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***Consent Agenda*** 
Case No. DEV-21-085 

Emerald Estates 
Preliminary Plat 

 
Staff Report – Planning Commission      August 11, 2021 

GENERAL INFORMATION: 
 
Applicant/                   Mike Reilly 
Property Owner: P.O. Box 9 

Leavenworth, KS 66048 
 
Agent: Pine Ridge Partners, LLC 
 P.O. Box 9 

Leavenworth, KS 66048 
 
Legal Description:      A tract of land in the Northwest Quarter of Section 32, Township 09 South, 

Range 22 East of the 6th P.M, in Leavenworth County, Kansas. 
 

Parcel Size: ± 37 acres 
 
Zoning/Land Use: RR-2.5, Rural Residential 2.5-acre minimum size parcels 
 
Comprehensive Plan:  This parcel is within the Residential land use category.   
 
Parcel ID No.:   109-32-0-00-00-004.02 

 
Planner:  Joshua Gentzler 
 

REPORT: 
 

Request   
The applicant is requesting a Preliminary Plat for a 13-lot subdivision.  
 
Adjacent Land Use 
The surrounding properties are residences and farms on varying sized parcels ranging from 2.2 acres to 78.6 
acres in size.   
 
Flood Plain   
There are no Special Flood Hazard Areas on this parcel per FEMA Firm Map 20103C0250G July 16, 2015.  
 
Utilities/Services 
Sewer: Private septic system  
Fire: Fire District 1 
Water: RWD 8 
Electric: FreeState 
 
Access/Streets  
The property is accessed by Seymour Road. This road is a County Local Road with a paved surface ± 24’ 
wide. 
 
Agency Comments 
See attached comments – Email – Lauren Anderson – Public Works, July 29, 2021 
See attached comments – Email – Michael L. Stackhouse –Fire District #1, June 9, 2021 
See attached comments – Email – Becky Fousek – Rural Water District 8, June 2, 2021 
See attached comments – Memo – Rural Water District 8 – May 26, 2021 
See attached comments – Email – Amanda Tarwater – FreeState, June 3, 2021 
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Findings 
1. The proposed subdivision is consistent with the zoning district of RR 2.5; Rural Residential Zoning 

2.5-acre minimum size parcels. 
2. The property is not within a sewer district boundary or is within 660 feet of the incorporated limits of a 

municipality; therefore, a waiver to the requirement of allowing private septic systems is supported by 
staff. A private sewage disposal permit may be issued per Leavenworth County Sanitary Code 
requirements.    

3. Any further subdividing of any lot within this subdivision shall require the installation of public sanitary 
sewer or connection to an existing public sanitary sewer. 

4. At time of development, fire hydrants shall be required if necessary infrastructure is available. 
5. The proposed subdivision is in accordance with the Comprehensive Plan. 

 
Subdivision Classification 

 
This is classified as a Class “C” Subdivision. According to the Leavenworth County Zoning & Subdivision 
regulations, a Class “C” Subdivision is any subdivision in which all the lots lie within the Rural Growth Area of 
Leavenworth County. 
 
Staff is supportive of a waiver of the requirement to connect to a sanitary sewer system as sanitary sewers 
are not located within 660’ of the subdivision. (See condition 4.) 

 
Staff Comments   
 
The applicant is requesting approval of a 13-lot rural subdivision located south of the intersection of 177th 
Terrace and Seymour Road. The applicant is proposing two interior roads; one of which will extend 177th 
Terrace as a cul-de-sac to the south of Seymour Road and an additional road with a cul-de-sac, Clearview 
Drive, which will extend off of 177th Terrace to the west. There will be no additional access permitted off of 
Seymour Road. 
 
Lots 6, 7, 10, and 11 have varying front building lines of 80 to 123 feet in order to meet the road frontage 
requirements of 200 feet. This variation is permitted by regulation when lots front onto a cul-de-sac. 
 
The applicant has been in communication with the RWD 8 to determine the metering and supply needs of 
the subdivision. The applicant shall work with Fire District 1 to establish the location fire hydrants. Staff 
recommends approval of the development. 
 

