CITY OF MISSION, KANSAS
COMMUNITY DEVELOPMENT COMMITTEE

WEDNESDAY, SEPTEMBER 2, 2020

6:30 P.M.
Meeting Held Virtually via Zoom

In consideration of the COVID-19 social distancing recommendations, this meeting will be
held virtually via Zoom (https.//zoom.us/join). The public may participate with comments by
using the “chat” feature, please note all statements are made visible to the group.

Information will be posted, prior to the meeting, on how to join at
https://www.missionks.org/calendar.aspx. Please contact the Administrative Offices,

913-676-8350, with any questions or concerns.

1.

PUBLIC COMMENTS

PUBLIC PRESENTATIONS / INFORMATIONAL ONLY

Preliminary Development Plan - 5399 Martway Street - Mission Bowl Apartments, LLC,
Applicant (Planning Commision Case # 20-03 - Brian Scott/Kaitlyn Service (page 3)

The Planning Commission held a public hearing at their regular meeting on Monday, August
24th to take comments regarding an application for a preliminary development plan for the
construction of a multi-family housing project at 5399 Martway Street, site of the former
Mission Bowl. At the conclusion of the public hearing, the Commission took the application
under consideration and voted 8-0 to recommend approval of the preliminary development
plan to the City Council. Staff will present the preliminary development plan to the Community
Development Committee. This is an informational item only and no action will be taken at this
meeting. The approval of the preliminary development plan will be on the agenda for the
Council’s consideration at their regularly scheduled meeting on Wednesday, September 16th.

2018 Edition of the International Codes for Building Construction and the 2017 Edition
of the National Electric Code - Jim Brown (page 352)

The International Code Council represents a diverse family of codes, providing minimum
requirements for the construction and maintenance of both commercial and residential
buildings. The various disciplines in the construction industry are governed by separate codes
which specifically address that discipline. These codes are reviewed and updated every three
years by the ICC through an extensive collaborative and forward facing process. Municipalities
in the Kansas City region review and adopt the latest set of codes every other review cycle
(every six years). Amendments are made to the codes that reflect building standards and
trends for the Kansas City region and provide consistency in the codes from jurisdiction to
jurisdiction. Area cities are now adopting the most recent set of codes, the 2018 Edition of the
ICC. Staff will present an overview of the codes, the proposed changes, and the importance of
how they interact with one another for discussion and feedback.


https://zoom.us/join
https://www.missionks.org/calendar.aspx

ACTION ITEMS

3. Acceptance of the August 5, 2020 Community Development Committee Minutes -
Audrey McClanahan (page 563)

Draft minutes of the August 5, 2020 Community Development Committee meeting are included
for review and acceptance.

DISCUSSION ITEMS

4. Mohawk Park Update - Penn Almoney (page 577)

A Mohawk Park steering committee composed of various citizen stakeholders was formed in
January 2020 to initiate the conceptual design of Mohawk Park with Confluence and SFS
Architects. Prior to the COVID-19 shut-downs, feedback was gathered through stakeholder
and citizen meetings and surveys. This process involved a comprehensive look at the
amenities to be added over a ten year horizon, so that the location or addition of improvements
in early years does not limit the long-term vision for the park. Staff has re-engaged the
stakeholder group and to finalize layout of the preferred amenities, restroom and pavilion
designs and to review order of magnitude cost estimates with phased construction.

OTHER

5. Department Updates - Laura Smith

Sollie Flora, Chairperson
Trent Boultinghouse, Vice-Chairperson
Mission City Hall, 6090 Woodson St
913-676-8350
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RE: Preliminary Development Plan - 5399 Martway Street - Mission Bow! Apartments,
LLC Applicant (Planning Commision Case # 20-03)

DETAILS:

Preliminary Development Plan Application

The City recently received an application for a preliminary development plan for the
construction of a multi-family housing project at 5399 Martway. The subject property
comprises two of the three lots that were formerly used by the Mission Bowl bowling
alley and miniature golf course. Mission Bowl was constructed in 1958 and operated
until the structure was severely damaged by a fire in 2015. Subsequent litigation
impeded the restoration of the structure. The City declared the structure unsafe in
December of 2019 and ordered that it be repaired or demolished.

