
  

 
 

 
 

STAFF REPORT 

Planning Commission Meeting:  April 27, 2026 
 

Application: 
RZ26-0004: Request for approval of a Rezoning and Preliminary 

Site Development Plan for Forest View Townhomes 

Location: Southwest of K-7 Highway and W. 119th Street 

Owner/Applicant: Brian Rodrock; Rodrock Development 

Engineer: Judd Claussen; Phelps Engineering, Inc. 

Staff Contact: Emily Carrillo; Senior Planner 

Site Area: 12.57 ± acres Proposed Use:  Residence, Multifamily, 5 
or more units 

Existing Use: Undeveloped  Plat:   Unplatted 

Existing Zoning: CTY-RUR (County 
Rural) 

Proposed 
Zoning:   

R-3 (Residential Low-
Density Multifamily) 

Lots: 14 Tracts:  5 

 

 
Plan Olathe 

Land Use Category 
Existing Use Existing Zoning 

Site 
 

Urban Mixed-Use Center and 
Primary Greenways 

Undeveloped  CTY-RUR 

North Conventional Neighborhood 
Residence, Single-
Family Detached  

R-1 

South Primary Greenway 
Residence, Single-
Family Detached 

RP-1 

East Urban Mixed-Use Center Undeveloped CTY-RUR 

West Primary Greenways 
Residence, Single-
Family Detached  

RP-1 
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1. Introduction 

The applicant is requesting a rezoning to the R-3 (Residential Low-Density Multifamily) 
District, along with a preliminary site development plan and preliminary plat for the Forest 
View Townhomes development, located southwest of K-7 Highway and W. 119th Street. The 
subject property consists of approximately 12.57 acres. 
 
The preliminary development plan proposes 14 multifamily townhome buildings containing a 
total of 72 two-story dwelling units. Associated site amenities include a covered picnic area, 
walking trails with seating areas, and recreational sports stations. The plan also incorporates 
approximately seven (7) acres of open space, including more than three (3) acres of preserved 
natural areas and tree canopy. These areas are intended to serve as a natural amenity and 
support the preservation of existing environmental features on the site. 

2. History  

The property was annexed into the City of Olathe in September 1998 (ANX-05-98) and has 
historically remained undeveloped, consisting of natural trees and vegetation. No other zoning 
or development applications have been submitted or approved for the site. 

3. Existing Conditions 

The site is characterized by heavily wooded conditions and steep topography, sloping to the 
south and west toward Little Cedar Creek and the adjacent floodway located along the 
southwestern property line.  

 

View of subject property looking south and east from intersection of Mesquite and 119th St. 
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Aerial view of the subject property outlined in yellow. 

4. Zoning Standards  

a. Land Use – The proposal was submitted and reviewed prior to the adoption of the updated 
Comprehensive Plan (Elevate Olathe) on April 21, 2026.The site is designated as Urban 
Mixed Use Center and Primary Greenway on the PlanOlathe Comprehensive Plan Future 
Land Use Map and Mixed-Use within the K-7 Subarea on the recently adopted Elevate 
Olathe Future Land Use Map. The applicant is requesting to rezone this site to the R-3 
District which aligns with the property’s designation as Urban Mixed Use Center and 
Primary Greenways on the PlanOlathe Future Land Use Map. The site is also within the 
K-7 Corridor Study area and is designated for several different uses, including Parks and 
Open space, Low-Density Residential, and Commercial. The Low-Density Residential 
category is intended to provide single-unit detached homes as well as low-density 
attached housing. 

The R-3 District is intended to accommodate well-designed multifamily residential 
developments that emphasize open space and provide a range of housing types in 
proximity to services. In this case, the subject property’s location near the 119th Street 
and K-7 Highway intersection supports mixed residential development, providing a blend 
of housing types as part of a transition to planned commercial uses along the K-7 corridor.  

Land uses permitted in the R-3 District align with the future land use designation. The 
dimensional standards referenced below are based on Column-2 of the R-3 District 
Dimensional Standards within the Unified Development Ordinance (UDO): 
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b. Density – The development has a density of 5.73 dwelling units per net acre, which is 
less than the maximum density of 15 units per acre allowed by the R-3 District.  

c. Building Height – Building heights within the R-3 District are limited to three (3) stories 
and a height of 40 feet. The proposed 2-story buildings are 27 feet tall, measured to the 
average roof height in accordance with UDO 18.30.110, meeting UDO requirements.  

d. Setbacks – The R-3 District requires a minimum front yard setback of five (5) feet, a corner 
side yard setback of 20 feet, and a rear yard setback of 15 feet. The preliminary 
development plan complies with all applicable dimensional standards of the R-3 District, 
with the exception of select buildings for which the applicant is requesting a waiver to 
reduce the required corner side yard setback, as described in Section 10 of this report. 

e. Open Space – The R-3 District requires a minimum of 15% of the site (1.64 acres) to be 
provided as common open space, with at least 50% (0.82 acres) of the required open 
space designated as active space. The applicant proposes 7.20 acres of common open 
space, including 0.82 acres of active open space consisting of a recreational path with 
exercise stations, a covered picnic area and open playing fields. As proposed, the 
development meets the UDO requirements. 

5. K-7 Corridor Design Guidelines 

The subject property is located within the K-7 Corridor Area, which is governed by design 
guidelines intended to ensure high-quality development within the corridor. These guidelines 
emphasize the incorporation of pedestrian amenities, including areas of interest and 
interaction, as well as publicly accessible pedestrian connections between public and private 
spaces, and encourage consistent architectural styles and cohesive design themes. The 
proposed development is consistent with the K-7 Corridor Design Guidelines, as it 
incorporates a connected pedestrian network and amenity areas, and exceeds Class 1 
material requirements on all building facades. 

6. Development Standards 

a. Phasing – The development is proposed to be constructed in two (2) phases in 
accordance with the Phasing Plan dated March 30, 2026, and included in this meeting 
packet. Phase 1 includes Buildings 1–9 and Tracts A, B, and D, which provide required 
detention facilities as well as the picnic area, walking trail and recreational amenities. 
Phase 2 includes Buildings 10–14 and common Tracts C and E. In accordance with UDO 
Section 18.30.120.E, Phase 1 amenities must be installed, or a financial guarantee 
provided, prior to recording the plat for Phase 2. 

b. Access/Streets – The development will be accessed at the intersection of W. 119th Street 
and Mesquite Street. Mesquite Street will be constructed and, as it curves eastward, 
transitions into 119th Terrace, which will intersect with Kenton Street. In Phase 2, Kenton 
Street will extend south and east to the property line, where it will connect to a future 
collector street identified off-site. Each townhome unit will be served by individual driveway 
access from the proposed local street network. 

The developer is responsible for constructing a 10-foot sidewalk along the south side of 
W. 119th Street and an eastbound right-turn lane on W. 119th Street to accommodate the 
proposed development. No additional roadway improvements are required, as determined 
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by the Traffic Impact Study submitted by the applicant and reviewed by the City of Olathe 
Traffic Division. 

c. Parking – The proposal provides 2 parking stalls per unit, including a single-car garage 
for each townhome, thereby exceeding the minimum requirement of 1.5 parking stalls per 
multifamily dwelling unit. 

d. Landscaping/Screening – A 25-foot master landscaping tract is provided along the south 
side of W. 119th Street, consistent with UDO Section 18.30.130.H. Street trees are 
provided along both sides of all internal local streets. Existing natural vegetation and tree 
canopy along the south and west portions of the site contribute toward the required Type 
3 buffer requirements in these areas. Multifamily districts requires a minimum of one (1) 
tree per dwelling unit, exclusive of street trees and buffer plantings. The proposal includes 
20 newly planted trees, and at least 52 existing trees remain within eligible non-buffer 
areas, satisfying the minimum tree requirement. Utility screening will be further refined 
with the final site development plan application. 

e. Tree Preservation – The project preserves approximately 28% of the existing contiguous 
tree canopy and understory, exceeding the minimum 20% requirement per the UDO. The 
existing tree canopy located in the southern portion of the site will be preserved, with tree 
removal limited to that necessary to accommodate grading and stormwater detention 
requirements. Based on neighborhood feedback, the applicant is collaborating with staff 
on identifying opportunities for additional tree preservation along 119th Street which is a 
characteristic of this corridor to provide significant natural preserved areas.  

f. Stormwater/Detention – The property is subject to all Title 17 requirements of the 
Municipal Code. One (1) dry detention basin is proposed along the southern portion of the 
property and located within common Tract D to be owned and maintained by the property 
owner and/or homeowner association. 

g. Public Utilities – The property is located within both the WaterOne and City of Olathe 
sewer service areas. A water main is located along 119th Street and a public main 
extension will serve the property. A sewer main is located along the eastern side of the 
property and will serve the site. 

7. Site Design Standards  

The site is designated as Urban Mixed Use Center and Primary Greenway on the PlanOlathe 
Future Land Use Map and Mixed-Use within the K-7 Subarea on the recently adopted Elevate 
Olathe Future Plan Use Map. The proposal was submitted and reviewed prior to the adoption 
of the updated Comprehensive Plan (Elevate Olathe). 