STAFF RECOMMENDATION: 
 
The staff recommends approval of Case No. DEV-21-085, Preliminary Plat for Emerald Estates, with the 
following conditions: 
 

1. Building permits shall be required for any new construction. 
 
2. Erosion control shall be used when designing and constructing driveways.  A form of sediment 

control shall be installed before work begins and maintained throughout the time that the land 
disturbing activities are taking place.  Re-vegetation of all disturbed sites shall be completed within 
45 days after completion of final grading weather permitting. 

 
3. The applicant shall adhere to the following memorandums:  

a. Michael L. Stackhouse – Fire District #1, June 9, 2021 
b. Becky Fousek – Rural Water District 8, May 26, 2021 

 
4. A waiver for the use of private septic systems within this subdivision is granted with this approval. 
 
5. At time of development, fire hydrants shall be required if necessary infrastructure is available. 
 
6. After approval of this subdivision by the Board of County Commission, all conditions listed shall be 

adhered to and copies shall be provided to the Planning and Zoning Department within 30 days. 
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ACTION OPTIONS: 
 

1. Recommend approval of Case No. DEV-21-085, Preliminary Plat for Emerald Estates, to the Board of 
County Commission, with or without conditions; or 
 

2. Recommend denial of Case No. DEV-21-085, Preliminary Plat for Emerald Estates, to the Board of 
County Commission for the following reasons; or  

 
3. Continue the hearing to another date, time, and place. 

 

ATTACHMENTS: 
 
Aerial Map 
Memorandums  
Preliminary and Final Plat 
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SITE LOCATION: 
 
This 38.94 acre, thirteen (13) lot subdivision is located in the NW ¼ of Section 32, Township 9 
South, Range 22 East, south of the of the intersection of Seymour Road and 177 th Terrace in 
Leavenworth County, Kansas. Currently, there is no address assigned to this property.  The parcel is 
zoned RR-2.5.  (See Attached Exhibit A - Project Location Map).  
 
EXISTING CONDITIONS: 
 
The subdivision has three (3) drainage area labeled D1, D2 and D3. Stormwater runoff from all 
three drainage areas flow through unnamed tributaries to Little Stranger Creek.  The drainage areas 
are shown on the enclosed drainage map (See Attached Exhibit B – Ex. Drainage Map).  The 
property is currently used for agricultural purposes.  There are approximately 19.11 acres of row 
crops, 11.41 acres of pasture/meadow, 8.06 acres of woodland, and 0.36 acres of pond surface (See 
Attached Exhibit C - Topography Cover Map).  The composite “C” value is based on the soil type, 
slope, and cover type specific to each drainage area.  The composite runoff coefficient “C” value for 
the existing condition for drainage areas D1, D2, & D3 are 0.410, 0.516 and 0.500, respectfully.  
The time of concentration for drainage areas D1, D2, and D3 are 16.9 min., 17.0 min., and 21.7 
min., respectfully.  See the runoff coefficient “C” calculations and time of concentration 
calculations in the attachments.  (Also See Attached Exhibit E – Soils Map and Exhibit F – NRCS 
Runoff Coefficients). 
  
DEVELOPED CONDITIONS: 
 
The proposed development will create thirteen (13) single family residential lots ranging in size 
from 2.50 acres to 3.45 acres.  The drainage areas are shown on the enclosed drainage map (See 
Attached Exhibit D – Proposed Drainage Map). The proposed drainage area D1 has remained the 
same as the existing, while drainage area D2 has decreased by 0.67 acres and drainage area D3 has 
increased by 0.67 acres.  The developed storm water runoff will include an additional 10,000 square 
feet of impervious area (roof/house) per lot and approximately 55,750 square feet of public roads 
and cul-de-sacs.  The remainder of the lot area will be assumed to be lawn for drainage purposes.  
The existing pond will remain and be encompassed in a drainage easement on the final plat.   The 
composite runoff coefficient “C” value for the proposed conditions for drainage areas D1, D2, & D3 
are 0.366, 0.356 and 0.405, respectfully.  The time of concentration for the proposed condition will 
remain the same as the existing condition. See the runoff coefficient “C” calculations and time of 
concentration calculations in the attachments.  (Also See Attached Exhibit E – Soils Map and 
Exhibit F – NRCS Runoff Coefficients). 
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STORM WATER RUNOFF: 
 