The pending litigation involving the property was resolved earlier this year, and
Ridgeview North Associates, LLC, owner of the adjacent Mission Mart shopping center,
took control of the property. Ridgeview North has a contract pending to sell the two lots
that comprise the subject property to Mission Bowl Apartments, LLC (a development
corporation created by the Sunflower Development Group) for the purpose of
redeveloping the property into a multi-family housing project. Ridgeview would keep the
most westerly lot for overflow parking associated with the shopping center across the
street. There is a cell tower, and associated equipment, located on the east side of the
subject property. This cell tower is a separate parcel and not part of this arrangement.

The applicant, Mission Bowl Apartments, LLC, has now submitted a preliminary
development plan to the City for the construction of a Class A, five-story apartment
building on the two lots (approximately 3.15 acres) that it intends to purchase. Ground
floor uses fronting Martway Street will include live-work units, lobby and leasing office, a
screened parking garage, and parks. The proposal aims to create a linear park
experience along the existing Rock Creek Trail by adding trees, landscaping and
pedestrian amenities where none currently exist. A pocket fithess park and a small
pocket dog park are proposed for the west side of the building. In addition to the garage
parking on the first floor of the building, a surface parking lot is proposed behind the
building.

Approximately 164 apartments are proposed for floors two thru five. The apartments will
be a mix of two bedroom, one bedroom, and studio units. Various resident amenities

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A
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including theater room, fitness area, and clubhouse will also be located on these floors.
A rooftop pool and patio is proposed for a portion of the fifth floor toward the back of the
building.

Public Engagement

A neighborhood meeting was hosted by the City and the applicant on June 15, 2020.
Property owners and residents within 400 feet of the subject property were mailed an
invitation to attend. The event was also advertised on the City’s social media accounts
and website. On the morning of June 15, 2020, the Shawnee Mission Post published an
article about the event and provided instructions for attending the virtual Zoom meeting.

Approximately 50 people attended the neighborhood meeting and had the opportunity to
express comments and ask questions. The Shawnee Mission Post reported on the

dialogue.

The Preliminary Development Plan application was considered by the Planning
Commission on August 24, 2020 and a public hearing was conducted. Notice of the
public hearing was sent certified mail to property owners within 200 feet of the subject
property, inviting them to participate in the public hearing. Also, invitations were sent to
property owners and residents within an additional 200 feet (400 feet total) of the
subject property via regular mail. In total, 65 notices were mailed. The public hearing
was advertised on the City’s social media accounts and website. The Shawnee Mission
Post published an article about the meeting on August 11, 2020. A notice was published
in The Legal Record on August 4, 2020.

Approximately 36 participants attended the Planning Commission meeting. Of those,
approximately 18 participants were interested parties other than commissioners, staff,
and the applicant. Four residents commented and asked questions:

1. Aresident expressed concerns related to pedestrian safety for individuals who
may walk to Birch Street and 60th Terrace from the proposed dog park amenity
and existing trail through Birch Park. The streets in the neighborhood do not
have sidewalks. He also expressed concerns related to the height of the building
and privacy for the residences behind the proposal.

2. Aresident said this is the kind of development that made him excited to move to
Mission. He wants to see a revitalized walkable downtown. He welcomes the
vitality and the support for downtown businesses that the apartment residents
would bring. He welcomes the proposed height and density. As a resident living

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A



https://shawneemissionpost.com/2020/06/16/developer-to-propose-5-story-160-unit-apartment-complex-for-mission-bowl-site-94876/#:~:text=A%20Kansas%20City%2C%20Missouri%2Dbased,%2C%20160%2Dunit%20apartment%20complex.
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3.

4.

directly behind the proposed apartments, he believes the elevation change
makes the height deviation appropriate. He expressed appreciation for the detail
given to privacy and screening included in the proposal. He would be happy to
have it behind his house.

A resident said he likes the idea of development and economic impact. He also
expressed concern that the City’s Rock Creek project has removed trees. He
had concerns about screening, privacy, sound carrying into the neighborhood,
and light pollution. He would like to see a lot of effort put into mitigating these
potential effects on the neighborhood.