The property is subject to Site Design Category 3 based on the Urban Mixed-Use Center and 
Primary Greenway designations in the PlanOlathe Future Land Use Map. The following is a 
summary of the applicable site design requirements:  

a. Landscape Options – The development provides a 25-foot master landscape area 
along 119th Street, exceeding the requirement to provide at least a 20-foot landscape 
area. 

b. Outdoor Amenity Space Options – The development dedicates 65% of the site as 
outdoor amenity space, exceeding the requirement that 10% of the site area uses one 
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of the prescribed outdoor amenity space options.  The development preserves existing 
trees and the stream corridor to meet the natural feature option and provides a winding 
recreational path throughout the site, a shared picnic area with shelter, and open play 
areas to meet the common area and plaza/courtyard options. 

c. Pedestrian Connectivity – The proposal provides direct pedestrian connections 
between all buildings, amenities, and the public sidewalk. All pedestrian pathways are 
either separated from or clearly differentiated from vehicular use areas. In addition, the 
development includes two (2) pedestrian gateways and cross-property connection 
options, providing multiple pedestrian routes throughout the site and exceeding the 
requirements of Site Design Category 3. 

d. Drainage Feature – The development includes a dry bottom basin designed with 
shallow slopes and a natural curvilinear appearance. The basin is integrated into the 
site design to preserve natural drainage patterns, including existing trees and 
vegetation, and meets applicable code requirements. 

8. Building Design Standards 

The proposed townhome buildings are subject to the Horizontally Attached Residential 
category as established in UDO 18.15.020.G.4. The proposed development includes 14 
townhome buildings, and elevations are included in this meeting packet. Townhomes are 2-
story with walk-out back patio and attached single car garage and covered front entries.  

Color elevations were provided with the preliminary site development plan showing the 
proposed building materials and architectural style. The following table lists the applicable 
design requirements and proposed design elements: 

 

Design 
Standard  

UDO Requirement  

Front Entryway Each unit must have a front porch or recessed entryway on 1 
primary façade that is at least 4 feet deep and 6 feet wide. 

Each unit meets this requirement by providing a front porch or 
recessed entryway that is at least 4 feet deep and 9 feet wide, 
exceeding the requirement. 

Garages All street-facing garages must be recessed a minimum of 2 feet 
from the front line of the building’s primary facade.  

All garages are recessed 4 feet from the front line of the building’s 
primary façade, exceeding the requirement. 

Windows Each unit must be provided at least 2 separate windows that are 
no less than 6 square feet in size along each primary façade. 

Each unit provides at least 3 separate windows that range between no 
less than 9-36 square feet in size along each primary façade, 
exceeding the requirement. 
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Horizontal 
Articulation 

A horizontal articulation tool must be used to differentiate each 
individual dwelling unit on primary facades. 

Each dwelling unit utilizes a 4-foot wall offset to differentiate between 
units on primary façades. 

Vertical 
Articulation 

A vertical articulation tool must be used to differentiate each 
individual dwelling unit on primary facades. 

Each dwelling unit provides a change in roof form or pitch to 
differentiate between units on primary façades. 

Roofing 
Materials 

Must use Class 1 or 2 roofing materials. 

The buildings use a Class 2 laminated dimensional asphalt shingle. 

 
Across the development, a minimum of 75% Class 1 materials are utilized on all primary 
and secondary facades, exceeding material requirements. Each building incorporates a 
combination of Class 1 stone veneer, genuine stucco, and glass, with Class 3 fiber 
cement lap siding used as an accent material. The buildings are predominantly clad in 
contrasting light and dark stone veneer designed to resemble brick, complemented by 
stucco in light and dark neutral tones and lap siding accents in charcoal, bronze, and 
wood tones, utilizing a cohesive palette of light neutrals, steel, charcoal, bronze, tan, 
and wood tones. 

9. Public Notification and Neighborhood Meeting 

The applicant held the required neighborhood meeting on March 31, 2026, with 13 individuals 
in attendance. Questions were raised regarding traffic, pedestrian connectivity and safety, 
utilities, project ownership, parking, and preservation of existing trees along W. 119th Street. 
The applicant addressed these topics, including proposed traffic improvements, internal 
pedestrian connections, compliance with parking requirements, utility coordination, and will 
continue to explore additional preservation of the existing tree canopy along the corridor. 
Additionally, three (3) letters of public correspondence are included in the packet addressing 
similar feedback from the neighborhood meeting.  

10. Waiver Request  

Section 18.40.240 of the UDO provides a mechanism for waivers to be considered when 
unnecessary hardships can be demonstrated or where the exception would result in superior 
design. The applicant has submitted a justification statement for the requested waiver, which 
is attached to this report. The applicant is requesting a waiver from UDO 18.20.090. B, which 
requires a minimum corner side yard setback of 20 feet. This standard applies to Buildings 3, 
6, and 11 within the proposed development. The applicant is proposing to reduce the setback 
to 15 feet. Staff is supportive of the requested corner side yard setback reduction, as required 
street trees and enhanced foundation landscaping are provided. The affected side elevations 
are also consistent with adjacent building front yard setbacks of 15 feet, and all elevations 
exceed primary façade material requirements, enhancing the quality of visible facades. This 
also provides for some additional landscape area adjacent to 119th Street.  

11. UDO Rezoning Criteria 

The Future Land Use Map of the PlanOlathe Comprehensive Plan identifies the subject 
property as Urban Mixed Use Center and Primary Greenway. The site is also located within 
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the K-7 Corridor Study area and is designated for several different uses, including Parks and 
Open Space, Low-Density Residential, and Commercial. The proposed multifamily residential 
development is consistent with and supported by both future land use designations and the 
corridor study. The proposed land use is also supported by the Mixed Use designation of the 
Elevate Olathe Comprehensive Plan which provides the opportunity for a mixture of uses 
along this portion of the K-7 Corridor. 

The Urban Mixed Use Center designation of PlanOlathe encourages a mixture of residential, 
employment, shopping and civic uses. The proposed low-density multifamily townhome 
development is located adjacent to existing residential uses and near the 119th Street and K-
7 corridor, identified as an Urban Mixed Use Center in PlanOlathe. While the development 
provides a lower-intensity residential product, it contributes to the overall intent of the 
designation by introducing additional housing options in an area planned for future mixed-use 
and commercial growth. 

The proposed zoning request meets the following policy elements of the PlanOlathe 
Comprehensive Plan: 

LUCC-1.1: Consistency with the Comprehensive Plan. Land use proposals should 
be consistent with the vision of the Comprehensive Plan, as well as applicable local 
ordinances and resolutions. 

LUCC-3.1: Encourage Housing Near Services. Encourage higher density housing 
development near transit services, commercial centers, and planned transit nodes and 
corridors to create activity areas that add to the community’s quality of life. . 

HN-2.1: Full Range of Housing Choices. Encourage residential development that 
supports the full range of housing needs in the community by ensuring a variety of 
housing types, prices and styles are created and maintained in the community. 

HN-4.2: Move-Up and Executive Housing. Encourage housing products that will meet 
the needs and preferences of residents at different stages of life. 

The application was reviewed against the UDO criteria for considering rezoning applications 
listed in UDO Section 18.40.090.G as detailed below.  

         A.  The conformance of the proposed use to the Comprehensive Plan and other  
    adopted planning policies. 

The proposed multifamily townhome development meets several policies of PlanOlathe 
by supporting a range of housing options in proximity to services and future commercial 
and corridor areas, while providing appropriate transitions to adjacent residential uses. 
The Olathe 2040 Future Ready Strategic Plan identifies strategies that align with the 
proposal to promote and encourage a mix of housing types and opportunities throughout 
the community and encourage new residential to attract people to work and live in 
Olathe. The development aligns with the PlanOlathe Future Land Use Map, which 
designates the property as both Urban Mixed Use Center and Primary Greenways. 

B.  The character of the neighborhood including but not limited to:  land use, 
zoning, density (residential), architectural style, building materials, height, 
structural mass, siting, open space and floor-to-area ratio (commercial and 
industrial). 
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The character of the neighborhood reflects a transitional area influenced by both existing 
residential development and planned corridor growth. The surrounding neighborhood to 
the north includes compatible uses such as existing single-family homes, as well as 
approved plans for multifamily apartments and townhomes. Adjacent land to the south 
and west is designated as open space and parkland within a natural stream corridor and 
is also adjacent to traditional single-family residential uses. The character of these 
adjacent areas and the corridor is defined by high-quality design and materials that are 
integrated into the natural landscape and topography. The vacant land to the east is 
anticipated to develop in a manner consistent with future mixed-use and commercial 
growth along the corridor. 

C.  The zoning and uses of nearby properties, and the extent to which the proposed 
use would be in harmony with such zoning districts and uses. 

The proposed low density multifamily development serves as a compatible use to the 
existing residential districts in the vicinity and provides an appropriate transition to the 
mixed-use area identified at the K-7 Highway and 119th Street corridor. 

D.  The suitability of the property for the uses to which it has been restricted under 
the applicable zoning district regulations. 

The site is currently zoned County Rural which does not permit the development of 
multifamily housing. The entire site is proposed to be zoned to the R-3 District, which 
permits uses such as multifamily, senior housing, townhomes, and assisted living 
facilities. 

E. The length of time the property has remained vacant as zoned. 

The property has remained undeveloped since prior to being annexed into the City in 
1998. 

F. The extent to which approval of the application would detrimentally affect nearby 
properties.  

This development is not anticipated to negatively impact nearby properties. The 
proposed townhomes are located at the northeast corner of the site, in proximity to an 
arterial street. A greenway is located both west and south of the proposed buildings, 
creating separation from the single-family residential neighborhood located southwest. 
The development provides a transition of uses to future commercial development near 
the intersection of 119th Street and K-7 Highway. 

G.  The extent to which development under the proposed district would 
substantially harm the value of nearby properties. 

Staff has not received any information indicating that the proposal would have a 
detrimental impact on the value of surrounding properties.  

H. The extent to which the proposed use would adversely affect the capacity or 
safety of that portion of the road network influenced by the use, or present 
parking problems in the vicinity of the property. 

The proposed increase in residential density in this area has been evaluated through a 
traffic impact study, and acceptable traffic operations for the roadway networks 
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surrounding the project site can be expected. A right turn lane into the development on 
119th Street is required. Within the development, driveways and garage spaces are 
provided in adequate quantities to support the housing units.  