The enclosed table shows the results of the existing and developed conditions for the subdivision for 
the 10 and 100-year design storms (See Attached Drainage Calcs) 
 
 Drainage Areas 

D1 D2 D3 Total Site 
Q10  
(cfs) 

Q100 
(cfs) 

Q10  
(cfs) 

Q100 
(cfs) 

Q10  
(cfs) 

Q100 
(cfs) 

Q10  
(cfs) 

Q100 
(cfs) 

Existing Condition 20.7 37.3 29.9 53.7 37.2 67.3 87.8 158.3 

Developed Condition 18.5 33.2 19.5 35.0 31.3 56.6 69.2 124.8 
Amount of Increase / 
Decrease 

-2.2 -4.1 -10.4 -18.7 -5.9 -10.7 -18.6 -33.1 

% +Increase /  
-Decrease 

-10.6% -11.0% -34.8% -34.8% -15.9% -15.9% -21.2% -21.2% 

 
 
SUMMARY/ CONCLUSION: 

 There will be significant decreases in runoff for all three drainage areas.  
 The additional 13 lots and internal roads will not increase the runoff for the 10-year or 100-

year design storms for entire drainage area. 
 The amount of runoff for the 10-year and 100-year will have a net decrease of 21.2%. 
 No storm water detention is recommended for the site.  (Existing Pond to Remain) 
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For: Emerald Estates k10=1.00; k100=1.25
Existing Runoff Q=CIAk

Storm Frequency: 10-Yr & 100-Yr
Time of 10-Yr Rainfall Runoff 10-Yr 100-Yr Rainfall 100-Yr

Drainage Area Concentration Area Intensity Coef. Runoff Intensity Runoff
Designation (Min) (Ac.) (in) "C" cfs (in) cfs
D1 (Exist) 16.9 10.30 4.91 0.410 20.7 7.06 37.3
D2 (Exist) 17.0 11.83 4.90 0.516 29.9 7.04 53.7
D3 (Exist) 21.7 16.81 4.42 0.500 37.2 6.40 67.3

Total Runoff 87.8 158.3
Proposed Runoff Q=CIAk

Storm Frequency: 10-Yr & 100-Yr
Time of 10-Yr Rainfall Runoff 10-Yr 100-Yr Rainfall 100-Yr

Drainage Area Concentration Area Intensity Coef. Runoff Intensity Runoff
Designation (Min) (Ac.) (in) "C" cfs (in) cfs

D1 (Proposed) 16.9 10.30 4.91 0.366 18.5 7.06 33.2
D2 (Proposed) 17.0 11.16 4.90 0.356 19.5 7.04 35.0
D3 (Proposed) 21.7 17.48 4.42 0.405 31.3 6.40 56.6

Total Runoff 69.2 124.8
Runoff Decrease 18.6 33.4
% Decrease -21.1% -21.1%

Existing Composite Runoff Coefficient

D1 D2 D3
Wooded Hilly Area 0.35 2.59 1.39 4.08 8.06
Pasture / Meadow 0.36 5.99 2.68 2.74 11.41

Row Crops 0.6 1.36 7.76 9.99 19.11
Pond 0.95 0.36 0 0 0.36

Composite C Value 0.410 0.516 0.500

Composite "C" = (Wooded Ac * 0.35 + Pasture Ac * 0.36 + Row Crop Ac * 0.60 + Pond Ac * 0.95)

Proposed Composite Runoff Coefficient

D1 D2 D3
Impervious Area 0.98 0.65 0.92 2.69 4.26

Pond 0.95 0.36 0.00 0.00 0.36
Lawn 0.3 9.29 10.24 14.79 34.32

Composite C Value 0.366 0.356 0.405

Composite "C" = (Impervious Ac * 0.98 + Pond Ac * 0.95 + Lawn Ac * 0.30)

Impervious Area = 10,000 SF/lot + Road Area (SF)
 = (10,000 * 13) + 55,750
 = 185,750 SF = 4.26 Ac.

