\\‘ AGENDA

BELTON | CITY OF BELTON
77 PLANNING COMMISSION
d MEETING & PUBLIC HEARING

MONDAY, DECEMBER 7, 2015 - 6:00 P.M.
CITY HALL ANNEX, 520 MAIN STREET

R CALL MEETING TO ORDER

i ROLL CALL

L. APPROVAL OF THE MINUTES OF THE NOVEMBER 16, 2015 PLANNING COMMISSION
MEETING

v. PUBLIC HEARING
A. Consideration of a zone change from M-1 (Light Manufacturing) to C-2 (General

Commercial) District, for a 2.94-acre tract of land, described as Dean-Co Development
Park, Block 4, Tract lI-A, located on Cunningham Industrial Parkway.

V. CONSIDERATION
A. Consideration of Final Plat approval for Highlands, Lot 1, a 2.94-acre, tract of land for the
development of a 7,684-sq. ft. Veteran’s Care facility.
B. Consideration of a Preliminary Development Plan approval for Freddy’s Restaurant, located

at 1822 E. North Ave.

VI. DISCUSSION
A. Discussion of sign changes concerning Street Name Signs with Pictographs.

Vii.  DIRECTOR’S REPORT

VI, NEXT MEETING DATE: JANUARY 4, 2016

Vill. ADIJOURNMENT




MEETING MINUTES

NOVEMBER 16, 2015



Minutes of Meeting
Belton Planning Commission
City Hall Annex, 520 Main Street
Belton, Missouri
November 16, 2015

CALL TO ORDER
Chairman Holly Girgin called the meeting to order at 6:00 p.m.

ATTENDANCE
Commission: Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn,
Chuck Crate, Larry Thompson and Counciiman Chet Trutzel.

Staff. Jay Leipzig, Community & FEconomic Director, Robert Cooper, City Planner, Megan
McGuire, City Attorney, Jennifer Dutcher, Community Development Secretary, Zach
Matteo, City Engineer and Bobby Sperry, Fire Marshal.

Absent: Commissioner Chris Christensen and Mayor Jeff Davis.,

MINUTES
Commissioner Davila moved fo approve the minutes of the November 2, 2015 Planning Commission
meeting. Seconded by Commissioner Crate. All members present voted in favor and the motion carried.

DISCUSSION
Chairman Girgin announced the consideration of the special use permit to allow a used car sales business
at 100 Electronics Parkway has been continued until December 7, 2015.

Mr. Cooper presented the staff report for the consideration of the Preliminary Plat approval for the Belton
Gateway Phase 2 noting the project as a 30-acre commercial/retail development located west of 163"
Street and north of Turner Road. The City’s future land use map identifies this area one of the city’s
major retail/commercial corridor and entry-way into the City of Belton. Retail stores, restaurants and
hotels are a permitted use by-right in this commercial corridor. Access to the development will be from
Markey Parkway, Turner Road and 163™ Street, with controlled signalized intersections, The 163™ Street
roadway access alignment for Turner Road will be altered from its current alignment, The proposed
access alignment will shift south approximately 340-lineal feet and line it up with an existing stub-out on
163™ Street. This will allow for roadway improvements to Turner Road, which includes an 80-foot right-
of-way. The new commercial development will have a couple of areas dedicated on site for storm-water
detention. There will be a drainage casement located along the 163" Street frontage, between Turner
Road and Markey Parkway, which will be used for rain-gardens full of wetland vegetation, The other 5.0-
acre storm-water detention site will be located at the northwest section, to include stream mitigation Best
Management Practices (BMP). Mr. Cooper stated staff supports a recommendation to approve the
Preliminary Plat of the Belton Gateway Addition Unit 2.

Commissioner McDonough questioned the number of lanes for the 80 right of way along Turner Road.
Mr. Matteo, City Engineer, indicated there will be three lanes, one of which is a middle turn lane.



Councilman Trutzel moved to approve the Preliminary Plat for Belton Gateway Unit 2, seconded by
Commissioner Crate,

A vote on the motion to approve the Preliminary Plat for Belton Gateway Unit 2 was taken, and the
following vote recorded:

Ayes: 7 — Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn, Chuck
Crate, Larry Thompson and Councilman Chet Trutzel.

Noes: 0 — None

Absent: 2 — Commissioner Chris Christensen and Mayor Davis

Motion carried.

Mr. Cooper presented the staff report for the consideration of the Final Plat approval for the Belton
Gateway Unit 2 making note of the engineering comments pertaining to all stream mitigation BMP arcas
to be maintained privately and in perpetuity. Details on the maintenance of the BMPs are planned to be
addressed in detail in a development agreement. Staff supports a recommendation to approve the Final
Plat of Belton Gateway Addition, Unit 2.

Mrs. McGuire, City Attorney, questioned how each lot is going to be owned, if the developer potentially
sold the lots, would the transfer of the development agreement clauses be passed onto the new owner of
any sold tract. Dave Olson, representing Y Belton, LLC addressed this concern stating, the redevelopment
agreement will legally describe the development area and will apply to the overall boundary of the
redevelopment arca and all the development agreement terms and conditions will transfer with each
property. The development agreement is attached to the title of the entire piece of property. Mrs. McGuire
stated she likes to see a transfer document that gets filed with the new owners of the lot acknowledging
the receipt of the development agreement and the obligations that attach to the lot within the larger
development.

Mrs. McGuire questioned when the development is fully built out, who is responsible for the maintenance
of the detention ponds. Mr. Olson indicated the details are negotiated into the redevelopment agreement
with a reciprocal easement agreement outlining the responsibility of lighting, landscaping, etc.

Councilman Trutzel moved to approve the Final Plat for Belion Gateway Unit 2, seconded by
Commissioner Crate.

A vote on the motion to approve the Final Plat for Belton Gateway Unit 2 was taken, and the following
vote recorded:
Ayes: 7 — Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn, Chuck
Crate, Larry Thompson and Councilman Chet Trutzel.

Noes: 0 — None

Absent: 2 — Commissioner Chris Christensen and Mayor Davis

Motion carried.