 I.  The extent to which the proposed use would create air pollution, water pollution, 
noise pollution or other environmental harm. 

The development is not anticipated to create pollution or other environmental harm. The 
development will follow all regulations and requirements pertaining to stormwater, air 
quality, noise, and other related items. The development is maintaining existing tree 
stands and planting new vegetation in accordance with the UDO. 

J.  The economic impact of the proposed use on the community. 

Development of the subject property as multifamily will generate property taxes, and 
sales taxes by residents frequenting nearby commercial developments. 

K.  The gain, if any, to the public health, safety and welfare due to denial of the 
application as compared to the hardship imposed upon the landowner, if any, as 
a result of denial of the application.   

There is no gain or detriment to the public health, safety, or welfare if the application 
were denied. The proposed rezoning does not negatively impact public health, safety, 
or welfare as presented. If the rezoning were denied, the development could not be 
constructed as a City zoning district is required prior to development. 

12. Staff Recommendation 

Staff recommends approval the rezoning and preliminary site development plan (RZ26-0004) 
with the following stipulations: 

A. Staff recommends approval of RZ26-0004, Forest View Townhomes, for the following 
reasons: 

1. The proposed development complies with the policies and goals of the 

PlanOlathe Comprehensive Plan which this development was reviewed against.  

2. The requested zoning meets the Unified Development Ordinance criteria for 
considering zoning applications.  

B. Staff recommends approval of the rezoning to the R-3 District with no stipulations. 

C. Staff recommends approval of the preliminary site development plan with the following 
stipulations:  

1. A waiver is granted from UDO 18.20.090.B to reduce the minimum corner side 

yard setback from 20’ to 15’ feet. 

2. Genuine stucco must be used where stucco is identified on all primary facades to 
meet UDO requirements as a Class 1 material. 

3. Prior to issuance of any land disturbance permit, the applicant shall coordinate with 
staff to identify and document areas for additional tree preservation along the 119th 
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Street frontage, consistent with the corridor’s established character of significant 
natural, preserved areas.  

4. Exterior ground-mounted or building mounted equipment including but not limited 
to, mechanical equipment, utilities’ meter banks and coolers must be screened 
from public view with three (3) sided landscaping or an architectural treatment 
compatible with the building architecture. 



                                                                                               

 
 

PHELPS ENGINEERING, INC. 

1270 N. Winchester▬ Olathe, Kansas 66061 ▬ (913) 393-1155 ▬ Fax (913) 393-1166 ▬ www.phelpsengineering.com 

 
 
 
 
Date: March 4, 2026 
 
To: Taylor Vande Velde 
 Olathe Planning Dept. 
 
From: Judd D. Claussen, P.E. 
 Phelps Engineering, Inc. 
 
Re: Statement of Purpose for Zoning Amendment 
 Forest View Townhomes 
 PEI #250799 
 
This vacant property is currently zoned County RUR.  The applicant is requesting R-3 
zoning on the property so that the property may be developed as residential low density 
multi-family.   
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PRELIMINARY DEVELOPMENT PLAN
OVERALL LANDSCAPE TREE PLAN
1" = 50'-0"

0' 50' 100'25'

1. EACH BIDDER SHALL VISIT THE SITE OF THE PROPOSED WORK AND EXAMINE THE SITE CONDITIONS.  HE SHALL ALSO
CAREFULLY EXAMINE THE DRAWINGS FOR THE PROPOSED WORK AND FAMILIARIZE HIMSELF WITH ALL CONDITIONS, WHICH
MAY AFFECT THE PROPOSED WORK.

2. THE PLANTING PLAN GRAPHICALLY ILLUSTRATES OVERALL PLANT MASSING. EACH PLANT SPECIES MASSING SHALL BE
PLACED IN THE FIELD TO UTILIZE GREATEST COVERAGE OF GROUND PLANE. THE FOLLOWING APPLIES FOR INDIVIDUAL
PLANTINGS:

A. CREEPING GROUNDCOVER SHALL BE A MINIMUM OF 6"  FROM PAVING EDGE.
B. ALL TREES SHALL BE A MINIMUM OF 3' FROM PAVING EDGE.
C. ALL PLANTS OF THE SAME SPECIES SHALL BE EQUALLY SPACED APART AND PLACED FOR BEST AESTHETIC VIEWING.
D. ALL SHRUBS SHALL BE A MINIMUM OF 2' FROM PAVED EDGE.

3. NOTIFY LANDSCAPE ARCHITECT 1 WEEK PRIOR TO ANTICIPATED START OF PLANT MATERIAL INSTALLATION.  LANDSCAPE
CONTRACTOR SHALL DEMARCATE ALL PROPOSED PLANTING BED EDGES, SET OUT SHRUBS IN INTENDED LOCATIONS, AND
STAKE TREE LOCATIONS FOR APPROVAL BY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.  APPROVAL OF FINAL PLANT
MATERIAL LOCATIONS IS SUBJECT TO REVIEW BY LANDSCAPE ARCHITECT.

4. ALL NEW PLANT BED AREAS TO BE IRRIGATED.  REFER TO L3.00 FOR GENERAL PERFORMANCE SPECIFICATIONS, AND THE
PROJECT SPECIFICATIONS FOR MORE DETAILED IRRIGATION SYSTEM DESCRIPTION.

5. REFER TO L1.00 SERIES SHEETS FOR TREE PLANTINGS.

6. REFER TO L3.00 SERIES SHEETS FOR PLANTING DETAILS & SPECIFICATIONS.

7. IN THE EVENT OF WORK IN OR ON THE SANITARY MAIN.  ANY TREES OR PLANTINGS PLACED WITHIN THE SEWER EASEMENT
MAY BE REMOVED WITHOUT REPLACEMENT OR COMPENSATION THERE OF AND SHALL BE REPLACED BY THE PROPERTY
OWNER AS REQUIRED BY THE CITY.

8. UNLESS SPECIFIED OTHERWISE ON THE PLANS, ALL LANDSCAPE BEDS ARE TO BE DEFINED USING V-CUT (CULTIVATED) EDGE
METHOD.  STEEL EDGING IS ONLY TO BE USED ALONG AREAS OF RIVER ROCK WHERE ADJACENT TO SOFTSCAPES (TURF
AREAS, MULCHED LANDSCAPE BEDS, ETC.)  WHERE ROCK BEDS ARE ADJACENT PAVED EDGE, V-CUTTING SHOULD STILL BE
USED TO PROVIDE ROCK CONTAINMENT.

9. ALL SIGNAGE MUST COMPLY WITH UDO AND MUST BE APPROVED ADMINISTRATIVELY THROUGH A SEPARATE APPLICATION.

10. ALL PRIVATE TRAILS ARE TO BE FIVE (5) FOOT WIDE WITH A MINIMUM OF FOUR (4) INCH DEEP ASPHALT OR CONCRETE
SURFACE.  SEE CIVIL FOR DETAILS.

GENERAL NOTES:

LANDSCAPING, BUFFERS AND SCREENING (18.30.130):

A - F: ACKNOWLEDGED

G. STREET TREES: 40 O.C. AVERAGE
REQUIRED: PROVIDED:

119TH STREET = ARTERIAL STREET       N/A       N/A
MESQUITE/119TH TER./KENTON/120TH ST. = +/-2,700 LF / 40 LF = 68 TREES 68 TREES

H. LANDSCAPING ALONG ARTERIAL / COLLECTOR STREETS:

REQUIRED: PROVIDED:
119TH ST (ARTERIAL) = +/-1,050 LF/ 100 LF = 10.50

- EVERGREEN TREES = 10.50 * 8 = 84 TREES 68 TREES + EXISTING**
- SHADE TREES = 10.50 * 2 = 21 TREES 18 TREES + EXISTING**
- ORNAMENTAL TREES = 10.50 * 1 = 11 TREES 9 TREES + EXISTING**

**TREE SURVEY TO BE PROVIDED WITH FINAL DEVELOPMENT PLAN.

I. SCREENING: ACKNOWLEDGED.  SCREENING WILL BE PROVIDED WHEN LOCATIONS OF GROUND MOUNTED EQUIPMENT ARE KNOWN.

J. BUFFERS:
PROPOSED ZONING: RP-3

- WEST PROPERTY ADJACENT ZONING = RP-1:
BUFFER TYPE 3 REQUIRED = WIDTH: 20FT AND...

TOTAL DISTANCE = +/- 1,476 LF
NORTH = +/- 220 LF/ 100 = 2.2 REQUIRED: PROVIDED:

- SHADE TREES = 2.2 * 1.5 = 3 TREES 3 TREES
- ORNAMENTAL TREES = 2.2 * 1 = 3 TREES 2 TREES
- EVERGREEN TREES = 2.2 * 1.5 = 3 TREES 3 TREES
- SHRUBS / GRASSES - 2.2 * 35 = 77 SHRUBS 77 SHRUBS MIN.

SOUTH = +/- 1,256 LF/ 100 = 12.56 REQUIRED: PROVIDED:
- SHADE TREES = 12.56 * 1.5 =  19 TREES EXISTING TO REMAIN
- ORNAMENTAL TREES = 12.56 * 1 = 13 TREES EXISTING TO REMAIN
- EVERGREEN TREES = 12.56 * 1.5 = 19 TREES EXISTING TO REMAIN
- SHRUBS / GRASSES - 12.56 * 35 =  440 SHRUBS EXISTING TO REMAIN

- EAST PROPERTY ADJACENT ZONING = CTY RUR (AG):
BUFFER TYPE 1 REQUIRED = WIDTH: 10FT AND...