Reference Formula: Q=CIAK where C=0.369, I = 4.91 in, A= 9.77 Ac, and k10=1.00
(Proposed D1 - 10-Yr Storm) Q10= 0.369*4.91*9.77*1.00 = 17.7 cfs

Total Acres

Existing Condition "C" Value

Storm Drainage Study

Drainage Areas

Drainage Areas

Total 
Area

Total 
Area

NAPIER ENGINEERING
207 South 5th Street  Leavenworth, KS  66048  (913) 375-0482

Existing Condition "C" Value

Total Acres



Project: By:

Location:

Check one: X Present X Developed

Check one: X Tc Tt through subarea

1. 
2. 
3. 
4. 
5. 

= 0.24

7. 
8. 
9. 

10. 

= 0.04

12. 
13. 

14. 
15. 
16. 

18. 

=

20. 0.28

16.9

Flow length, L …………………………………….…. ft 482

3.1
0.037Watercourse slope, s ……………………………. ft/ft

Date:

Sheet Flow (Applicable to Tc only)

Surface description (paved or unpaved) …………… Unpaved

Segment ID   1 2

NW 1/4 of Sec 32, T9S, R22E

Channel Flow

0.04 +

0.066
Two-year 24-hour rainfall, P2 ………………….…. in 2.352.35
Land slope, s ……………………………………… ft/ft 0.043

Wetted perimeter, pw ………………………….….... ft

Hydraulic radius, r = a / pw ………………..………. ft

Watershed or subarea Tc or Tt (add Tt in steps 6, 11, and 19) …………………..……….. hr

………..…………………. min  

Flow length, L …………………………………..…… ft

+

Manning's roughness coefficient, n ………………….

L

Channel slope, s ………………………………….. ft/ft

150

Checked:

NAPIER ENGINEERING
207 South 5th Street  Leavenworth, KS  66048  (913) 375-0482

Time of Concentration (Tc) or Travel Time (Tt)

Emerald Estates - Drainage Area 1 (D1) BAN
Date:

5/26/2021

P2
0.5s0.4

Surface description ………………………………….. Row Crops Pasture
Manning's roughness coefficient, n (table 3-1) …… 0.06 0.13

0.09 + 0.15

Shallow Concentrated Flow

Segment ID   3

Flow length, L (total L ≤ 300 ft.) …………………... ft 150

6. Tt =
0.007 (nL)0.8

Compute Tt …….... hr

11. Tt =
L Compute Tt …….... hr

3600 V

Average velocity, V (figure 3-1) ………………….. ft/s

Segment ID   

Cross sectional flow area, a ………………….…… ft2

19. Tt =
Compute Tt …….... hr

3600 V

17. V = 1.49 r2/3 s1/2

Compute V ……..….. ft/s
n



Project: By:

Location:

Check one: X Present X Developed

Check one: X Tc Tt through subarea

1. 
2. 
3. 
4. 
5. 

= 0.25

7. 
8. 
9. 

10. 

= 0.03

12. 
13. 

14. 
15. 
16. 

18. 

=

20. 0.28

17.0

NAPIER ENGINEERING
207 South 5th Street  Leavenworth, KS  66048  (913) 375-0482

Time of Concentration (Tc) or Travel Time (Tt)

Emerald Estates - Drainage Area 2 (D2) BAN
Date:

5/26/2021

NW 1/4 of Sec 32, T9S, R22E
Checked: Date:

Sheet Flow (Applicable to Tc only)

Segment ID   1 2
Surface description ………………………………….. Row Crops Pasture
Manning's roughness coefficient, n (table 3-1) …… 0.06 0.13
Flow length, L (total L ≤ 300 ft.) …………………... ft 135 165

+

Two-year 24-hour rainfall, P2 ………………….…. in 2.35 2.35
Land slope, s ……………………………………… ft/ft 0.037 0.061

0.16

P2
0.5s0.4

Shallow Concentrated Flow

Segment ID   3

6. Tt =
0.007 (nL)0.8

Compute Tt …….... hr 0.09

Surface description (paved or unpaved) …………… Unpaved
Flow length, L …………………………………….…. ft 307

+

Watercourse slope, s ……………………………. ft/ft 0.029
Average velocity, V (figure 3-1) ………………….. ft/s 2.8

3600 V

Channel Flow

Segment ID   

11. Tt =
L Compute Tt …….... hr 0.03

Cross sectional flow area, a ………………….…… ft2

Wetted perimeter, pw ………………………….….... ft

Hydraulic radius, r = a / pw ………………..………. ft
Channel slope, s ………………………………….. ft/ft
Manning's roughness coefficient, n ………………….