Mr. Cooper presented the staff report for the consideration of the Preliminary Development Plan approval
for the Belton Gateway Unit 2 noting the developer indicates the design intent is to capture a new-style
commercial shopping destination point. The site features must be reasonably compatible within the
development, including signage materials or design and landscape location and design. In accordance
with the city’s trails master plan, the developer has agreed to dedicate a 10-foot trail easement (Hike &
Bike Path) along the Markey Parkway right-of-way, which will tie into the Park’s walking trails system
along 163" Street. Staff recommends the acceptance of the Preliminary Development Plan for the Belton
Gateway Addition, Unit 2.



Councilman Trutzel moved to approve the Preliminary Development Plan for Belton Gateway Unit 2,
seconded by Commissicner Thompson.

A vote on the motion to approve the Preliminary Development Plan for Belton Gateway Unit 2 was taken,
and the following vote recorded:

Ayes: 7 — Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn, Chuck
Crate, Larry Thompson and Councilman Chet Trutzel.

Noes: 0 —None

Absent: 2 — Commissioner Chris Christensen and Mayor Davis

Motion carried.

Mr. Cooper presented the staff report for the consideration of a Final Development Plan approval for a
6,300-3q. ft. mixed-use commercial building, with a drive-thru Fazoli’s restaurant, on Lot 3 of the Belton
Gateway Addition, a 1.16-acre tract of land, addressed as 620-624 E. Markey Parkway. The building will
have a maximum height of 22 feet with a general appearance of stucco, brick and cast stone mix. The
transformer unit will be ground-mounted and screened from public view with vegetation. The gas-meter
will be placed near the building wall and screened with landscaping. The primary access will be from
Markey Parkway, immediately north and east of the Markey Parkway/163™ Street traffic signal. Pursuant
to Section 40 of the Unified Development Code, no more than 40% of the lot can be coverage by
structures. This development site as proposed has a lot coverage of 12.4%. Trees along the drive thru
stacking lane will screen the electrical service panels. These service panels will be painted to blend with
the color of the buildings.

Councilman Trutzel questioned what happens to the trees should they die or require replacement. Mr.
Cooper stated the developer is required to place a 25% landscape escrow to be held by the City for two
years, in the event they fail to replace landscaping. After two years of no landscaping issues, the City will
release the landscape escrow.

Councilman Trutzel moved to approve the Final Development Plan for Lot 3 Belton Gateway, seconded
by Commissioner Crate.

A vote on the motion to approve the Final Development Plan for Lot 3 Belton Gateway was taken, and
the following vote recorded:

Ayes: 7 — Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn, Chuck
Crate, Larry Thompson and Councilman Chet Truizel.

Noes: 0 — None

Absent: 2 — Commissioner Chris Christensen and Mayor Davis

Motion carried.

Mr. Matteo addressed the commission for the consideration of a final recommendation of the Capital
Improvement Program (CIP), stating although there would be no formal presentation, he was available for
questions and comiments prior to voting. Mr. Matteo presented the commission the findings of the
updated projects ranking and indicated staff will be bringing the findings to the next City Council regular
session.

Commissioner Finn moved to approve the Final Recommendation of CIP Projects, seconded by
Councilman Trutzel.



A vote on the motion to approve the Final Recommendation of CIP Projects was taken, and the following
vote recorded:

Ayes: 7 — Chairman Holly Girgin, Commissioners Sally Davila, Tim McDonough, Ryan Finn, Chuck
Crate, Larry Thompson and Councilman Chet Trutzel.

Noes: 0 —None

Absent: 2 — Commissioner Chris Christensen and Mayor Davis

Motion carried.

Mr. Leipzig gave the Directors report, stating the December 7" Planning Commission meeting will have
the final discussion of the special use permit to allow used car sales at 100 Electronics Parkway. We also
have an application and civil drawings for a Veterans Administration walk in clinic to be located behind
the Texas Roadhouse and Freddy’s will be submitting a Final Development Plan for review. Mr. Leipzig
indicated with no additional agenda items, a cancellation of the December 21* Planning Commission
meeting is warranted given the holiday season.

Commissioner McDonough questioned the visual aspects of the rear site lines of recent develepments,
stating the electrical panels are visible and very unsightly. Mr. Sperry indicated those very same items
were discussed in the morning meeting and it has been requested the developer paint the metal box to
match the color of the building, as they may also screen with shrubs and landscaping. Mr. Cooper
reiterated the developer is aware of the additional landscaping and painting, staff is working with them for
resolve.

ADJORNMENT
Commissioner Finn moved to adjourn the meeting. Seconded by Councilman Trutzel. All members
present voted in favor and the meeting adjourned at 7:00 P.M.

Jennifer Dutcher
Community Development Secretary



Consideration of a zone change from M-1 to C-2 District,
for a 2.94-acre tract of land, described as Dean-Co
Development Park, Block 4, Tract II-A, located on
Cunningham Industrial Parkway.



BELTON PLANNING COMMISSION
MONDAY, DECEMBER 7, 2015 — 6:00 P.M.
CITY HALL ANNEX BUILDING - 520 MAIN STREET

CHANGE IN ZONING CLASSIFICATION
M-1 (LIGHT MANUFACTURING) TO C-2 (GENERAL COMMERCIAL) DISTRICT
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Robert G. Cooper, City Planner

CASE #RZ715-26

Consideration of a Zone Change from M-1 (Light Manufacturing) District to C-2 (General
Commercial) District for a 2.94-acre tract of land, described as Dean-Co Development Park,
Block 4, Tract I1-A, located on Cunningham Parkway.

BACKGROUND

The entire 2.94-acre tract of land is currently zoned M-1 (Light Manufacturing) with frontage on
Cunningham Parkway. The applicant would like to rezone the entire 2.94-acre parcel to C-2
(General Commercial).

The request to rezone is made by property owner, Highlands Development, LLC. The change in
zoning will allow for the construction of a 7,684-sq. ft. Veteran’s Care Facility.

575

REZONE
(M1 TO C-2)

Aerial photo of surrounding area

CURRENT ZONING

This area is a mixture of zoning classifications. The zoning along South Peculiar Drive is divided
between C-2 and M-1, while the zoning along Cunningham Parkway is more of a mixture,
ranging from R-3A (Multi-Family/Apartment housing) to C-2 and M-1.

The land use characteristics in the immediate area is commercial/retail. Immediately to the east is
the former Rudroff’s, HVAC building. Directly north is a newly proposed Texas Roadhouse
restaurant, an Econolodge motel with an Thop restaurant. The entire Peculiar Drive corridor north,
from the proposed site, to the I-49 interchange is currently zoned C-2 (General Commercial).

