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REPORT RELEASED SUMMARIZING
RESIDENTIAL CONSTRUCTION

published adocument that summarizesresidentia construction for the

The Devel opment Management Division of the department hasrecently

first half of thisdecade. Inadditiontotabulating activity in Kansas City,

Missouri, thereport offerscomparisonsto longer term national and metropolitan
trends. Theexecutivesummary highlightstwel vesgnificant observationswhich
can bedrawn from the detailed tablesand chartsincluded inthereport. They

ae

1.

After steep declinesinthelate 1980s, national housing startshave been
trending upward since 1992.

Within Kansas City, multi-family unitsrepresent amore significant portion
of new unitsthan for either the nation or the metropolitan area.

Since 1980, thesingle-family construction trend in Kansas City, Missouri,
hasbeen very strongly correlated withinterest rates, with the number of
unitsincreasing asinterest rateshavefallen.

The Jackson County portion of Kansas City hasdominated non-residentia
construction thisdecade.

Reinvestmentinresidential renovation (Additions, Alterations, and
Repairs) remainsstrong.

Residentia constructioninthe Kansas City, Missouri, school digtrict has
been remarkably strong during the current decade.

Downtown residential conversions—| oftsand otherwise—have been one
of themajor success storiesof thelast fifteenyears.

Housing construction in both the metropolitan areaand Kansas City,
Missouri, hasclosaly paralleled the national market since 1990.

(Continued on page 2)
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9. KansasCity (North) haswitnessed asignificant increasein new housing
market shareover thelast fiveyears.

10. Within Kansas City (North), housing construction has progressively
shifted towardsthe Clay county portion of thecity over thelast fifteen
years.

11. KansasCity, Missouri, hasbeen by asubstantial margin theleading
housing permitting city inthemetropolitan areaover thelast fifteen years.

12. Hous ng construction continuesto outpace househol d formation, thereby
insuring acontinuing loss of unitsfrom the housing stock through vacancy,
abandonment, or demolition.

Two of the observationsseem particularly relevant inlight of their variationfrom
conventional wisdom. Thesearethefact that Kansas City hasbeen by far the
|ead metropolitan permitting city for new residential construction for thelast
fifteen years, and that for thelast fiveyears, the Kansas City, Missouri, School
Didtrict hasbeenthethird most active school district for housing startsin Kansas
City, Missouri. Partiesinterested in obtaining copiesof thereport may contact
Bob Hurst at 513-2814 or by e-mail at Robert_Hurst@kcmo.org.

PLANS REVIEW
AVERAGE TURNAROUND TIMES

Four-Week Averagesas of March 5, 2006

New Commercial Bldgs. & Additions ..........cccccveveevecceeiieennene 3.5 weeks
One-and Two-Family DWellings .......cccceeveeneece e, 1lday/plan
All Other Projects ......cooviieiice e 0.6 weeksg/plan
Quality Control Review (QCR) ...cceeeevieiieeeseerie e <2 days



CODE CHAT

by Gary Marker, RA.
Divison Manager of PlansReview

AUTOMATIC SPRINKLER
PROVISIONS

arerequiredto be provided with an automatic sprinkler system. Generally, therequirementsfor sprinkler protection

are based on the hazards associ ated with a given occupancy group or use based on size, number of occupants,
locationinthebuilding or nature of contents. These parameters seem straightforward enough at first glance, however,
careful review of the process and terminol ogy employed are necessary for proper reading of the code.

The 2003 International Building Code (IBC), Section 903.2, enumeratesthe buildings and portionsthereof that

Process

IBC Section 903.2 isarranged a phabetically, by occupancy group. Therefore, thefirst stepin determining where automatic
sprinklersarerequiredisto determinethe occupancy group or groupsunder consideration. \When stating where automatic
sprinklersarerequired, IBC Section 903.2 first generally states the specific location where such a system shall be
installed. For instance, Section 903.2.1 states* For GroupA -1, A-2, A-3 and A-4 occupancies, the automatic sprinkler
system shall be provided throughout the floor areawherethe Group A-1, A-2, A-3 or A-4 occupancy islocated, and all
floorsbetween the Group A occupancy and thelevel of exit discharge.”

