expectations were that these
remaining areas would be platted in the near future. The present
C.U.P. has allowed a platting extension for the remainder of the
C.U.P. until June 23, 1991.

This plat will require the applicant to participate in the paving
of 29th Street North, adjacent to this site. The applicant is
also advised that for such large residential developments,
traffic improvements may be required at the time of platting for
the entrance(s) to the site, off of the adjacent arterial(s).

The applicant shall install or guarantee the installation of all
utilities and facilities which are applicable and described in
Article 8 of the MAPC Subdivision Regulations.
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Q. Requirements for a final plat (see pages 24-29, Part 4, Article 5
of the MAPC Subdivision Regulations).

"R. The applicant’s engineer is advised that the Register of Deeds is
requiring the name(s) of the notary public, who acknowledges the
signatures on this plat, to be printed beneath the notary’s sig-
nature.

The representative from City Engineering should be prepared to
comment on the status of the applicant’s drainage concept.

T. The representatives from the utility companies should be prepared
to comment on the need for utility easements to be platted on
this property.

u. Traffic Engineering will need to comment if there will be the

need for traffic improvements at the entrance to this site.




SUBDIVISION COMMITTEE AGENDA ITEM NO. é
METROPOLITAN AREA PLANNING COMMISSION

August 22, 1991

STAFF REPORT
(1st Final, Preliminary Plat Approved 7,/11,/91)

CASE NUMBER: S/D 91-27 - REFLECTION RIDGE 7TH ADDITION

OWNER/APPLICANT: Reflection Ridge, Inc., 7926 W. 2lst N.,
Wichita, KS 67212

SURVEYOR/ENGINEER: Bill G. Yung Design, 4912 E. 29th St. N.,
Suite 1, Wichita, KS 67220/Professional
Engineering Consultants, 303 South Topeka,
Wichita, KS 67202

LOCATION: South of 29th Street North and 1/4 mile west
of Ridge Road
- SITE SIZE: 55.65 Acres
NUMBER OF LOTS
Residential: 117
Office:
Commercial:
Industrial:
Total: 117
MINIMUM LOT AREA: 9,400 sqg. ft.
CURRENT ZONING: "E" Light Industrial
PROPOSED ZONING: "AA" Single Family (z-3032)

VICINITY MAP:

ST. NORTH




S/D 91-27 - REFLECTION RIDGE 7TH ADDITION
Page 2

NOTE: Although this site is associated with the Reflection Ridge golf
course development covered by Community Unit Plan, DP-170, it is
itself not part of this CUP. Zoning is presently "E" light
industrial, but a zone change request (2z-3032) has been submitted for
"AA" one family zoning. This zone change, however, will not likely be
completed until the end of September, 1991. This plat is the 1st
final portion of the overall Reflection Ridge 7th Preliminary Plat.

STAFF COMMENTS:

A. Prior to this plat being forward to City Council, the zone change
to "AA" one family zoning needs to be completed. This plat shall
be subject to any conditions or requirements of this zone change.

B. The applicant shall guarantee the extension of sanitary sewer to
serve the lots being platted.

c. The applicant shall guarantee the extension of City water to
serve the lots being platted.

D. The applicant shall guarantee any drainage improvements required
by the platting of this property.

E. The applicant shall guarantee construction of the storm sewers
required by this plat.

F. The applicant shall guarantee the paving of the proposed interior
streets. This guarantee shall also provide for the installation
of sidewalk along both sides of Tee Time (collector).

G. This plat will require the applicant to participate in the paving
of 29th Street North, adjacent to this site. At the time of
final plat review, Traffic Engineering needs to also determine if
any traffic improvements will also be required along 29th st.
North.

H. If improvements are guaranteed by petition, a notarized certi-
ficate listing the petitions shall be submitted to the Planning
Department for recording. ‘

I. Section 7-201(v) of the Subdivision Regulations notes: "When a
proposed subdivision is adjacent to unplatted property, the
platting of stub streets to provide future access to the adjacent
unplatted tract, shall be provided." For the overall preliminary
plat, two such stubs should be provided to the tract west of this
site. The extension of Meadow Pass along the south line of this
plat was suggested as one such connection. At the most, a
decrease of one lot may be involved and a small number of trees
in an existing hedgerow would be effected.
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Because of the applicant’s concern with the type of development
that may occur to the west of this site, the Metropolitan Area
Planning Commission recommends waiver of the Subdivision
requirements. ' '

Oon the final plat tracing, the dedication of complete access
control to 29th Street North shall also be indicated on the face
of the plat across the north line of the reserve and lots in
Block 1.

Provisions shall be made for ownership and maintenance of the
proposed reserves. The applicant shall either form a lot owners’
association prior to recording the plat or shall submit a cove-
nant stating when the association will be formed, when the
reserves will be deeded to the association and who is to own and
maintain the reserves prior to the association taking over those
responsibilities. This covenant shall also provide that the
homeowner’s association will be responsible for maintaining the
landscaped area adjacent to this plat. '

The applicant shall submit a covenant which provides for four (4)
off-street parking spaces per dwelling unit on each lot which
abuts a 58-foot street. The covenant shall inventory the affected
lots by lot and block number and shall state that the covenant
runs with the land and is binding on future owners and assigns.

If sanitary sewer will pass through either of Reserves A or C,
the plattor’s text shall state that "Installation of any
monuments or structures within these Reserves will need to obtain
approval by the City’s Sewer Maintenance Division."

Although not directly related to this plat, the applicant is
reminded that all golf course areas are expected to be platted.
Several minor residential areas near Tyler Road are yet to be
platted. At the time the 5th Addition was platted, planning
staff had requested that the golf course fairways, etc. be
platted as Reserves. The applicant, however, requested that such
platting be deferred until the additions adjacent to Tyler Road
were platted. The platting of this addition with over 180
additional lots makes it quite questionable as to when the
additions along Tyler Road and consequently the remaining golf
course areas will be platted. The expectations were that these
remaining areas would be platted in the near future. The present
C.U.P. had allowed a platting extension for the remainder of the
C.U.P. until June 23, 1991.

on the final plat, corner Lot 4, Block 2, indicates two (2) 25
foot building setbacks. The applicant may reduce one of these
setbacks to a 15 foot side yard setback.
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P.

The representative from K.G.&E. should be prepared to indicate if
the 5 foot wall easement and consequently possibly a wall, is in
conflict with the 150 foot easement that K.G.& E. has along the
south and west line of this plat.

K.G.& E. and Southwestern Bell representatives need to also
indicate if any other easements are needed for this plat.

The applicant shall install or guarantee the installation of all
utilities and facilities which are applicable and described in
Article 8 of the MAPC Subdivision Regulations.

The applicant’s engineer is advised that the Register of Deeds is
requiring the name(s) of the notary public, who acknowledges the
signatures on this plat, to be printed beneath the notary’s
signature.

To receive mail delivery without delay, and to avoid unnecessary
expense, the applicant is advised of the necessity to meet with
the U.S. Postal Service Growth Management Coordinator (phone
316-946-4527) prior to development of the plat so that the type
of delivery, and the tentative mailbox locations can be
determined.

Perimeter closure computations shall be submitted with the final
plat tracing. Section 5-101(c).

Recording of the plat within 30 days after approval by the City
Council.

The representative from City Engineering should be prepared to
comment on the status of the applicant’s drainage plan.
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