TOTAL DISTANCE = +/- 1,040 LF / 100 - 10.4 REQUIRED: PROVIDED:
- SHADE TREES = 10.4 * 1 = 10 TREES 10 TREES
- ORNAMENTAL TREES = 10.4 * 1 = 10 TREES 10 TREES
- EVERGREEN TREES = 10.4 * 1 = 10 TREES 10 TREES
- SHRUBS = 10.4 * 20 = 208 SHRUBS 208 SHRUBS MIN.

REQUIRED: PROVIDED:
K. RES. LOTS: 1 TREE / DU FOR MULTIFAMILY = 72 UNITS = 72 TREES 9 SHADE, 3 ORNAMENTAL, 8 EVERGREEN +

EXISTING TO REMAIN
· TOTAL AREA OF EXISTING TREES PRESERVED - +/- 116,170SF
· 60FT WIDTH BUFFER PROVIDED = 3X THE REQUIRED WIDTH OF 20FT
· AREA REMAINING TO BE USED FOR RESIDENTIAL LOT REQUIREMENT= +/-66,830SF
· 52 TREES REMAINING TO SATISFY REQUIREMENT K.  (72 REQUIRED - 20 PROPOSED NEW PROVIDED = 52 REMAINING)

- 66,830SF / 52 TREES = 1,285SF AVERAGE AREA OF EXISTING TO REMAIN USED TO SATISFY RESIDENTIAL TREE
REQUIREMENT.  THIS IS EQUIVALENT TO (52) 40FT DIAMETER TREES.

L. NONRESIDENTIAL LANDSCAPING: N/A

M. PARKING AND VEHICULAR USE AREAS: N/A

N.  ENVIRONMENTALLY SUSTAINABLE DESIGN / PRINCIPLES: ACKNOWLEDGED.

O. BUILDING FACADE / FOUNDATION LANDSCAPING: ACKNOWLEDGED.  DETAILED PLANTINGS WILL BE PROVIDED WITH FINAL
DEVELOPMENT PLAN.

P.  RESIDENTIAL TRAFFIC ISLANDS, THOROUGHFARE RIGHTS-OF-WAY, PLANTING RESTRICTIONS: N/A

LANDSCAPE REQUIREMENTS (OLATHE, KS)
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OVERSTORY TREE
Acer rubrum 'Brandywine' / Brandywine Red Maple 2.5" Cal., B&B
Acer rubrum 'Frank Jr.' / Redpointe® Maple 2.5" Cal., B&B
Acer rubrum 'October Glory' / October Glory Red Maple 2.5" Cal., B&B
Acer saccharum 'Bailsta' / Fall Fiesta® Sugar Maple 2.5" Cal., B&B
Acer saccharum 'Legacy' / Legacy Sugar Maple 2.5" Cal., B&B
Acer tataricum 'GarAnn' / Hot Wings® Tatarian Maple 2.5" Cal., B&B
Acer truncatum x platanoides 'Keithsform' / Norwegian Sunset® Maple 2.5" Cal., B&B
Acer truncatum x platanoides 'Warrenred' / Pacific Sunset® Maple 2.5" Cal., B&B
Acer x freemanii 'DTR 102' / Autumn Fantasy® Freeman Maple 2.5" Cal., B&B
Acer x freemanii 'Jeffersred' / Autumn Blaze® Freeman Maple 2.5" Cal., B&B
Betula nigra `Cully Improved` / Heritage® Improved River Birch 2.5" Cal., B&B
Ginkgo biloba 'Autumn Gold' / Autumn Gold Maidenhair Tree 2.5" Cal., B&B
Gleditsia triacanthos inermis 'Shademaster' / Shademaster Honey Locust 2.5" Cal., B&B
Gleditsia triacanthos inermis 'Skyline' / Skyline Honey Locust 2.5" Cal., B&B
Nyssa sylvatica 'MON2' / Majestic® Black Gum 2.5" Cal., B&B
Platanus x acerifolia 'Bloodgood' / Bloodgood London Plane Tree 2.5" Cal., B&B
Quercus bicolor / Swamp White Oak 2.5" Cal., B&B
Quercus bicolor / Swamp White Oak 2.5" Cal., B&B
Quercus rubra / Northern Red Oak 2.5" Cal., B&B
Quercus shumardii / Shumard Oak 2.5" Cal., B&B
Quercus x macdanielii 'Clemons' / Heritage® Oak 2.5" Cal., B&B
Tilia cordata 'Greenspire' / Greenspire Littleleaf Linden 2.5" Cal., B&B
Ulmus carpinifolia x parvifolia 'Frontier' / Frontier Elm 2.5" Cal., B&B
Ulmus parvifolia 'Emer II' / Allee® Lacebark Elm 2.5" Cal., B&B
Zelkova serrata 'Green Vase' / Green Vase Japanese Zelkova 2.5" Cal., B&B

ORNAMENTAL TREE
Acer ginnala / Amur Maple 1" Cal., B&B
Acer palmatum 'Bloodgood' / Bloodgood Japanese Maple 1" Cal., B&B
Amelanchier x grandiflora 'Autumn Brilliance' / Autumn Brilliance Apple Serviceberry Multi-stem, B&B
Cercis canadensis / Eastern Redbud 1" Cal., B&B
Cornus florida / Flowering Dogwood 1" Cal., B&B
Koelreuteria paniculata / Golden Rain Tree 1" Cal., B&B
Liriodendron tulipifera / Tulip Poplar 1" Cal., B&B
Magnolia grandiflora 'Brackens Brown Beauty' / Bracken's Beauty Southern Magnolia 1" Cal., B&B
Magnolia liliiflora x stellata 'Jane' / Jane Magnolia 1" Cal., B&B
Magnolia virginiana / Sweetbay Magnolia 1" Cal., B&B
Malus x 'Adirondack' / Adirondack Crabapple 1" Cal., B&B
Malus x 'Coralcole' / Coralburst® Crabapple 1" Cal., B&B
Malus x 'Prairifire' / Prairifire Crabapple 1" Cal., B&B
Malus x 'Royal Raindrops' / Royal Raindrops Crabapple 1" Cal., B&B
Malus x 'Sargentii' / Sargent Crabapple 1" Cal., B&B
Malus x 'Spring Snow' / Spring Snow Crabapple 1" Cal., B&B
Populus tremuloides 'NE Arb' / Prairie Gold® Quaking Aspen 1" Cal., B&B
Syringa reticulata 'Ivory Silk' / Ivory Silk Japanese Tree Lilac 1" Cal., B&B

EVERGREEN TREE
Cedrus atlantica 'Glauca' / Blue Atlas Cedar 6` Ht., B&B
Juniperus chinensis 'Keteleeri' / Keteleeri Chinese Juniper 6` Ht., B&B
Juniperus virginiana / Eastern Redcedar 6` Ht., B&B
Juniperus virginiana 'Taylor' / Taylor Eastern Redcedar 6` Ht., B&B
Picea abies / Norway Spruce 6` Ht., B&B
Picea glauca 'Densata' / Black Hills White Spruce 6` Ht., B&B
Picea mariana 'Wellspire' / Wellspire Black Spruce 6` Ht., B&B
Picea omorika / Serbian Spruce 6` Ht., B&B
Picea pungens 'Bacheri' / Bacheri Colorado Spruce 6` Ht., B&B
Picea pungens 'Fastigiata' / Columnar Colorado Spruce 6` Ht., B&B
Picea pungens 'Glauca' / Blue Colorado Spruce 6` Ht., B&B
Pinus strobus / White Pine 6` Ht., B&B
Thuja occidentalis / American Arborvitae 6` Ht., B&B

CONCEPT PLANT SCHEDULE
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8 PERENNIAL & GROUND COVER PLANTING
NOT TO SCALE 4 DECIDUOUS TREE PLANTING DETAIL

NOT TO SCALE 1 EVERGREEN TREE PLANTING DETAIL
NOT TO SCALE

9 V-CUT EDGING DETAIL
NOT TO SCALE

10 STEEL EDGING DETAIL
NOT TO SCALE

11 PLANT SPACING DETAIL
NOT TO SCALE

5 TREE PRESERVATION DETAIL
NOT TO SCALE 2 SHRUB PLANTING DETAIL

NOT TO SCALE

3 TYPICAL FREESTANDING PLANTER
NOT TO SCALE

7 DOWNSPOUT/SPLASH BLOCK DETAIL
NOT TO SCALE

6"
6"

TO EDGE
OF BED

1'-0" MIN.,
TYP.

6 LANDSCAPE AREA DRAIN DETAIL
NOT TO SCALE

BUILDING WALL
LANDSCAPE BED EDGE

LAWN AREA OR PAVED AREA
PER LANDSCAPE PLANS

LANDSCAPE BED PER
PROJECT DOCUMENTS

RIVER ROCK PER PROJECT SPECS
SPLASH BLOCK PER PROJECT SPECS

LANDSCAPE BED OR TURF
AREA, SEE LANDSCAPE PLANS

RIVER ROCK PER PROJECT SPECS
AREA DRAIN, PER CIVIL

DRIP IRRIGATION

HOLE FOR DRAINAGE, SEAL TO
CONDUIT OR LOCATE OVER DRAIN

CLEAN GRAVEL WRAPPED IN FILTER FABRIC
PLANTER PER SPECIFICATIONS

DOUBLE LINE POT WITH FILTER FABRIC

POTTED PLANTS PLANTING SOIL
MULCH PER SPECS
ANNUALS OR PLANTS PER PLAN

3" MIN. SPECIFIED MULCH
PULL AWAY FROM BASE OF PLANT

PLANT ROOT BALL AT GRADE
WHICH SHRUB WAS GROWN

SET ROOTBALL ON UNDISTURBED
SUBGRADE

EXISTING, UNDISTURBED SUBSOIL

SPECIFIED PLANTING SOIL MIX,
SCARIFY SIDES AND BOTTOM OF PIT.