RZ15-26 / Rezone M-1 to C-2 December 7, 2015
Veteran’s Care Facility



REVIEW

Comprehensive Plan. The City’s Future Land-Use Map designates this area as commercial
mixed-use zoning. The rezoning to commercial would be consistent with the City’s Future Land

Use Map and future plans for this area of the city.
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COMPATIBILITY:

The proposed zone change to C-2 (General Commercial) would allow a medical/clinic facility
(by-right)...no special permits required.

Additional uses would be allowed in a C-2 zoning district with an approved Special Use Permit.
These potential uses would be consistent with existing land uses that are located within the

corridor.

ENVIRONMENTAL: The rezoning of the property to commercial as proposed does not appear
to pose any increase in environmental impacts than what is currently found within the existing C-

2 commercial corridor along Peculiar Drive.

PREDOMINANCE: The predominant uses along the corridor are light manufacturing, an auto
repair shop, restaurants and miscellaneous commercial services.

ADVERSE TMPACT: The zone change will not have an adverse impact on the surrounding
properties due to similar zoning and uses in the immediate area.

NOTE: As the project moves along, staff will present to the Planning Commission a Final
Development Plan.

RZ15-26 / Rezone M-1 to C-2 December 7, 2015
Veteran’s Care Facility



STAFE’S RECOMMENDATION
Community Development staff, support a recommendation to rezone the subject property from
M-1 (Light Manufacturing) District to C-2 (General Commercial) District,

PLANNING COMMISSION ACTION

1. Motion to approve the zone change from M-1 (Light Manufacturing) to C-2
(General Commercial), for a 2.94-acre parcel of land, described as Dean-Co
Development Park, Block 4, Tract II-A, located on Cunningham Parkway.

2. Motion to deny the zone change from M-1 (Light Manufacturing), to C-2 (General
Commercial), for a 2.94-acre parcel of land, described as Dean-Co Development
Park, Block 4, Tract II-A, located on Cunningham Parkway.

3. Motion to continue the case pending additional information.
ATTACHMENTS
e Area Map
e Land Description
¢ Alta Survey
RZ15-26 / Rezone M-1 to C-2 December 7, 2015

Veteran’s Care Facility
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FILE COPY

0 4 2015

LAND DESCRIPTION TRACT Hi-A

A tract of land in the Northwest Quarter of Section 1§, Townshlp 46 Noxth, Range 32 West, bieing 4>
part of Traet 11, Resurvey of Lot Two, Block Pour, Dean - Co Development Park, a subdivision in
the City of Belton, Cass County, Missouri, according to the recorded plat theveof, recorded July 30,
1998 o8 Instrument No. 137436 in Book 15 at Page 54, more particularly deseribed as follows:
Beginning at the Southwest comer of said Tract T, sld point being the True Point of Beginning;
thence North 03° 33* 53" Fast, along the West line of said Traot I, a distance of 304.42 feet to the
Westerly point of intersection of said Tract I1; thence North 34° 56' 23" Fast, along the
Northwestetly fine of sid Tract 11, a distance of 251,02 feet; thence South 55° 04° 03 East, a
distance of 368,70 feet to a point on the Notth Hne of Tract [ of said Dean - Co Development Park
subdivision; thence South 60° 08' 39" West, along said North line of Tract | and the Westerly
extenaion thereof, a distance of 41.82 fewt; thenoe South 26° 01" 22" Hast, 20.00 feet West of and
parallol to the Weet line of said Tract I, # distance of 152.67 fect to u point on the North
right-of-way ling of Conninghara Industidal Patkway; thence on n curvi to the left, having a radius
uf 653,24 feet, with an Inflial Tangent Bearing of North 84° 49° 13" Weat, ulong sald North
right-of-way line, an atc disiance of 216.12; thence op & reverse curve to the right, having a radive
T 915.00 teet, continuing along suid Notth vght-ofsway lineg, s are distance o 277,07 (eet 10 the
point of beginning and containing 128,152 square feet or 2,94 acres, tmore or less,
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Consideration of Final Plat approval for Highlands, Lot 1, a
2.94-acre, tract of land for the development of a 7,684-sq.
ft. Veteran’s Care facility.



A

BELTON CITY PLANNING COMMISSION
g7 MONDAY, DECEMBER 7, 2015 — 6:00 P.M.

CITY HALL ANNEX, 520 MAIN STREET
A Resurvey of Lot 2, Block 4, Dean-Co Development Park
FINAL PLAT, HIGHLANDS, LOT 1

Robert G. Cooper, City Planner
CASE #FP15-28

Consideration of Final Plat approval for Highlands, Lot 1, a 2.94-acre, tract of land for the
development of a 7,684-sq. ft. Veteran’s Care facility, located on the north side of Cunningham
Parkway, directly west of the former Rudroff’s heating and cooling building.

BACKGROUND

The city’s development review committee has convened on several occasions and met with the
developer to discuss and review the elements of the plat and the general layout of the site.

The developer is now prepared to move forward in the development process and has submitted a
final plat for the Veteran’s Care facility.

Aerial view of surrounding area

The ‘Highlands, Lot 1 Plat’ is one of the development projects within the Cunningham Parkway
corridor.

REVIEW

The site will consist of a 7,684-square foot Veteran’s Care Facility.

FP15-28 / VA Clinic December 7, 2015
Final Plat - Highlands, Lot 1

Page 1



The City’s future Land Use Map identifies this area as “Medical/Office”, with a care facility
being classified as a permitted use by-right.

Ingress and egress to the development will be from Cunningham Parkway.
This tract of land has several easements (e.g. utility) which needed to be clearly identified. This
Final Plat will clearly identify all property boundary markers including all public and private

easements.

STAFF’S REVIEW COMMENT(S):

Planning:
e Provide dimensions (in feet) of public street right-of-way.

Engineering:
e Outline detention basin and native vegetation areas and designate as “storm-water
management areas” with a note on the plat that maintenance is the property owner’s
responsibility in perpetuity;

e Depict 15° U/E for sewer on plat. U/E should only go to first proposed manhole north of
Cunningham; sewers upstream of that manhole are private service lines.

STAFF RECOMMENDATION

Staff finds the final plat to be in accordance with Section 35-36 of the Belton Unified
Development Code, therefore, supports a recommendation to approve the Final Plat of Highlands,
Lot 1, Plat.