Oncethe specificlocationsof required sprinkler protection have been established, the subsectionslist the conditions of the
occupancy inquestionthat will trigger therequirement for theinstallation of the sprinkler protection. For instance, Section
903.2.1.1 statesthat such protection “. . . shall be provided for Group A-1 occupancies where one of the following
conditionsexists. ...” The section then proceedsto state what specific conditionswill trigger the requirement for
sprinklersintheA-1 occupancy, i.e., thesizeof thefirearea, the occupant load of thefirearea, thelocation of thefirearea
being on other thantheleve of exit discharge and whether or not thefire areacontainsamultitheater complex.

Terminology

Floor AreavsFire Area—Whenreading IBC Section 903.2, it isimportant to notethe distinction between theterms*“fire
ared’ and “floor area,” and thisrequiresareferenceto the definitionsin the code. Floor areaisdefined by Section 1002
astheareawithintheingde perimeter of theexterior wallsof the building and the usableareaunder the horizonta projection
of theroof or floor above. Since Section 705 statesthat portions of buildings separated by one or morefirewallsare
congdered to be separate buildings, we can safely assumethat such awall could aso beused to defineand limit floor area.
Onthe other hand, Section 702 definesafire areaasthe aggregate floor areaenclosed and bounded by firewalls, fire
barriers, exterior wallsor fire-res stancerated horizontal assembliesof abuilding. It should beapparent from comparison
of thesedefinitionsthat afloor areacould contain multiplefire areasand that firebarriersdo not limit floor area.

In the af orementioned examplefor Group A occupancies, IBC Section 903.2.1 statesthat the sprinkler system shall be
provided throughout thefloor areawherethe Group A occupancy islocated. Therefore, evenif the Group A occupancy in
guestion doesnot extend throughout thefloor areain question, dividing theareawith firebarriersisnot sufficient to limit the
required sprinkler protectionto only the portion of thefloor areacontaining the Group A occupancy. Theonly way tolimit
thefloor areato be protected by sprinklerswould betoinstall afirewall.

(Continued on page 4)



FROM THEFILES...
REAL CODE MODIFICATION REQUEST CASE HISTORIES

FIRE-RESISTIVE FLOOR CONSTRUCTION

By Gary Marker, R.A.,
Division Manager of PlansReview

he KCMO Code of Ordinances, Section 18-6, statesthat “ The detailsand actions of granting modifications (to

coderequirements) shall berecorded and entered in thefiles of Development Services.” Doing so permitsoneto

rationalize any apparent code discrepancies by investigating thefilesfor the building in question. In order to
facilitatethis, CPD-DS employsthe Code M odification Request processwherein the applicant submitsaform stating the
location of the property, the applicant name and the proposed code alternate. Oncethisformissubmitted alongwiththe
required application fee, the request isreviewed and either approved, conditionally approved or denied. The Code
Modification Request processis outlined in CPD-DS Information Bulletin Number 101 (available on the web at
www.kcmo.org/codes). However, | am frequently asked, “What makesa* good” Code Modification Request?’ Thisis
another installment in aseriesof articlesto attempt to answer that question by presenting actual case historiesof CMR'’s
which have been APPROVED by CPD-DS.

The subject of thisrequest isacompleteinterior tenant finish for aproposed new, 5-story, Type 1-B,
Group B, M and Sofficelretail/parking building whichiscurrently under congtruction. Theprojectincludes
the construction of astepped floor areato be used asan auditorium space. |1BC Table 601 statesthat the
floor of this space shall beatwo-hour fire-resistive assembly. However, inlieu of atested assembly as
required by IBC Section 703.2, the applicant proposesto employ an assembly consisting of anon-rated
steel and concretefloor protected by alisted horizontal shaft wall assembly with atwo-hour fire-resstive
rating suspended directly bel ow the steel and concretefloor. Thisapproach wasfound to meet theintent
of the code and was approved.

Thisapproval recognized that theintent of the codeisto providefire-resistive protection for thefloor. Whiletheentire
assembly was not tested the horizontal shaftwall wasfound to provide adequate protection for thislimited areawherea
completetested assembly wasimpractica. Be suretowatch future editions of the Code Connection for moreinformative
andinteresting talesfromthe CMR files.

CobEe CHaT (Continued from page 3)

Buildings, Occupancies, Soriesand Basements— Thevarioussubsectionsof 1BC Section 903 require automatic sprinkler
protectionto beinstalled variously throughout buildings (e.g. Section 903.2.3), throughout occupancies (RE: Section
903.2.4) and throughout storiesand basements (e.g. 903.2.10.1). Onceagain, thedefinitionsincludedinthelBC should
be consulted when consi dering the meanings of these specific phrasesas applied to this section of the code.