CONTAINER TO BE REMOVED.
(NOTE: AFTER REMOVING POT MAKE
3 VERTICAL SLICES WITH KNIFE IF
PLANT IS ROOTBOUND.)

SPECIFIED LANDSCAPE EDGE

NOTES:
1.  PRUNE BROKEN AND DAMAGED TWIGS AFTER PLANTING.
2. CORNER OF ROOT SYSTEM TO BE AT LINE OF ORIGINAL GRADE.
3. LOCATE SHRUBS AS INDICATED OR 3.5' FROM BUILDINGS,

SIDEWALKS, CURBS OR OTHER EDGE CONDITIONS.

MULCH PER SPECIFICATIONS

NOTES:
1. SPACING FOR GROUNDCOVERS, SHRUBS, AND PERENNIALS

NOTED ON PLANS.
2. TILL SOIL IN BED TO A 12" MINIMUM DEPTH AND THOROUGHLY MIX

IN SOIL AMENDMENTS AS SPECIFIED.

60.0d

GROUNDCOVER OR SHRUB PIT

CONTAINER

DO NOT PRUNE OR DAMAGE
LEADER.  PLACE TREE IN PLUMB
POSITION.  PRUNE DAMAGED OR
DEAD WOOD IMMEDIATELY PRIOR
TO PLANTING.

SPECIFIED PLANTING
SOIL MIX, SCARIFY SIDES
AND BOTTOM OF PIT.
4" MIN. SPECIFIED MULCH:
HOLD MULCH BACK 2"
FROM TRUNK FLARE.
SPECIFIED LANDSCAPE
EDGE

FINISHED GRADE

CUT & REMOVE BURLAP FROM
TOP 1/3 OF ROOTBALL, REMOVE
WIRE BASKET, SET CROWN OF
ROOTBALL SLIGHTLY HIGHER
THAN FINISHED GRADE-2" MAX.

EXISTING UNDISTURBED SUBSOIL
NOTES:
1.  ALL TREES TO HAVE STRONG CENTRAL LEADER.
2. TREE STAKING AS REQUIRED PER SPECIFICATIONS.

NOTES:
1.  ALL TREES TO HAVE STRONG CENTRAL LEADER.
2. TREE STAKING AS REQUIRED PER SPECIFICATIONS.

DO NOT PRUNE OR DAMAGE
LEADER.  PLACE TREE IN PLUMB
POSITION.  PRUNE DAMAGED OR
DEAD WOOD IMMEDIATELY PRIOR
TO PLANTING.

TREE TIE SHALL BE LOCATED
ABOVE THE BOTTOM BRANCH
(AS SHOWN)

SAFETY FLAGGING-12"
LENGTH, 1" WIDE RIBBON
COLORED SAFETY ORANGE

TREE TIE SYSTEM-TIES SHALL
NOT HOLD TREE TIGHT

3-STUDDED STEEL FENCE
POSTS DRIVEN 1'-6" MIN. INTO
EXISTING SOIL. SPACE EVENLY
AROUND TREE.

4" MIN. SPECIFIED MULCH:
HOLD MULCH BACK 2" FROM
TRUNK FLARE.

SPECIFIED LANDSCAPE EDGE

FINISHED GRADE

EXISTING UNDISTURBED SUBSOIL

CUT & REMOVE BURLAP FROM
TOP 1/3 OF ROOTBALL, REMOVE
WIRE BASKET, SET CROWN OF
ROOTBALL SLIGHTLY HIGHER
THAN FINISHED GRADE-2" MAX.

SPECIFIED PLANTING SOIL MIX,
SCARIFY SIDES AND BOTTOM
OF PIT.

EXISTING UNDISTURBED SUBSOIL

GENTLY LOOSEN ROOTS

FIRM SOIL AROUND EACH PLANT
ROOT MASS

SPECIFIED PLANTING SOIL, MIX
INTO TOP 6" OF SOIL.

3" MIN. SPECIFIED MULCH
PULL MULCH BACK FROM BASE
OF PLANT

GROUND COVER OR PERENNIAL PLANT

EXISTING UNDISTURBED SUBSOIL

TURF AREA FINISH GRADE
MULCH AS SPECIFIED
WEED FABRIC BENEATH ROCK
MULCH ONLY

TURF AREA FINISH GRADE

MULCH AS SPECIFIED
WEED FABRIC TUCKED
INTO STEEL EDGING BENEATH
ROCK MULCH ONLY.

STEEL EDGING

1/2" MAX.

EDGING STAKE

EXISTING UNDISTURBED SUBSOILNOTE: STEEL EDGING TO BE
USED TO SEPARATE HARDWOOD
MULCH AND RIVER ROCK TYP.
EDGE COLOR TO BE BLACK.

NOTE: PRIOR TO COMMENCEMENT OF WORK, THE
CONTRACTOR SHALL IDENTIFY, TAG AND PROTECT, EXISTING
TREES TO BE SAVED. WORK CANNOT COMMENCE UNTIL TREE
PROTECTION IS IN PLACE AND APPROVED BY THE ARCHITECT.
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO
EXISTING TREES THAT ARE TO REMAIN.

DRIP LINE

ORANGE PLASTIC FENCE
METAL POST

4' HT. ORANGE PLASTIC
FENCE W/ METAL POSTS
(8' O.C.) AT DRIP LINE OF
OUTERMOST BRANCHES.

DRIP LINE OF EXISTING
TREE OR EXISTING TREE
GROUPING.

MINIMUM 12 GUAGE WIRE
OR HEAVY PLASTIC TIE
FASTNER, 3 PER POST,

SPACED AS SHOWN.

GENERAL NOTES:

1. EACH BIDDER SHALL VISIT THE SITE OF THE PROPOSED WORK AND EXAMINE THE SITE CONDITIONS.  HE SHALL ALSO CAREFULLY EXAMINE
THE DRAWINGS FOR THE PROPOSED WORK AND FAMILIARIZE HIMSELF WITH ALL CONDITIONS, WHICH MAY AFFECT THE PROPOSED WORK.

2. THE PLANTING PLAN GRAPHICALLY ILLUSTRATES OVERALL PLANT MASSING. EACH PLANT SPECIES MASSING SHALL BE PLACED IN THE
FIELD TO UTILIZE GREATEST COVERAGE OF GROUND PLANE. THE FOLLOWING APPLIES FOR INDIVIDUAL PLANTINGS:
A. CREEPING GROUNDCOVER SHALL BE A MINIMUM OF 6"  FROM PAVING EDGE.
B. ALL TREES SHALL BE A MINIMUM OF 3' FROM PAVING EDGE.
C. ALL PLANTS OF THE SAME SPECIES SHALL BE EQUALLY SPACED APART AND PLACED FOR BEST AESTHETIC VIEWING.
D. ALL SHRUBS SHALL BE A MINIMUM OF 2' FROM PAVED EDGE.

3. NOTIFY LANDSCAPE ARCHITECT 1 WEEK PRIOR TO ANTICIPATED START OF PLANT MATERIAL INSTALLATION.  LANDSCAPE CONTRACTOR
SHALL STAKE ALL PROPOSED PLANTING BED EDGES, SET OUT SHRUBS IN INTENDED LOCATIONS, AND STAKE TREE LOCATIONS FOR
APPROVAL BY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

4. LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY AND ALL PLANT MATERIALS PROPOSED FOR USE ON THE PROJECT.

5. CONTRACTOR WILL BE RESPONSIBLE FOR PLANTING ALL PLANT MATERIAL INDICATED ON THE PLANS.  PLANT SCHEDULE IS FOR SUMMARY
ONLY.  VERIFY ALL PLANT QUANTITIES PRIOR TO BIDDING.

6. CONTRACTOR WILL BE RESPONSIBLE FOR REMOVAL OF EXISTING TREES & PLANT MATERIAL AS INDICATED ON PLAN AND AS DIRECTED BY
LANDSCAPE ARCHITECT.  RELOCATE PERENNIALS & SHRUBS TO LOCATION INDICATED ON PLAN AND AS DIRECTED BY LANDSCAPE
ARCHITECT.

7. REPORT ANY DISCREPANCIES FOUND WITH REGARD TO EXISTING CONDITIONS OR PROPOSED DESIGN IMMEDIATELY TO THE LANDSCAPE
ARCHITECT.  DO NOT WILLFULLY PROCEED WITH CONSTRUCTION AS DESIGNED WHERE IT IS FOUND THAT KNOWN DISCREPANCIES EXIST.
THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO FAILURE TO GIVE SUCH NOTIFICATION.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH OTHER RELATED SITE WORK BEING PERFORMED TO
ACCOMPLISH SITE CONSTRUCTION OPERATIONS.

9. THE CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK, AND AGREES TO BE
FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE
AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

10. PLANT MATERIAL SHALL BE MAINTAINED AND GUARANTEED FOR A PERIOD OF ONE YEAR AFTER OWNER'S ACCEPTANCE OF FINISHED JOB.
ALL DEAD OR DAMAGED PLANT MATERIAL SHALL BE REPLACED AT LANDSCAPE CONTRACTOR'S EXPENSE PRIOR TO ACCEPTANCE.
RECOMMENDED DATES FOR PLANT MATERIAL INSTALLATION SHALL BE FEBRUARY 15 - MAY 15 AND SEPTEMBER 15 - DECEMBER 15.

11. THE PROJECT MAY BE AWARDED COMPLETION IN PHASES BUT IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE OWNER &
LANDSCAPE ARCHITECT WHEN A PHASE IS COMPLETE & A FINAL WALK THROUGH CAN TAKE PLACE.  CONTRACTOR SHALL IDENTIFY ON THE
PLANS THE LIMITS OF COMPLETED WORK AND/OR PHASES PRIOR TO THE WALK THROUGH.