NOTE: Pursuant to Section 36-37 of the Unified Development Code, if a final plat is not
recorded within one year of the date of the Planning Commission’s approval of the final plat, the
approval shall become null and void and a new final plat must be submitted to the commission
and the governing body for their consideration. No building shall be occupied until the final plat
has been recorded with the Cass County Recorder’s Office.

PLANNING COMMISSION ACTION

1. Motion to recommend approval of the Final Plat of Highlands, Lot 1, Plat.
2. Motion to recommend denial of the Final Plat of Highlands, Lot 1, Plat.
3. Motion to continue the case pending additional information.
ATTACHMENTS
1. Final Plat

e we—eeeo—a—ssa s s s s s T e e e ey
FP15-28 / VA Clinic December 7, 2015
Final Plat - Highlands, Lot 1

Page 2



€. 178TH ST
LOCATICN MAP
SECTION 18-45-32 .
e Date of Preparation: 5150 Canal Streel, Suite 105 913317 9500
November 11. 2015 Roserside, Missouri 64150 waw ric-consull.com
= e
Missouri Certificate of Authority No. 2010033830

F - == —
n ]
PART OF "TRACT I, RESURVEY OF LOT TWO, BLOCK FOUR DEAN-CO DEVELOPMENT PARK", IN
THE NORTHWEST QUARTER OF SECTION 18, TOWNSHIP 46 NORTH, RANGE 32 WEST,
IN THE CITY OF BELTON, CASS COUNTY MISSOURI
DESCRIPTION
All that part of Tract Il, RESURVEY OF LOT TWO, BLOCK FOUR "BEAN-CO DEVELOPMENT PARK" a subdivision in the City of Beiton, Cass County, Missour,
more particularly described as follows:
Beginning at the southwest cemer of said Tract JI; thence North 03°34'42" East, coincident with the west line of said Tract ll, 204 46 feet to a point of intersection
\ of said Tract II; thence North 34°57°12" East, coincicsant with the narthwesterly line of said Tract |1, 250.88 feet to the wastsrn most comer of Lot 1, TEXAS
ROADHOUSE - BELTON, a subdivision in said Ciy; thence South 55°02'48" East, coincident with the southwesterly line of said Lot 1, a distance of 388,78 fee! to
the southem most comer of sald Lot 1, said point also being on the nerth line of Tract | of sald DEAN-CO DEVELOPMENT PARK; thence Sauth 80°0928" West,
coincident with said north line and ils southwesterly pralongation, 41,83 feet; thence South 26°00:33" East, concident with a line 20.00 feet west of and paraltel o l
the west line of said Tract I, 152.57 feet to a point on the narth right-of-way line of Cunningham Industrial Partway, as it now ex'sts; thence westerly, comcident
with sald right-of-way line, along a curve to the leR, said curve having a radius of 853.24 feet, a chord bearing of Souin §5°42'54* West and a chord length of
215.15 feet, for a distance of 216.13 feet; thence conlinuing along said righl-of-way line, along a reverse curve lo the right, said curve having a 815.00 feet, fora
distance of 277.03 feet to the Point of Beginning, containing 128,138 square feet, or % 942 acres, more or less,
" )
// DEDICATION
/ The undersigned proprieter of the above deacribed fract of jand has caused the same to be subdivided in the manner as shown on the accompanying plat, which
\ subdivision and plat shall hereafter be known as "HIGHLANDS, LOT 1.
The undersigned proprietor of said property shown on ihis plat dees hereby dedicate for public use end public ways and thoroughfares, all parzis and parts of
fand indicaled cn said plat as streets, terraces, places, roads, drives, lanes, parkways and avenues not i ‘Whers prior rights have
been granted to any perscn, ulilily or corporation en said parts of the land so dedicater, and any pipes, lines, poles and wires, condults, ducis or cablas
~. heretofore ins‘alled thereupon and therein are required to be relocated, in accordanea with proposed improvements as now set forth, the undersigned proprietor
\\ hereby absolves and agrees to indemnify the City of Belton, Missour, from any expensa incident to the refacation of any such existing utility installations within
b -~ said prior easement i
\\ An easement or license io entar upon, locate, construct, use and maintain or authorizn the location, construction of mainienance and use of condus, waler gas,
sewer pipes, poles, wires, drainage facilities, imigation systems, ducts and cables, and similar faciliies, upan, over and urder these areas outlined and designated
FND. 5/8° REBAR an this plat 85 "Uznty Eassment” or "U/E™ is hereby granted to the Cily of Beiton, Missouri with subordinate use of the same by other governmental entities and
WIH ALUMINUM RIC public ut’iies as may be authorized by siate law 10 use such easement for said purposes. Utiiity easements shall be kept clear of obstructions that impair the
5 MO. CAP, strength or interfare with the use andior maintenance of public utifities located within the easement.
AEB ?_/ [
m JI{W?VM i G An easement or licanse lo enter upon, locate, construct, use and maintain or authorize the location, i cor use of conduits, surfaca
ENGINFERING CAP, ;‘ LOT 1 S56°34'46"W {P) drainage facilifies, subsurface drainage facilities, and similar facilities, upon, aver, under and through those areas outlined and designated cn this plat as
2ZNaxLVE, i 128,138 S.F. S560°09'28"W "Drainags Easement” or "D/E" is hereby granied to the City of Belton, Missouri. Drainage easements shall b kept clear of cbstructions that impair the strength
2 & REMGNUMENTED i 2.042 Ac. 41.83 or interfere with the use andior maintenance of storm drainage facilifies.
s i ¢
OR X Gy - f The perimeter landscaped areas, the pervious areas within the Cunningham Industrial Parkway right of way adjacent lo the property, the onsite underground
1"=50" oy ‘V.E’ :Q‘ . f T T% oA PO stormwater detention system and the stormwater trealment Insarts within the onsile stommwater cateh basins are hereby defined as "“STORMWATER
; o B 8 e - MANAGEMENT AREAS”. All STORMWATER MANAGEMENT AREAS shall be maintained in perpetuity by the property owner. Maintenance of STORMWATER
y g - ~ g s =) 2 MANAGEMENT AREAS shall not be the responsibility of the City.
3 P ity 1ty
0 25 &0 RIS AR
o 2\ i
g f‘\’_‘ -+ \ EXECUTION
= ' . R
S| ! il IN TESTIMONY WHEREOF, the undersigned proprietor has caused this instrument to be executed
S ; — this day of 20,
$8/ i Ly
S| | // Highlands Development, LLC
.—/
b
\ R
Chris Williams, President
_- —_— CL‘=215"15-
TT— = NG HA M CB=SB5"42I54"W STATE OF )) -
oo 1 = |é=297;75~%0, cuN N IS TRIA L _— COUNTY OF )
CE RIS E A=17°20'50" |ND U KW A ¥ e — I, BE IT REMEMBERED, that an this day of 20_, before me a Nofary Public in and for said County and State, came Chris Wiliams,
‘REMONUMEN TED F A R e President of Highlands D , LLC, who is known to me to be the same parson who executed the foregoing instrument of writing on behalf of
said company, and he duly acknowledged the execution of the same to be the act an deed of said company.
[N WITNESS WHEREDF, | have hereunto set my hand and seal on the day and year ‘as! written abave.
———
— )
My Appi it Expires:
Notary Public
LEGEND: .
@ FOUND MONUMENT AS NOTED APPROVALS
O 8ET 12° X 24" REBAR WITH S
RIC MO CAP
D/E DRA NASE EASEMENT This plat of HIGLANDS, LOT 1 has been submitled to and approved by the Bellon Planning Commission Lhis day of 2015,
UE UTILITY EASEMENT
B BUILDING SETBACK LINE = e
iD} DESCRIBED
T e Chairman, Holly Girgin Secretary, Jay Leipzig “'0 .
v " )
g; (c:xrfg ;i:f:ws NOTES: | hereby cerify thal this plat of survey is based on an actual survey made by me or under my direct supenasion » X( '5 O
' S and that said survey meets or exceeds the current minimum standards for property boundary surveys as The acceplance of easements and right-of-way accepted by the City Council of Belion, Missauri, this day of 2015, 2{‘/ 0 5
Basis of Bearings: Missouri State Plane, West Zone, NAD83. established by the Missouni Board For Acchitects. Professional Engilnecrs and Land Suwey?rs and the Missauri H“/
Department of Natural Resources. | further certify that | have complied with all stabetes, ordinances and “ %D
CLOSURE CALCULATIONS: regulations governing the praclice of surveying and platting of subdivisions (o the besl of my professional Alest: 16, N
Precisian, 1 part in: 303838 878" knowledge and belief. Major, Jeff Davis City Clerk, Patricia A, Ledford ‘&{N
E 1718T ST i 2 . .
Error g-swwe. SO_,’OZU:“ — e, f \}E
rror direction. 724, o T,
Perimetar: 1511.780° ‘\LQ, of . Mig. Entered on transfer record this ____dayof 2018 ILE C An -D/
Project i j"
Lacasen Al beanvgs and distances shown on this plat are measured, unless otherwise
Q NW 122 noled.
é County Recorder
= Fiood Plan Note: According to the F.E.M.A. Flood Insurance Rate Map Number y ; o]
o] 28037CO017F, revised January 2, 2013, this tract graphizally lies in OTHER
3 AREAS, ZONE X, defined s aress determined lo be oulside the 0.2% annual HIGHLANDS, LOT 1
= chance floodplain.
. N r
1 - - Prapared For:
Micha b M LS-2000143910 = ‘ -
SW1le SE 114 el Schmidtberger, Missouri Chris Williame Rena ISSBI"ICE
Highlands Real Estate
5775 NW 64th Terrace, Suite 204
Kangas City, MO 54151 lﬂfrastructure
(913) 205-7747
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Consideration of a Preliminary Development Plan
approval for Freddy’s Restaurant.
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PLANNING COMMISSION REGULAR MEETING
CITY HALL ANNEX, CITY COUNCIL ROOM
520 MAIN STREET
MONDAY, DECEMBER 7, 2015 - 6:00 P.M.