With regard to the requirement for sprinklerswithin an occupancy, it should be noted that sprinklersare only required
withinthe portion of the building that iscons dered to be of that occupancy group whichisspecified. Therefore, other areas
that are separated from the occupancy in question with an occupancy separation asdescribed in Section 302.3.2 need not
be provided with sprinkler protection. However, it should a so be noted that Section 302.3.1 specifically statesthat the
most restrictive provisionsof Chapter 9 (including automatic sprinkler system, where applicable) shall beappliedto entire
buildingswherethe provisionsfor Nonseparated Uses have been applied.

Coderequirementsfor automatic orinkler sysemsarebased onvery specific criteriarequiring careful sudy andinterpretation
of thewording and definitions. For questionsregarding thissubject or any other code requirements, fedl freeto call City
Planning & Devel opment —Devel opment Services Code Question Hotlineat (816) 513-1511, where ahelpful associate
standsready to provide ass stancein applying codeinterpretationstoindividua stuations. E-mail answersto codequestions

maly a so berequested fromgary _marker@kcmo.org.
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LAND DEVELOPMENT DIVISION
SANITARY SEWER SERVICE REQUIREMENTS!

improvements associ ated with devel opment projectsfor general compliance with adopted standards, codes, and

policiesand to ensure proper sewer serviceisprovided to the anticipated building sitesthat will be constructed upon
later inthe development process. We consider thislatter aspect abasic city service. These publicimprovements, after
being reviewed for general compliance, are permitted by the devel opment contractor as agent for the developer. The
sewer improvement planswill typicaly show the® anticipated” |ots, tracts, or parcelsto be served by meansof theindividua
servicelinesdepicted onthe plans. Typically, these planswill not show what building footprints, or typeof buildings(i.e.
singlefamily, duplex, triple, etc.) areto bebuilt since building permitsare generally issued later inthe process. Wehave
typicaly seentriplex and quad building plansviaseparate building permit appli cation submittalsto the building officia for
review, sincethesedesignationsarelogged in ascommercia projectsby thebuilding officia, and arethenroutedto LDD
for review. We also see subsequent lot splitsthat are many timesdoneto further subdivideinto for-salelots oncethe
building foundationisconstructed regardlessof building typeor footprint. However, thisismorecommonwiththe Townhome-
type developments. Condominium devel opmentstypically involve aland plat and then asubsequent condominium plat
instead of theminor subdivisionlot split for creating theadditional for-saeunits.

-I-he Land Development Division (LDD) istasked with reviewing proposed publicinfrastructure sanitary sewer
i

Eventhough it hasbeen common design practiceto provideindividua servicelinesfor each building site, the City adopted
specific design criteriastatementsin 1996 to thisaffect for sanitary sewer improvementswith itsadoption of the American
Public Works Association Design Criteria, Specificationsand Sandards. Therelevant adopted APWA 5500 section
includes aspecific subsection 5506.3 “New Development Building Services,” which statesthat “. . . a connection shall be
provided for each building site in new development. The connection shall be extended with a service line to the
property line of the building site.” Theterm “building site” was used since the purpose of the sewer servicewasto
provide serviceto the sitewherethe ultimate building woul d be constructed and placed. Further, the definition statesthat
the sewer serviceisto be extended to the property lineof thebuilding site. Thismeansthat al building siteswith distinct
property linesmust be provided with aseparate sewer service. Doesthismean aduplex rental needstwo servicelines?
No, becausetheduplexisononelot. For atriplex ononelot, only one serviceisneeded, and so forth. However, if the
duplex, or triplex, etc., werebuilt with atwo-hour firerated common wall and later split viaacertificate of survey into
separatefor-saleunitsor lotsand then sold, the building would then bein non-compliance. Staff hasattempted to monitor
thissituation in order to prevent two separate ownerships from sharing acommon service line where maintenance
responsbilitiesare not clear, known, or guaranteed, and wherethe actions of one party can negatively impact therightsof
another. 1t has sometimes been suggested that private covenantsor private entities (i.e. Covenant Restrictions, Home
Associations, Townhome Maintenance Entities, etc.) can provide the needed assurance of maintenance. However, these
sdf formed entitiesor privaterestrictionsare privatein nature and provide no public guarantee of perpetuity for theongoing
maintenanceresponsbility. The City canonly ensure service by requiring servicesbe provided at thetime of construction
of thesawer main extenson or by requiring theadditiona servicelinesbe constructed when needed dueto further subdivison
activities