17. V = 1.49 r2/3 s1/2

Compute V ……..….. ft/s
n

19. Tt =
L Compute Tt …….... hr +

3600 V

Watershed or subarea Tc or Tt (add Tt in steps 6, 11, and 19) …………………..……….. hr

………..…………………. min  

Flow length, L …………………………………..…… ft



Project: By:

Location:

Check one: X Present X Developed

Check one: X Tc Tt through subarea

1. 
2. 
3. 
4. 
5. 

= 0.30

7. 
8. 
9. 

10. 

= 0.07

12. 
13. 

14. 
15. 
16. 

18. 

=

20. 0.36

21.7

NAPIER ENGINEERING
207 South 5th Street  Leavenworth, KS  66048  (913) 375-0482

Time of Concentration (Tc) or Travel Time (Tt)

Emerald Estates - Drainage Area 3 (D3) BAN
Date:

5/26/2021

NW 1/4 of Sec 32, T9S, R22E
Checked: Date:

Sheet Flow (Applicable to Tc only)

Segment ID   1 2
Surface description ………………………………….. Woodland/Grass Row Crops
Manning's roughness coefficient, n (table 3-1) …… 0.2 0.06
Flow length, L (total L ≤ 300 ft.) …………………... ft 115 185

+

Two-year 24-hour rainfall, P2 ………………….…. in 2.35 2.35
Land slope, s ……………………………………… ft/ft 0.052 0.041

0.11

P2
0.5s0.4

Shallow Concentrated Flow

Segment ID   3

6. Tt =
0.007 (nL)0.8

Compute Tt …….... hr 0.18

Surface description (paved or unpaved) …………… Unpaved
Flow length, L …………………………………….…. ft 600

+

Watercourse slope, s ……………………………. ft/ft 0.024
Average velocity, V (figure 3-1) ………………….. ft/s 2.5

3600 V

Channel Flow

Segment ID   

11. Tt =
L Compute Tt …….... hr 0.07

Cross sectional flow area, a ………………….…… ft2

Wetted perimeter, pw ………………………….….... ft

Hydraulic radius, r = a / pw ………………..………. ft
Channel slope, s ………………………………….. ft/ft
Manning's roughness coefficient, n ………………….

17. V = 1.49 r2/3 s1/2

Compute V ……..….. ft/s
n

19. Tt =
L Compute Tt …….... hr +

3600 V

Watershed or subarea Tc or Tt (add Tt in steps 6, 11, and 19) …………………..……….. hr

………..…………………. min  

Flow length, L …………………………………..…… ft



Seymour RD Location
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Soil Map—Leavenworth County, Kansas
(Seymour RD)
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
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Wet Spot
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Special Line Features

Water Features
Streams and Canals

Transportation
Rails
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Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Leavenworth County, Kansas
Survey Area Data: Version 15, Jun 10, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Jul 16, 2019—Sep 
23, 2019

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Natural Resources
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National Cooperative Soil Survey
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

7252 Grundy silty clay loam, 1 to 3 
percent slopes

0.9 2.5%

7501 Pawnee clay loam, 4 to 8 
percent slopes, eroded

34.1 91.3%

7506 Pawnee clay loam, 1 to 4 
percent slopes, eroded

2.3 6.2%

Totals for Area of Interest 37.3 100.0%

Soil Map—Leavenworth County, Kansas Seymour RD

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/24/2021
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	LEAVENWORTH COUNTY PLANNING COMMISSION
	Agenda for the Regular Meeting of 6:00 P.M., Wednesday, August 11, 2021
	County Courthouse - 300 Walnut Street - Leavenworth, Kansas 66048
	www.leavenworthcounty.gov
	1. Call to Order & Pledge of Allegiance
	2. Oath of Office – New Members
	3.  Roll Call
	5. Secretary’s Report
	6. Administrative Business – Approval of By-Laws
	7. Declarations: (if necessary)
	A. Declarations of receipt of communications by Planning Commissioners
	B. Disclosure of ex-parte communications for each hearing item
	C. Declarations of abstention from specific agenda items by a Commissioner