STAFF: Robert G. Cooper, City Planner

CASE #PDP15-27 Preliminary Development Plan review of Freddy’s, a frozen custard and
steak burger restaurant, located directly east of the Bank of America
building, addressed as 1822 E. North Avenue.

Property Description: Re-Plat of Lot 1, Charter Plaza, 3" Plat
Size of Site: 63,575-sq. ft. / 1.46-acre(s)

Existing Zoning / Land Use: C-2 / General Commercial
Proposed Use: Commercial / Retail

Surrounding Zoning / Land Use:

North: C-2 / Commercial-Retail

East: C-2/Commercial-Retail

South: C-2 /Commercial-Retail

West: C-2/ Commercial-Retail

Comprehensive Plan: Commercial / Retail

Background

The developer applied for and received approval of a re-plat of Lot 1, the Charter Plaza Third
Plat; e.g. Bank of America parcel, was approved by the Planning Commission on September 21,
2015. The re-plat was needed for the development of the Freddy’s site.

Upon Planning Commission general acceptance of the preliminary development plan, the
developer will make the necessary changes as proposed by staff and will bring the project back to
the Planning Commission as a Final Development Plan. Upon acceptance, the developer will be
prepared to submit building documents and begin construction.

SP15-27 / Site Plan Review — Freddy’s restaurant December 7, 2015
1822 E. North Avenue
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Aerial photograph: Surrounding area of proposed Fred restaurant
REVIEW

BHC Rhodes Engineering, on behalf of Freddy’s has submitted development plans for this
project. Staff has reviewed the following key elements of the development plan:

Building Size: 3,625- sq. fi.
Intended Use: Restaurant

Future Land Use Map: The subject site is located within the City’s primary commercial/retail
corridor.

Conceptual Elevation: The general appearance of the building will be a brick veneer with a
drainable exterior insulated finish system (E.LF.S.), including fabric awnings and goose-neck
light-fixtures.

Screening: HVAC units if roof-mounted will be behind the parapet wall...painted to match
building and screened from public view and/or screened by landscaping if the units are ground-
mounted.

SP15-27 / Site Plan Review — Freddy’s restaurant December 7, 2015
1822 E. North Avenue




Driveway: There will be two (2) access points via ‘Access Easements’ from Powell Avenue,
There is an access casement in front (south side) of the bank running parallel to 58-Hi ghway and
the other access easement is located north of the bank, which is currently used as an egress for
bank ATM drive-thru traffic.