Additionally, in 1998 the City adopted changesto APWA 5502.4.1.c * Sewer Plan” to add the requirement to specifically
show property lines, lot lines, |ot numbers, block numbers, minimumfinish floor € evations, buildinglocations, and building
designationsto the sewer plan. Thiswasdoneto further improvetheinformation needed to ensurethat proper sewer
serviceswere being installed with the sewer main extensionimprovements. Prior to both of the above adoptions, in 1992
the City formally adopted the sewer construction specifications, APWA 2506 “Ingtallation.” Section 8 Tees, Wyesand
Building ServiceLines’ wasincluded inthisadoption to addressthe responsibilitiesand required recordsto be kept by the
contractor during construction process pertaining to thelocation, el evation, and grades of the service stubs constructed
withthe sewer improvements.

(Continued on page 6)



(Continued from page 5)

Chapter 60 Code of Ordinances, Section 60-43, “ Connecting building sewersand other private drainsto public sewer”
statesthat the City isauthorized to adopt regul ations governing the methods of connection to apublic sewer, that apermit
isrequired and that the connection will beinspected, subject to appropriate inspection and tapping feesfor such City
services.

TheInternational Residential Code (IRC) also addressesthe subject of shared servicelines. Section P2602 “Individual
Water Supply and Sewage Disposal” P2602.1 “General” statesthat “ The water-distribution and drainage system of
any building or premiseswhere plumbing fixtures areinstalled shall be connected to a public water-supply or sewer
system, respectively, if available. When either a public water-supply or sewer system, or both are not available, or
connection thereto is not feasible, an individual water-supply or individual (private) sewage-disposal system, or
both, shall beprovided.” 1t hasbeen our interpretation in the past that this adequately supportsthe need for individual
sewage disposa serviceline connectionsto the sewer main. Additionally, thelRC only regulatesthe activitieson private
property and not the actual private connectionto the public sewersinthe public right-of-way.

Andfinaly, notethat the Code of Sate Regulation (CSR), Title 10, Division 20, Chapter 2, definition number (67) defines
“Service connection” as* A pipe which conveys wastewater fromthe point of origin on a tract of land to a sewer
systemwhich is operated and maintained by one of the continuing authoritieslisted in 10 CSR 20-6.010 (3) (B).”

Inshort, saff believesthe City’spolicy over theyearshasbeen very clear initsintentionto ensurethat each building siteis
provided aseparate sewer service, whether proposed initially with the new sewer infrastructure or when it needsto be
created on the back end when subsequent platting activities create additional for-salelotsor units.

STAFF CHANGES

M ar sha Gregg, Graduate Engineer, joined the PlansReview Division

MaxineM cMullen, Customer Service Representative, joined the Land Devel opment Division.

Danid Weber, Graduate Engineer, joined the Land Devel opment Division.

Matthew Huggins, Construction Code Inspector I, joined the Inspections Division.

ShantaKing, Customer Service Representative, joined the Business ServicesDivision.

Jeff Lee, CBO, M CO, waspromoted from Development Specidist | to Graduate Engineer inthe PlansReview Division.

Heath Perkinswas promoted from Construction Code I nspector | to Devel opment Specialist | and joined the Plans
Review Divison.

Ray Haydaripoor was promoted from Construction Code Inspector | to Graduate Engineer and joined the Land
Devedopment Divison.

Nikki Denniswas promoted from Engineer Technician 111 to Graduate Engineer inthe Land Development Division.

John Chumba, SaraHur st and Brian Weisleft to purse other opportunities.
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LAND DEVELOPMENT DIVISION
UPDATE ON EFFORTSTOREVISE
FINAL PLAT APPLICATION REQUIREMENTS!

and Development Division staff met with devel opment stakeholders on February 6 and with the Devel opment
Advisory Committee on February 16 to review and present changes beneficial to streamlining the Final Plat
processfrom application entry to ordinance passage.
To streamlinethe Final Plat process, the stakeholdersidentified that the Final Plat Application Formwould need to be
modified asfollows:

1) Amended Section 2 to separatethe“Agent,” “ Applicant,” “Owner,” and“ Surveyor” contact information, and to
identify an Agent acting ontheA pplicant’sor Owner’sbehdlf.

2) AddaSection 3footnoteto clarifying how the City can assist in obtaining the County’ sAssessor Parcel Number
(APN) informationto useinfillingintheapplicationform. Applicants sometimeacquirethisinformationdirectly
from the County Assessor’s Office. We have suggested using KivaNet tolook up theinformation.