12. LANDSCAPE CONTRACTOR SHALL MAINTAIN ALL PLANT MATERIAL UNTIL FINAL ACCEPTANCE, AT WHICH POINT THE ONE YEAR GUARANTEE
BEGINS.

13. FINISHED GRADE TO BE TOP OF MULCH OR TURF FOR ALL LANDSCAPE AREAS. REFER TO CIVIL PLANS FOR GRADING INFORMATION.

MATERIALS:

1. PLANT MATERIAL SHALL BE HEALTHY, VIGOROUS, AND FREE OF DISEASE AND INSECTS AS PER AMERICAN ASSOCIATION OF NURSERYMEN
STANDARDS.

2. PLANT MATERIAL SHALL NOT BE PRUNED PRIOR TO INSTALLATION.  AFTER PLANTS HAVE BEEN INSTALLED, EACH PLANT SHALL BE PRUNED
TO UNIFORMITY.

3. SHREDDED BARK MULCH SHALL BE FINELY CHIPPED AND SHREDDED DARK BROWN HARDWOOD CHIPS CONSISTING OF PURE WOOD
PRODUCTS AND FREE OF ALL FOREIGN SUBSTANCES.

4. CONTRACTOR SHALL USE AN APPROVED TREE TIE SYSTEM THAT IS EASILY ADJUSTABLE, STRONG IN ALL WEATHER, AND EASILY ATTACHED
AND REMOVED.  HOSE AND WIRE ARE NOT ACCEPTABLE FOR STAKED TREES.  PROVIDE THE FOLLOWING OR APPROVED EQUAL:  "CINCH
TIES" BY J. LICHTENTHALER, "ADJ-A-TYPE" BY HEAVYWEIGHT ONLY, A PLASTIC CHAIN TWIST TIE, OR "PLASTIC BINDER TYE" A TIE WITH
TAPERED BEADS THAT SNAP LOCK BY A.M. LEONARD AND SONS.  ALL DECIDUOUS AND EVERGREEN TREES TO BE STAKED, INCLUDING ALL
UPRIGHT EVERGREEN SHRUBS GREATER THAN 3FT IN HEIGHT.

5. SEED SHALL BE A SUN & PARTIAL SHADE, COOL-SEASON GRASS BLEND OF 50% KENTUCKY BLUEGRASS (POA PRATENSIS), 30% CHEWINGS
RED FESCUE (FESTUCA RUBRA VARIETY), 10% PERENNIAL RYEGRASS (LOLIUM PERENNE), AND 10% REDTOP (AGROSTIS ALBA).  SOW SEED
AT A RATE OF 5-8 LBS./1,000 SF.  RAKE SEED LIGHTING INTO TOP 18 INCH OF SOIL, ROLL LIGHTLY, & WATER WITH FINE SPRAY.

6. SOD SHALL BE CERTIFIED TURFGRASS SOD COMPLYING WITH ASPA SPECIFICATIONS FOR MACHINE-CUT THICKNESS, SIZE, STRENGTH,
MOISTURE CONTENT, AND MOWED HEIGHT, AND FREE OF WEEDS AND UNDESIRABLE NATIVE GRASSES. SOD SHALL BE A BLEND OF NOT
LESS THAN 3 IMPROVED KENTUCKY BLUEGRASS (POSPARATENSIS) VARIETIES, A NATIVE MIXTURE OF HOUNDOG, REBEL, OR FALCON, FINE
LEAFED TALL FESCUE (FESTUCA ARUNDINACEA), AND RYE (LOLIUM JULTIFLORUM AND PERENE DOMESTIC).  IT SHALL BE A MIX OF 20%
KENTUCKY BLUEGRASS, 70% FINELEAFED TALL FESCUE, AND 10% RYE.  SOD SHALL BE WELL ROOTED, 2 YEAR OLD STOCK, HARVESTED IN
ROLLS, FERTILIZED 2-3 WEEKS PRIOR TO CUTTING. ALL SOD SHALL BE MACHINE CUT AND VIGOROUSLY GROWING (NOT DORMANT).
MAXIMUM TIME FROM STRIPPING TO PLANTING SHALL BE 24 HOURS.

7. ALL NEW PLANT BEDS, TURF AREAS, AND NATIVE PLANTING AREAS (IF APPLICABLE) ARE TO BE IRRIGATED.  REFER TO SPECIFICATIONS.

8. ROCK BEDS SHALL SHALL BE BUFFALO RIVER ROCK, 3"-8", BY HOUSE OF ROCKS OR APPROVED EQUAL.  ALL ROCK BED AREAS SHALL HAVE
FILTER FABRIC & BE 4" MIN. DEPTH.  PROVIDE METAL EDGING FOR ALL ROCK BEDS EXCEPT WHERE ADJACENT TO PAVEMENT OR OTHER
HARD SURFACES.  CONTRACTOR TO INCLUDE V-CUT EDGE ALONG PAVING TO PROVIDE ROCK CONTAINMENT.

9. METAL EDGING TO BE COLMET STEEL LANDSCAPE EDGING, 14 GAUGE X 4" HT.,  COLOR TO BE BLACK, OR APPROVED EQUAL.

10. FILTER FABRIC TO BE DeWITT PRO - 5 WEED BARRIER 5oz NEEDLE PUNCH WOVEN, COLOR BLACK, OR APPROVED EQUAL.

INSTALLATION:

1. RECOMMENDED DATES FOR TREE AND SHRUB PLANTING SHALL BE FEBRUARY 15 - MAY 31 AND SEPTEMBER 15 - DECEMBER 15.

2. STRIP TOP SOIL & SAVE FOR PLANTING AREAS.  EXCAVATE TO A DEPTH OF 6" FOR ALL LAWN AREAS AND AMEND WITH PLANTING SOIL MIX.
A 10-10-10 FERTILIZER SHALL BE SPREAD OVER ALL PLANTING AREAS PRIOR TO PLANTING, AT A RATE OF 50 POUNDS PER 2,000 SQUARE
FEET. REFER TO PLANTING DETAILS FOR PLANTING SOIL MIX DEPTHS FOR PERENNIAL, GROUNDCOVER, SHRUB BEDS AND TREE PLANTING.

3. AFTER PLANTS HAVE BEEN INSTALLED, ALL PLANTING BEDS SHALL BE TREATED WITH DACTHAL PRE-EMERGENT HERBICIDE PRIOR TO
MULCH APPLICATION.

4. PLANT PIT BACKFILL FOR TREES AND SHRUBS SHALL BE 25% COTTON BOLL COMPOST, AND 25% TOPSOIL, AND 50% EXISTING SOIL. TOPSOIL
SHALL BE NATURAL FERTILE, FRIABLE SOIL POSSESSING CHARACTERISTICS OF REPRESENTATIVE PRODUCTIVE SOILS IN THE AREA. SOIL
SHALL NOT BE EXCESSIVELY ACID, ALKALINE OR TOXIC THAT MAY BE HARMFUL TO PLANT GROWTH. ALSO, FREE OF CLAY LUMPS, STONES,
STUMPS, ROOTS OR SUBSTANCE 2" OR MORE IN DIAMETER.

5. PLANTED BED EDGES SHALL BE IN STRAIGHT LINES OR GENTLE FLOWING CURVES.  SUDDEN CURVES OR SHARP ANGLES SHOULD BE
AVOIDED.

6. MULCH ALL PLANTING BED AREAS TO A MINIMUM DEPTH OF 3". MULCH INDIVIDUAL TREES TO A MINIMUM DEPTH OF 4".

7. METAL EDGING TO BE INSTALLED WITH CORRESPONDING METAL STAKES PER MANUFACTURERS RECOMMENDATIONS, INCLUDING CORNER
EDGING STAKES WHERE EDGING MAKES A 90 DEGREE TURN (IF APPLICABLE).  DO NOT BEND EDGING.  EDGING SHOULD BE LAID OUT IN
ADVANCE OF INSTALLATION TO ENSURE PIECES CAN BE CUT AND CORNER STAKES PROPERLY INSTALLED.

8. FILTER FABRIC IS TO BE INSTALLED WITH GARDEN STAPLES AND PROVIDE APPROXIMATELY 3" MIN. OVERLAP AT ALL SEAMS.

IRRIGATION PERFORMANCE SPECIFICATIONS (IRRIGATION IS TO BE DESIGN-BUILD BY CONTRACTOR):
PROVIDE 100% COVERAGE COMPLETE WORKING IRRIGATION SYSTEM FOR ALL NEW TURF AREAS (SEED AND/OR SOD), ALL NEW
PLANTING BEDS, ALL NEW NATIVE AREAS, AND ALL NEW TREES AND EXISTING TREES TO REMAIN.  INCLUDE ELECTRICAL CONNECTION
(WITH GROUNDING AS REQUIRED) AND IRRIGATION SLEEVES AS NECESSARY.  DRIP IRRIGATE ALL PLANTING BEDS.  PRIOR TO
INSTALLATION, PROVIDE PLAN SHOWING ALL IRRIGATION MATERIALS INCLUDING ALL EQUIPMENT SIZES AND DETAILS TO LANDSCAPE
ARCHITECT FOR APPROVAL.  COMPLY WITH REQUIREMENTS OF AUTHORITY HAVING JURISDICTION (AHJ) FOR IRRIGATION SYSTEMS &
BACKFLOW PREVENTOR, AND METERING METHODOLOGY.   CONTRACTOR SHALL SUBMIT AS-BUILT DRAWINGS TO LANDSCAPE
ARCHITECT & OWNER AFTER FINAL INSTALLATION AND PRIOR TO FINAL ACCEPTANCE.  INCLUDING ALL HEAD & EQUIPMENT LOCATIONS
& MAINTENANCE DATA FOR ALL EQUIPMENT PROVIDED.  CONTRACTOR SHALL PROVIDE AN ON-SITE WALK THROUGH OF THE SYSTEM
AND FULLY DESCRIBE ITS OPERATION WITH OWNER.  CONTRACTOR SHALL ACHIEVE FINAL ACCEPTANCE WHEN SYSTEM IS FULLY
OPERATIONAL, AND APPROVED BY OWNER, AND AS-BUILT DRAWINGS AND PROJECT MANUALS HAVE BEEN ACCEPTED AND APPROVED.