Parking: The parking ratio for this project is 1:100-sq. ft. (gfl), which equates to no less than 37-
parking spaces. The site will provide for 56 parking spaces which include handicap stalls.

Signage: The developer is proposing a stand-alone and building wall signs.

Landscaping: The project will have an assortment of shrubs and trees with “Honey Locust” trees
and “Black-Eyed Susan” shrubs mixed with native cobblestone and hard-wood mulch as an
example of some of the assortment of landscaping. All trees meeting the minimum caliper size of
2% inches. All disturbed land areas not landscaped will be seeded or sodded and irrigated with an
irrigation system compete with a back-flow preventer.

STAFF’S COMMENTS / RESPONSES

Planning/Zoning:

- Provide details on the trash enclosure, e.g.: design and color;

- Provide details on all free-standing signs.

Fire Department:
- The turning radius needs to meet the minimum turning radius of our largest apparatus. A
specification sheet may be obtained by contacting the Belton Fire Marshal’s office.

- Due to the ingress/egress challenges on this site requires more than one (1) hydrant on
site.

Building Inspections:

- Any civil/site comments have been discussed with engineering. The building inspections
department has no comments on this site/civil plans.

Engineering Department:

- Design engineer and staff are working to incorporate storm-water management measures
to the site, both flood control and water quality;

- Details of waterline, including connection of domestic service and new fire hydrant, will
be revised/updated in the final development plan set;

- Connection to public water and extension of public sewer are to be designed and
constructed in accordance with City code and the City’s Design and Construction
Manuai;

- Depending on exact location of waterline and sewer, connections and extensions of both
utilities may be in State Hwy 58 right-of-way and would require MoDOT permits,
MoDOT permitting may also applies if grading on northeast side of site crosses into
MoDOT R/W;

SP15-27 / Site Plan Review — Freddy’s restaurant December 7, 2015
1822 E. North Avenue




- Amedian constructed on Powell Parkway under a separate project may be necessary in
the future to prevent traffic conflicts,

Staff’s Recommendation
Approve #PDP15-27, for the Freddy’s restaurant, located at 1822 E. North Avenue.

Planning Commission Alternatives

The Planning Commission has the following options available in the consideration of this
application:

1. Approve the application as submitted upon finding that the requirements of the Unified
Development Code have been satisfied.

2. Approve the application subject to specified conditions.

3. Table the application if additional information is needed, such as time of use or other
related factors.

4. Deny the application if the required findings cannot be made or if the proposed use is
found to be incompatible with the neighborhood.

Attachments:

1) Building Elevations
2) Aerial Map

3) Site Plan

4) Dimension Plan

5) Landscape Plan

SP15-27 / Site Plan Review — Freddy's restaurant December 7, 2015
1822 E. North Avenue
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\ GENERAL NOTES 5
1. All work In public easement ond Right—of—Woy sholl be installed per the requi ts and
1 specifications of the City of Belton, Missouri, 2
2. Al topogrephic, survey, ond ulliily information shown wos

=
<
[
!
!
Lot2

CONSTRUCTION NOTES

LEAD FREE, WATER—BORNE EMULSION BASED YELLOW TRAFFIC
PAINT FOR PARKING LOT STRIPING.

MHMLOM REFER TO ARCHITECTURAL SHEETS
MONUMENT SIGN. REFER TO ARCHITECTURAL SHEETS
ALTERNATE ACCESS TO BANK OF AMERICA

UTILITY INFRASTRUCTURE, REFER TO UTILITY PLAN

PROPOSED STORM SEWER SYSTEM, BY OTHERS
PROPOSED FIRE HYDRANT, BY OTHERS

EXISTING FIRE HYDRANT

DRIVE-THRU MENU BOARD AND ORDER STATION, REFER TO
ARCHITECTURAL SHEETS

MODULAR BLOCK RETAINING WALL; 8Y OTHERS

EXISTING PAVEMENT TO BE SAWCUT TO A MINIMUM OF 1 FOOT
PAST THE PROPOSED PAVEMENT AND/OR TO PAVEMENT THAT IS IN
GOOD CONDITION.
DGSTWGBANKOFAMERICAS’GNTDBERE.OBATED(B’YOTHERS)
CONNECT PROPOSED SIDEWALK TO EXISTING SIDEWALK

PYLON SIGN. REFER TO ARCHITECTURAL SHEETS

TYPE "B” CONCRETE CURS & GUTTER
MODIAIED TYPE “B” CONCRETE CURB & GUTTER
MONOLITHIC CURE-SIDEWALK
CONCRETE PARKING APRON
MEDIUM DUTY PCC PAVEMENT
HEAYY DUTY PCC PAVEMENT

LIGHT DUTY ASPHALT PAVEMENT
HEAVY DUTY ASPHALY PAVEMENT
CONCRETE SIDEWALK SECTION
SIDEWALK RAMP

(ADA) ACCESSIBLE PARKING STRIPING
(ADA) ACCESSISBLE PARKING SIGNAGE

existing provided to BHC Rhodes in
the form of o Tepogrophic Survey prepared by Engineering Solutions and doted July 27, 2015,
BHC Rhodes mokes no guaronties os to the occu of the existing informaotion shown
hereon. Controclors sholl sotisfy themselves os to the existing conditions of the site and

hove oll utilities locoted prior to wtruction,
3. The Controct lhcub-:,"lonbhhdlfodmstﬂo.nndumrpmksnwmm
this project prior to ing constructio

4. Any work odjocent to or crossing exigting streets requires pmpcr troffic control devices.
Troffic control devices shall be ploced in m:rordance with the Monuo! of Uniform Troffic

Control Davices (MUTCD).

5. The control shall be required to demolish, nmmwdmpmdc:'rmumﬁﬂxfum,
wn

mhwmmrywcmmuﬁ woste
matericls generated construction shall be removed from the site by the Controctor ond

during
wdmmemwmnmmmdrmmmﬂmmmwm

5. ﬂueantracinrdmﬂpmn!anylruh m.nrﬂqwdumtufmmbwdhputddm
sanitary sewers, storm s, or open 2y

7. The Controctor Mah‘balohly P ible to protect odj t properly, structures, and other
imp from during construction. mmmofdamamtoadjacm!
pmp-rgy. structures, or hnpmmnh, the controctor shall repair or reploce such domoge fo

the Owners’s sotisfoction ot the Controctor's expense.