3) Change Section 6 to request 18 copiesof Plat separated from the required 20 copies, and to request acopy of the
approved Street Name Sign Plan be submitted at thetime of application, if applicable, per thecontrolling ordinance.

4) Change Section 7to eliminatethefollowing requirements:

a. Three(3) Origina signed copiesof the private covenants, conditionsand restrictions,

b. Releaseof any dedicated rights-of-way from and subordination of any deedsof trust to any building lines
and easementsshown onthe plat;

c. Subordination of any existing utility easementswherein conflict with proposed rights-of-way;

d. Apportionment of specia assessmentson land to be dedicated to public right-of-way;

(Note: Items(a) through (d) will now become clearance memoitems. Typical Final Plat ordinancelanguage

will beamended to reflect appropriate” subject to” clauses, whichwill alow the Council to approvetheFina

Plat Ordinance subject to receiving the required supplement information prior to releasing the Final Plat for

Recording.)

and to add thefollowing:

e. A copy of theApplication Forminthe separate envel ope;

f.  Two(2) Copiesof theFinal Plat Drawinginthe separate envel ope;

g. Information onthePark Board resol ution number;

City staff intend to finalize discussionsoninternal application handling improvementsin order to ensure the successful
processing of Final Plat applicationsat thetime of application entry through to final ordinance acceptance. Oncethese
interna discussionsare completed, an effectivedatewill beannounced indicating when all applicationsshould beginusing
thenew Final Plat Application Form. We appreciate everyone' seffortsand contributionsin bringing usto thisstage. We
anticipateaMay or June affectivedate. To view the new application, please see* Proposed Fina Plat Application” link at
http:/AMmww.kcmo.org/planning.nsf/devmgt/dvmappli 2opendocument.
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ADDRESSCORRECTION REQUESTED

Visit CPD on thelnternet at www.kcmo.org

TelephoneNumbers:
AreaCode816
Development ServiceSManager .......cccceeeeeeeeeereneneenen 513-1472
City Hall Permit Center ......ccccoeveevvevnvresinnn, 513-1500 (option 3)
Plans Review Permit Center ..........ccccocevenuenee. 513-1500 (option 5)
Commercial PlansReview ..., 513-1500 (option 5)
One- & Two-Family PlansReview .................. 513-1500 (option 5)
INSPeCtions DIVISION .......cccceeveverenenicieniene 513-1500 (option 2)
Special INSPECLiONS ........evveeeerereeieeieeiee 513-1500 (option 2)
Investigations DiVIiSiON.........ccccveveivnevenennen, 513-1500 (option 2)
Business Services DiviSion.........cccccoecveneenee. 513-1500 (option 3)
Contractor Licensing & Registration ............ 513-1500 (option 6)
Land DevelOpmENt ..........cccvvererenereereeeseeeeesese s 513-2593
FAX ServicesNumbers:

FAX PErMit PrOCESS ......cocvirirrcicireriereeeses e 513-1456
FAX INSpection REQUESES.........ccuerereeeeereeeeiesese e 513-1536
FAX Publication PUrchases ...........ccoooeoeieneneicieeecenne. 513-1456
FAX One- and Two-Family PlansBranch....................... 513-1505
FAX Plans Review Comments

Call to request your comments.................... 513-1500 (option 4)

Codelnformation:
Zoning, Floodplain, Airport Height Zone,
Permit Application Information ................... 513-1500 (option 3)
Code Questions, Plans submittal Information,
Plans Review Status........ccccoeeeereveneniennene 513-1500 (option 5)

Publication Ordering I nformation:

Thefollowing publications are avail able at either CPD-DS office.

You may also call 513-1500 (option 3) and request a credit card
authorization form and then place your order via Fax.

1. Chapter 18, Kansas City Building and Rehabilitation Code and
related ordinances. (Chapter 18 adopts the model codes by reference
and identifieslocal amendmentsto the model codes.) Price: $6.00

2. Special Inspections Program Manual. Price: $5.00

3. Fee Schedule. Price: $2.50

Thefollowing publications are available from the City Planning and
Development Department (513-2846).

Price: $25.00
Price:  $6.00

1.Chapter 80, Kansas City Zoning Ordinance
2.Chapter 66, Subdivision Regulations

Thefollowing publications are avail able from the International Code
Council Regional Office (455-3330).

1. 2003 International Building Code

2. 2003 Uniform Plumbing Code

3. 2003 International Mechanical Code
4, 2002 National Electrical Code

5. 2003 International Residential Code