CONTRACTOR IS RESPONSIBLE FOR PROVIDING ALL EQUIPMENT FOR FULLY OPERATIONAL SYSTEM, INCLUDING, BUT NOT LIMITED TO:
· ZONE CONTROL DEVICE
· DECODER(S)
· WEATHER SENSORS AS COORDINATED WITH OWNER (RAIN SENSORS AT A MINIMUM)
· DRIP LINES, SPRAY HEADS, ROTORS (TO BE ILLUSTRATED IN SHOP DRAWINGS AND PROVIDED TO LANDSCAPE ARCHITECT)
· FLEX TUBING AS REQUIRED
· PIPING WITH FITTINGS AND SLEEVES
· ALL WIRING  AND CONNECTIONS
· VALVES AND VALVE BOXES
· PRESSURE REGULATORS (IF REQUIRED - COORDINATE WITH PROJECT MEP AND / OR CIVIL ENGINEERS)

PIPING SPECIFICATIONS:
 A.  MINIMUM WORKING PRESSURE RATINGS: 

1. PRESSURE PIPING: 150 PSIG (1035 KPA).
2. CIRCUIT AND DRAIN PIPING: 100 PSIG (690 KPA)

B.  MAIN LINE TO BE CL-200 POLYVINYL CHLORIDE PIPE OR ASTM D 1785, PVC 1120, SCHEDULE 40, SOCKET-TYPE FITTINGS; AND
SOLVENT-CEMENTED JOINTS OR APPROVED EQUAL.

1.  PIPE UP TO AND INCLUDING 2-1/2 INCHES IN DIAMETER SHALL HAVE BELL AND SOCKET JOINTS.
2.  PIPE GREATER THAT 2-1/2 INCHES IN DIAMETER SHALL HAVE SNAP CONNECTIONS WITH RUBBER GASKET JOINTS.

A.  THRUST BLOCKS SHALL BE REQUIRED IN CONJUNCTION WITH RUBBER GASKET JOINT PIPE.
C. LATERAL LINES TO BE CL-200 PVC PIPE OR APPROVED EQUAL.
D. DRIP TUBING: POLY TUBING OR APPROVED EQUAL.
E. SLEEVES: MINIMUM DIAMETER OF 2 TIMES LARGER THAN THE PIPE OR PIPE(S) SCHEDULED TO PASS THROUGH THEM. SLEEVES

SHALL BE A MINIMUM OF 2 INCH DIAMETER AND SHALL BE SCHEDULE 40 PVC PIPE.
F. PLASTIC FITTINGS:

1. UTILIZED THROUGHOUT THE SYSTEM (MAINS AND LATERALS) IN WARM CLIMATES AND MAIN LINES IN COLDER CLIMATES:
SCHEDULE 40 PVC PIPE.

2. UTILIZED FOR LATERALS OF FLEXIBLE POLYETHYLENE PIPE, TYPE 1 PVC INSERT FITTINGS DESIGNED FOR USE WITH THIS TYPE
OF PIPE CONFORMING TO ASTM D 2609.

A. PIPE AND FITTINGS SHALL BE JOINED WITH STAINLESS STEEL LOCKING PINCH CLAMPS OR
STAINLESS STEEL SCREW CLAMPS.

G.  MINIMUM COVER:
1.  IN LAWN AND PLANTING AREAS:

A.  MAINS - MINIMUM 18 INCHES BELOW FINISH GRADE.
B.  LATERALS AND CONTROL VALVES - MINIMUM 12 INCHES BELOW FINISH GRADE.

2.  ROADWAYS OR PARKING AREAS: MINIMUM 24 INCHES BELOW FINISH GRADE.
H.  CLEARANCES: MINIMUM OF 3-INCHES BETWEEN PARALLEL LINES IN THE SAME TRENCH OR VERTICAL CLEARANCE BETWEEN LINES
CROSSING AT ANGLES.
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PHELPS ENGINEERING, INC. 

1270 N. Winchester▬ Olathe, Kansas 66061 ▬ (913) 393-1155 ▬ Fax (913) 393-1166 ▬ www.phelpsengineering.com 

 

Date: April 8, 2026 
 
Meeting Date: March 31, 6:00-8:00 PM  
 
Location of Meeting: Community Center of Olathe 
 1205 E Kansas City Rd 
 Olathe, KS 66061 
 
Project: Forest View Townhomes 
  
Project/File No.: 250799 
 
Neighborhood Attendees: See attached Sign in Sheet 
 
Development Team:  Judd Claussen – Phelps Engineering 
  John Webber – Phelps Engineering 
  Brad Hus– NSPJ Architects 
  Iris Abramof- NSPJ Architects 
  Clint Evans- NSPJ Architects 
  Jeff Gifford- Rodrock Development 
 
Copy: Olathe Planning Department 

 
1. Judd Claussen welcomed attendees. Attendees signed the sign-in sheet. 
2. Judd Claussen introduced the project location using an aerial of the surrounding 

area. The site is located west of K-7 and 119th Street, just south of Timberstone 
Ridge and east of Forest View. 

3. Invitations for this meeting were mailed to all residents within 500 feet of the 
property. It was noted that some Forest View residents were not aware of the 
meeting until the day of, through their HOA. 

4. The following public hearing and City Council dates were presented: 
• City Planning Commission Public Hearing: April 27, 2026 at 7:00 PM. 

Attendees were advised to verify the meeting location on the City of Olathe 
website prior to attending. 

• City Council Action: May 19, 2026. 
• A notice of proposed rezoning has been posted on the property. 

5. The property is currently zoned CTY RUR. Adjacent zoning includes R-1 Single 
Family to the north, RP-1 to the west, RP-3 to the northeast, and PRB-2 
surrounding the area.  The current CTY RUR zoning is derived from the 
annexation of this land into the jurisdiction of Olathe from the county.  The 
property has never been officially zoned.  Our application is intended to zone the 
property R-3. 
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6. Per the current Future Land Use Plan, the site is designated as Urban Mixed Use 
Center under the K-7 Corridor Plan. The applicable land use categories include: 
• Low-density residential 
• Parks and open space 
• Conservation 
The low-density residential category within this designation is oriented toward 
attached multifamily units rather than detached single-family homes. 

7. The Rodrock family previously dedicated approximately 40 acres adjacent to 
Forest View for public use. A public trail is planned for this area. The proposed 
development includes a pedestrian path connection to this future trail. 

8. The proposed site plan includes 14 buildings ranging from 4 to 6 units per 
building: 
• Phase 1: 48 units 
• Phase 2: 24 units, including a stream crossing 

9. The landscape and amenity plan was presented. Amenities include a picnic 
structure, pedestrian paths, grills, and lawn game areas. 

10. The site presents significant topographic challenges. Each unit includes a one-car 
attached garage. The landscape plan preserves tree buffers to the south and 
west. 

11. Question: Why are street connections shown to the east? 
Response: The connections are included for community connectivity and future 
development design considerations. The layout also satisfies IFC requirements 
for fire truck maneuverability. 

12. The HOA president raised concerns regarding traffic impact from 52 units. Key 
items noted: 
• 119th Street is planned to be widened to a 4-lane divided arterial, with 

expansion to the north. 
• A resident noted that a westbound left turn lane may be a higher priority than 

an eastbound right turn lane. The development team indicated this is being 
discussed with the City. 

• The idea of an acceleration lane onto eastbound 119th from this development 
was also discussed. 

• Residents think that the eastbound right-turn lane is great, but that is not 
enough to address their traffic concerns. 

13. Site sections were presented showing the significant grade change across the 
property. 

14. Iris Abramof presented building elevations, floor plans, and renderings. Key 
details: 
• Exterior materials: modern design using a mix of stucco, lap siding, glass, and 

stone. 
• Pitched roof with asphalt shingles. 
• The garage entry is recessed to provide architectural depth and visual 

interest. 
• Each unit includes a private patio or deck and approximately 1,600 SF of 

livable space. 
15. Question: Will units have basements? 
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Response: Most units will have basements. Some units will be stepped due to 
grade, but basements are anticipated for the majority.  Units having slab on 
grade are along the northern area of the site were excavating basements would 
be into rock shelf. 

16. Question: Will any units have a main-floor bedroom? 
Response: Yes. At least one unit per building will include a main-floor bedroom. 
Each unit also includes a one-car attached garage.    

17. Question: Will units be available for rent or for sale? 
Response: Jeff Gifford (Rodrock Development) indicated this has not yet been 
determined. 

18. Judd Claussen closed the formal presentation by reiterating the upcoming public 
hearing dates. The City Planning Commission public hearing is scheduled for April 
27, 2026 at 7:00 PM. City Council action is tentatively scheduled for May 19, 
2026. Attendees were encouraged to confirm meeting details on the City of 
Olathe website. 
 
 
General Questions and Discussion 
The following items were discussed during the open question period following 
the formal presentation. 
 

1. Question: Was this property owned by someone else? 
Response: Not recently, it has been in the possession of the Rodrock family for a 
long time. 