8. Contraciors ot the site shall be solely responsible for jobsite safety for all ospects of work
shown hereon,

9. M-Mmdnwtldobuwm!mumttwcﬁmdth-inpmmnhshommmﬂ
ol off ds, specifications. and plen notes.

IoMMnMwanfmmly All buiidings shall be locoted ond constructed
per the Architecturol drowings prepored by others.

ore occording to the best infi ti iloble to ineer; M . ol utlities
existing may not be shown, Utilities domoged through the i of the controct
obtain the locotion of some shall be repoired or reploced at th -npmunftfnmlmc!or

12. Coordinote wﬂhluﬁ&ymnhﬁuutowbmm‘lmdimncbvﬁ:u be performed to
work with the operations of the faciity. e

13. Any ond oll hoxords sholl be properly identified ond borricoded from occess during oll
non—construction periods.

14, Unless specified olherwise, olf construction shall meet the requirements of the Missourl
g;?mmmmrmcpmmnwmnsmmmm except oz modified by these

15. Any required Third porty inspection for this project sholl be documented ond provided to the
angon.

tsmmamtmwwmmmw eccordance with NPDES i
am

After insp provide the Citr of Belten with reports
doclmnnldhn
l?A uf—::y fmm the of Belton Public Works Depariment and the
Truncpod for ony m%n the public right-af-way.
LEGEND LEGAL DESCRIPTION
107 1-5,
CHARTER PLAZA 3RD PLAT
® PARKING STALL COUNT REPLAT OF LOT 1, CHARTER PLAZA
l: MEDIUM DUTY PCCP PAVEMENT
[:] HEAVY DUTY PCCP PAVEMENT
PROJECT ADDRESS
[ ] o o aspuar pavenen 1212 £ Moy M.
BELTON, MISSOUR!
SITE DATA |:| HEAVY DUTY ASPHALT PAVEMENT
SIE AREA: 63,575 SO FT (1.46 AC)
EXISTING MPERVIOUS AREA 0 S0 FT (100%) == conoeer curs & curmen PROJECT PHASING NOTE
|+ 34,809 SO FT (55%,
PROFOSED IMPERVIOUS AREA: (55%) ALL WDRK UNDER THIS
[:I CONCRETE SIDEWALK PROJECT TO BE PERFORMED
BUILDING AS A SINGLE PHASE
TOTAL PROPOSED BUILDING AREA: 3,625 SF o
‘ E CONCRETE APRON W/ CURB
PARKING STALLS
TOTAL PARKING STALLS: 56
P PROPERTY LINE
TOTAL PARKING STALLS REQUIRED: 37
1/100 SF OF GROSS FLOOR AREA (3625/100 = 36.3) — A —— RIGHT~0F —WAY
REQUIRED ADA ACCESSIBLE STALLS: 3 (1 vaN)
BOUNDARY LINE

(BASED ON 1/25 OF TOTAL PARKING STALLS 56/25 =)

HANDICAP ADA ACCESSIBLE PROVIDED: 3 (1 VAN)

Description

7101 Colisga Bivd, Suke 400
Oveviand Pork, Kansas 66210

P, (713) 663-1900 £ (913) 6631633

FREDDY'S
FROZEN CUSTARD & STEAKBURGERS
260 N. ROCK ROAD, SUITE 200
WICHITA, KANSAS 87208

Preperad For:

Camsparey. PA.

GREG WALDO
316-719.7824

FREDDY"S
1818 E. NORTH AVE,
BELTON, MISSOURJ

SITE PLAN
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LANDSCAPING NOTES

i

P-4

ALL DISTURBED AREAS SHALL BE SODDED WITH TURF-TYFE TALL FESCUE SO0 Wi liMUM
OF THREE CULTIVARS. THA M

ALL LANDSCAPED AREAS SHALL RECEIVE A MINHAUM 6-INGH DEPTH OF TOPSOIL COMP o
85% DENSITY AT OPTIMUM MOISTURE CONTENT. AcTERT

THE ENTIRE SURFACE TO BE LANDSCAPED SHOULD BE REASONABLE SMOOTH AND FREE FROM
STONES, ROOTS OR OTHER DEBRIS.

50D SHALL BE MACHINE STRIPPED AT A UNIFORM SOIL THICKNESS OF APPROXIMATELY ONE
INCH {PLUS OR MINUS 1/4-INCH. THE MEASUREMENT FOR THICKNESS SHALL EXCLUDE TOP
GROWTH AND THATCH, AND SHALL BE DETERMINED AT THE TIME OF CUTTING IN THE FIELD.
PRECS;};’JONS SHALL BE TAKEN TO PREVENT DRYING AND HEATING. 50D DAMAGED BY HEAT
AND CONDITIONS, AND SOT CUT MORE THAN 18 HOURS BEFORE BEING INCORPORA
INTO THE WORK SHALL NOT BE USED., o

HANDLING OF 500 SHALL BE DONE IN A MANNER THAT WILL PREVENT TEARING, BREAKING.,
DRYING AND OTHER DAMAGE. PROTECT EXPOSED ROOTS FROM DEHYDRATION. DO NOT
DELIVER MORE SOD THAN CAN BE LAID WITHIN 24 HOURS.

MOISTEN PREPARED SURFACE IMMEDIATELY PRIOR TO LAYING SOD. WATER THOROUGHLY AND
ALLOW SURFACE TO DRY BEFORE INSTALLING SOD, FERTILIZE, HARROW OR RAKE FERTILLZER IN
THE TIP 1-1/2-INCHES OR TOPSOIL, AT A UNIFORM RATE,

0.

FERTILIZER SHALL BE 20-10-5 COMMERCIAL FERTILIZER OF THE GRADE. TYPE, ANO FORM
SPECIFIED AND SHALL COMPLY WITH THE RULES OF THE STATE DEPT, OF AGRICULTURE.
FERTILIZER SHALL BE IDENTIFIED ACCORDING TO THE PERCENT N,P.K IN THAT ORDER.

SATURATE SOD WITH FINE WATER SPRAY WITHIN TWO HOURS OF PLANTING, DURING THE FIRST

WEEK AFTER PLANTING, WATER DAILY OR MORE FREQUENTLY AS NECESSARY TO MAINTAIN
MOIST SOIL TO A MINIMUM DEPTH OF FOUR INCHES.

A MINIMUM OF ONE MALE HOLLY WILL BE PLANTED IN EAGH BED OR AS EVERY THIRD PLANT
DEPENDING ON BED SIZE.

ALL PLANTING BEDS WiLL BE PREPARED WITH POLYPROPYLENE LANDSCAPE FABRIC BEFORE
PLANT MATERIAL IS INSTALLED. ROCK MULCH TO BE PLACED OVER POLYPROPYLENE
LANDSCAPE FABRIC ATA DEPTH OF 27- 4",

LANDSCAPE FABRIC SHOULD BE INSTALLED FLAT WITH ALL FOLDS" EITHER PINNED DOWN WITH

4" LANDSCAPE PINS, OVERLAP ADJOINING SHEETS A MINIMUM OF 2°. 4" STEEL LANDSCAPE
STAPLES TO BE USED TO PIN DOWN THE CORNERS BEFORE ROCK MULCH IS INSTALLED.

CONTRACTOR SHALL PROVIDE FULL MAINTENANCE FOR NEWLY LANDSCAPED AREAS FOR A

' PERIOD OF 30 DAYS AFTER THE DATE OF FINAL ACCEPTANCE. AT THE END OF THE

MAINTENANCE PERIOD, A HEALTHY, WELL-ROOTED, EVE-COLORED, VIABLE TURF AND
LANDSCAPED AREA MUST BE ESTABLISHED. THE LANDSCAPED AREAS SHALL BE FREE OF
WEEDS, OPEN JOINTS, BARE AREAS AND SURFACE IRREGULARITIES.

a
>3
)
a
PLANT SCHEDULE
TREES ary BOTANICAL NAME / COMMON NAME CONT CAL
3 Careis concdomis Forgst Paroy' T™ / B4 B 15"-20"
Forast Ponsy Redoud
5 Sleditsia trioconthos / Honey Locust B1 2 25°Cal
[
E é ,:;. o
B
2 Liquidembor styrocifvo / Americon Snoet BB 25"Cal s
Sum ]
Q
SHRUBS ary BOTANICAL NAME / COMMON NAME SIZE
LT3 Busua microphylla japonica ‘Grean Baouty' / |3 gal
{} Sroon Baavty Boxaiood
Lal Evonymus alatus Rudy Heaq' / Rudy Hoag 3 gal
O Burning Bush
N\ L Everymus fortunel / Wintercresper S5 gol
PN 2
ANNUALS/FERENNIALS  |GTY BOTANICAL NAME / COMMON NAME SIZE o
E] Ligtris ota Fioriston Vielst' / Tall Violst |2 gﬂ] 5
Soyfeal
12 Panlcum virgatum ‘Shonendpah’ / Burgundy 5 go!
Swiltch Gross
{33 18 F!wboe.klo hirta / Block-oged Suvsan 3 gal
SROUND COVERS QY BOTANIGAL NAME / COMMON NAME CONT
e s W v = O30 R Festvca arvndinacec Watersaver Blend' /  [sod
ot T o Watorsaving Blend of Tall Foscue

LANDSCAPE PLAN

SIZE DEPTH

1| ey yd, |Mative Cobblestone

3 -6 |3 doop

stones
.| 21 cv yd. |Hardwood Mulch, Double Ground 23"
deep
SITEDATA
TOTAL SITE AREA: 63,687 SO FT (1468 ACRES)
PARKING LOT AREA;
GREEN SPACE REQUIRED: 12,713 5Q FT (20% OF SITE)
GREEN SPACE PROVIDED: 28,683 SQFT
INTERIOR LANDSCAPE REQUIRED: 128 SQ FT/10 SPACES
TREES 4
SHRUBS 12
INTERIOR LANDSCAPE PROVIDED: 1,294 SQFT
TREES 4
SHRUBS 29
PERIMETER PARKING LANDSCAPE REQUIRED: & TREES (1 TREE/MC @ 200 LF)
8 TREES

PERIMETER PARKING LANDSCAPE PROVIDED:

FOUNDATION PLANTING REQUIRED:
§' BUFFER AROUND BUILDING
FOUNDATION PLANTING PROVIDED:

MONUMENT SIGN BUFFER REQUIRED;
3' WIDE AROUND BASE
MONUMENT SIGN BUFFER PROVIDED:
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Street Name Signs with Pictographs




CITY OF BELTON - PUBLIC WORKS DEPARTMENT
MEMORANDUM

Date: November 18, 2015

To: David Frazier

From: Chad Elliott

Dept. / Div.: Transportation Division
Subject: Street name signs with pictograph

Staff has been reviewing certain sign requirements from the Manual on Uniform Control Devices
(MUTCD) due to the changes and aesthetics the City is experiencing. Recently, the City
approved a beautification plan and we believe changes to our street name signs can enhance the
look of our streets along our major corridors by making some aesthetic improvements. The
proposed changes will meet our current Traffic Operations Policy.

Table 2D-2 of Section 2D.43 details the recommended letter heights for street name signs.

Lr ! ' Recommended Minimum
Type of MountingType of Street or High\mnfi Speed Limit | Letter Height |
! ! Initial Upper-CaselLower-Case
Overhead | All types | All speed limits | 12 inches | 9inches
Post-mounted | Multi-lane More than 40 mph 8 inches | 6inches
Post-mounted | Multi-lane | 40 mph or less | & inches | 4.5 inches
Post-mounted | 2-lane | All speed limits | 6 inches™ | 4.5 inches™

Making the recommended letter height changes will require purchase of 9” street sign blanks that
will be compliant with MUTCD, improve aesthetics, enhance the sign overall and improve
visibility of the sign itself.

In addition to the proposed sign height and lettering changes, staff recommends including a
pictograph, a pictoral representation used to identify a governmental jurisdiction, meeting the
guidelines of MUTCD code 1A.13. Showcasing these new signs in specified areas will show a
sense of pride for the neighborhood and the City.

Staff proposes to implement this change along the major corridors, including 58 highway, 163™
Street, South Mullen Road (larger signs,with no pictograph, already installed with Mullen
project) and North Scott over the next 3-4 years. This year our plan would focus on 58 highway
west of Cleveland. All of the signs along this corridor are old, do not meet current reflectivity
standards and need to be replaced.

Costs to replace signs / Current standards
e Qty40 6 signs x $9.25 = $370
Costs to replace signs / Proposed changes
e Qty409” signs x $13.89 = $555 w/ pictograph $185 difference