2. A Forest View resident expressed support for the residential use of the site over 
a more dense or commercial use, but raised concerns about traffic. The resident 
noted a preference to avoid an acceleration lane with a curb cut and expressed 
interest in pocket parks along 119th Street. 
Response: Pocket parks along this segment of 119th Street are not planned 
beyond what is currently shown. The team noted NSPJ Architects is involved in 
the landscape design, and that the city has concerns with too much pedestrian 
presence along 119th and preferred that all this activity be pushed interior to the 
site. The SE street connections meet IFC requirements for fire truck 
maneuverability. 
 

3. The HOA president expressed appreciation for the renderings but noted the 
design does not feel consistent with Rodrock's typical product. Concerns were 
also raised that signage on the property implied single-family homes rather than 
attached multifamily units. 
Response: The future land use designation supports multifamily development 
rather than detached single-family homes. 
 

4. Residents questioned if this was Rodrock’s first townhome development. 
Response: No, they have done townhomes in other areas of Olathe and Johnson 
County. 
 

5. Question: Does the site require two points of egress? 
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Response: Yes it is shown as two points of egress. The second egress connection 
can be constructed to the east as part of Phase 2 into future development.  
 

6. Question: Are there plans for an arterial street through these properties (note: 
properties referenced are east of this site) ? 
Response: There are future roads east of this site and this will likely align with 
the proposed streets for the RP-3 on the north side of 119th, which is further east 
of this site. 
 

7. Question: Is on-street parking provided? Is there sufficient parking overall? 
Response: On-street parking is permitted on public roads. The site exceeds 
parking requirements through 1 garage and 1 driveway space per unit alone. 
Concerns were raised that residents may not use both the garage and driveway 
spaces, reducing effective parking availability. The total number of on-street 
spaces is to be determined and will be shared with neighbors.  One resident 
asked if we would consider providing additional parking along the driveways.  
This may be a consideration but provided on an as-needed basis. 
 

8. Question: Will there be a requirement to park in the garages? 
Response: No, but all units will have driveways to park in as well. 
 

9. Question: Will the greenspaces become parking fields if more parking is needed? 
Response: No, greenspaces are required.  There are no plans to create parking 
in any of the greenfields. 
 

10. Residents expressed concern that this development will worsen existing traffic 
conditions on Clare Road. Pedestrian safety concerns were also raised, including 
the inability to safely cross Clare Road and reported accidents near 121st and 
127th Streets. 
Response: Pedestrian and crosswalk concerns will be shared with City staff.  
There was recently a crosswalk with signage and flashing light added at 119th & 
Mesquite.  The City’s Capital Improvement Program (CIP) will address future 
road improvement needs. Project team does not have detailed information or 
timelines for the 119th Street corridor improvements (including wider walkways). 
 

11. Will our proposed entry align with existing Mesquite? 
Response: Yes 
 

12. Question: Is the property currently zoned R-1? 
Response: No. The property is currently zoned CTY RUR. The rezoning 
application requests R-3, which is consistent with the City’s future land use 
designation in Plan Olathe. 
 

13. Question: Would the developer consider R-1? 
Response: It has been considered in the past, but that does not meet the 
comprehensive plan vision for this area. 
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14. Question: Will the development include a clubhouse or pool? 
Response: No. Amenities are limited to outdoor gathering spaces, pedestrian 
paths, grills, and lawn game areas. 
 

15. Question: What is the anticipated price point if units are sold? 
Response: Approximately $425,000 to $475,000 per unit. 
 

16. Question: Are the overhead power lines in conflict with the proposed trees? 
Response: No. The power lines are within the utility easement and the proposed 
trees are not located within easement and are futher back (to south). The berm 
is south of the power lines. 
 

17. A resident asked about the Kenton Street grading plan. 
Response: The grading plan was available for review and discussion at the 
meeting.  (this area and grading was reviewed with resident after the meeting, 
generally discussing the grades of the proposed Kenton street). 
 

18. Question: Will utilities be buried? 
Response: Yes. All new utilities will be buried. 
 

19. Question: Will utility installation require service shutdowns? 
Response: Water will be hot-tapped; no service shutdowns are anticipated. 
Power work will be handled similarly. A lane closure will be required for turn lane 
construction, but no utility shutoffs are planned. 
 

20. Question: What is the anticipated construction timeline? 
Response: Utility construction is expected over the winter of 2026-2027, with 
street paving in Spring/Summer 2027.  Home site construction is anticipated to 
begin in 2027.  Full buildout is estimated at approximately three years. 
 

21. A resident suggested reducing the two northern buildings from 6-unit to 4-unit 
buildings in order to maintain the existing trees for the buffer, rather than 
installing a berm with proposed new trees.. A Timberstone resident at the north 
boundary also raised concerns about line-of-sight impacts from the proposed 
development. 
Response: The team will evaluate options to preserve some of the existing tree 
buffer. Line-of-sight impacts for the Timberstone neighbor will also be reviewed. 
 

22. Concerns were raised about crosswalk safety at the connection to Timberstone 
from 119th Street. 
Response: The team will evaluate mirroring the median design used on Mesquite 
to the north. No additional right-of-way acquisition is planned on the south side 
of 119th Street. The City plans to expand the roadway to the north for the 
divided arterial, but project team does not have detailed information or timelines 
for these improvements.  As it stands, this development would not be enough to 
trigger these improvements. 
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23. Judd Claussen reiterated the upcoming public hearing dates to close the 
meeting. The City Planning Commission public hearing is scheduled for April 27, 
2026 at 7:00 PM. City Council action is scheduled for May 19, 2026. Attendees 
were encouraged to verify the meeting location on the City of Olathe website 
prior to attending. 
 
This concluded the meeting. 
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Date: March 31, 2026 
 
To: City of Olathe, Kansas 
  
From:   Doug Ubben, Jr., P.E., Phelps Engineering, Inc. 
 
Re: Request for Waiver – Corner Yard Setback 
 PEI #250799 
 

Requirement: 
UDO Section 18.20.090 – R3, Site Column 2 
Corner side yard (minimum)  – 20 ft 
 
Proposal: 
 
To reduce the minimum corner side yard setback to 15 feet for the above-referenced project. 
Site topography limits the buildable area for the project. The 15-foot corner side setback 
matches the provided front setback, maintaining consistent spacing across both street-facing 
yards. 
 
 

The approving authority may approve the waiver if the applicant demonstrates one (1) 
or more of the following, and if the area proposed for modification is illustrated on the 
plat or site development plan: 
 
(a)  An alternative higher quality development design with no negative impacts to 
either the residential or nonresidential properties. 
RESPONSE:    The developable space on the site is constrained by the steep 
conditions slopes over a large portion of the site.  The reduced corner yard setback 
allows the development to stay confined within the developable area.  The 5 foot 
reduction in setback on the corner side yards will not have any negative impacts to 
neighboring properties as the locations of the reduced setbacks are all internal to the 
site.   
 
(b)  Development restrictions imposed on the property to ensure low impact land 
uses, low scale buildings and a site design arrangement in which adjoining 
residential properties will not be negatively impacted by any change in the 
applicable regulations. 
RESPONSE:  The developable space on the site is constrained by the steep conditions 
slopes over a large portion of the site.  The reduced corner yard setback allows the 
development to stay confined within the developable area.  The 5 foot reduction in 
setback on the corner side yards will not have any negative impacts to neighboring 
properties as the locations of the reduced setbacks are all internal to the site.   
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(c)  Existing topography, hedgerows or natural features provide significant 
screening and an appropriate buffer for adjoining properties. 
RESPONSE:  There is a large tree canopy between this development and the existing 
subdivision. 
         
(d)  Significant buffers are provided on adjoining residential properties and those 
properties will not be negatively impacted by a change in the applicable 
regulations. 
RESPONSE:  There is a large tree canopy between this development and the existing 
subdivision.         
 
(e)  The regulation impose an unnecessary hardship upon the property owner 
arising from conditions unique to the property and alternative site design, 
building design and building arrangements are not possible.  In such instances, 
findings shall be prepared that: 
 (i)  No private rights will be injured or endangered by the waiver. 
 (ii)  The public will suffer no loss or inconvenience thereby and that in 

justice to the applicant or applicants the application should be granted. 
RESPONSE:  The developable space on the site is constrained by the steep conditions 
slopes over a large portion of the site, which is unique.  The setback requirement 
causes an unnecessary hardship due to these conditions.  There will be no loss or 
inconvenience to neighboring properties with this waiver. 
  
Sincerely, 

 
Phelps Engineering, Inc. 
 
 
 
 
 
Doug Ubben, Jr., P.E. 
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Anna Will

From: Planning Contact
Subject: FW: RZ26-0004

 

From: Pam Wiksten <wikstenp@gmail.com>  
Sent: Sunday, April 19, 2026 3:40 PM 
To: Planning Contact <PlanningContact@OLATHEKS.ORG> 
Subject: RZ26-0004 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

We are writing to you to express our  concern about case rz26-0004 that proposes 
rezoning of the area from rp-1 to rp-3.  The plan would include 72 dwelling units.  If 
each unit had one individual with one car, there would be 72 additional drivers trying to 
access 119th which is already heavily traveled.  This is especially so during rush hour. 
 
Additionally, an apartment complex is in the development stage(just northeast of the 
proposed Forest View townhouses) that will result in more traffic on 119th.  The City of 
Olathe acknowledges the traffic issues on 119th and Clare and has proposed 
construction of a round-about at that intersection to slow the CURRENT flow of traffic. 
 
Aesthetically, it would be unfortunate to destroy a pretty, peaceful part of the 
neighborhood to build townhomes. 
 
Thank you for reading our concerns. 
 
Pam and Cliff Wiksten 
18 year residents of the Estates of Forest View 
24187 W. 121 Terrace  
816-506-0516-Pam 
816-506-7842-Cliff 
 
 
