A resident asked if a study has been done to ensure the apartments can be filled.
He also expressed concern about light pollution and parking.

A copy of the staff report is attached. The minutes are being drafted and will be
available for the September 16, 2020 City Council meeting.

Planning Commission Recommendation

The Planning Commission, at their August 24, 2020 meeting, voted 8-0 to recommend
approval of Case #20-03 Mission Bowl Apartments with conditions as recommended by

staff.

1.

Approval of the requested deviation to height to allow a maximum building height
of five stories and/ or 61 feet with the condition that the final development provide
a minimum Floor Area Ratio of 1.0.

. Approval of the requested deviation to density to allow a maximum of 168

apartment units on the 3.15 acre lot.

Approval of the requested deviation to allow the primary use of the development
to be residential with the condition that the ground floor of the building along
Martway Street include accessory uses that activate the streetscape, such as the
leasing/ management office, live-work units, and resident amenities. The
building shall continue to devote at least seventy-five percent (75%) of ground
floor Martway Street frontage to such uses. The design of the building shall
continue to include elements that mimic the pedestrian-friendly experience of a
mixed-use development, such as a clear glass “storefront” appearance.

Lots 3 and 4 of the Mission Mart Plat must be replatted as one lot. Plat must
include easements for the cell tower property, Johnson County Wastewater

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A
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property, and the Mission Mart parking lot (directly west of the site).

5. Final Development Plan Application shall address all comments from Johnson
County, Kansas Wastewater.

6. Final Development Plan Application shall include verification of coordination with
the Fire District.

7. Final Development Plan Application must include site plans, civil plans (including
Stormwater Report), landscape plans, photometric plans, and architectural
drawings (including building elevation, floor plan and wall section drawings).

8. The Stormwater Report must include BMP design details, calculations, and
locations. Plans must show the existing 100-year floodplain and the floodplain
that will result from the LOMR that will follow the work currently underway at
Rock Creek. Report must provide stormwater infrastructure layout and details.
All elements are subject to review and approval by the City.

9. A Floodplain Development Permit and all other associated permits are required
prior to construction of the retaining wall. The wall must be designed so that it is
uniform with the City’s current and planned infrastructure along Rock Creek.

10.No development or construction shall be allowed within the 100-year floodplain
with the exception of the retaining wall and associated grading and restoration.

11.Live-work units shall abide by the stipulations:

a. The workspace component of live-work units are intended for use by the
following occupations: accountants; architects; artists and artisans;
attorneys, computer software and multimedia related professionals;
consultants; engineers; fashion, graphic, interior and other designers; hair
stylists; home-based office workers, insurance and real estate agents;
one-on-one instructors; photographers, and similar occupations.

b. All advertising for on-site workspace uses shall clearly state “by
appointment only” if the live/work address is used.

c. The residential and the workspace space must be occupied by the same
tenant, and no portion of the live/work unit may be rented or sold

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A
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separately. The live/work unit shall be the primary dwelling of the
occupant.

The external access for the workspace component shall be oriented to the
street and shall have at least one external entrance/exit separate from the
living space. The entrance to the workspace component shall be located
on the ground level.

The workspace use is subject to the same performance standards as the
underlying zoning district. Drive-up or drive-in service is not allowed.

No explosive, toxic, combustible or flammable materials in excess of what
would be allowed incidental to normal residential use shall be stored or
used on the premises.

12.The following is prohibited in live-work units:

a.

Any use not permitted in zoning district where the live-work unit is
located;

The retail sale of food and/or beverages with customers arriving on-site;
Entertainment, drinking, and public eating establishments;

Veterinary services, including grooming and boarding, and the breeding
or care of animals for hire or for sale;

Businesses that involves the use of prescription drugs;

Adult-oriented businesses, astrology palmistry, massage, head shops, and
similar uses;

Sales, repair or maintenance of vehicles, including automobiles, boats,
motorcycles, aircraft, trucks, or recreational vehicles;

Trade or Private Schools. This excludes private instruction of up to two
students at any one time (e.g., music lessons, tutoring).

Municipal Code

According to Section 440.175 of the Municipal Code, after the Planning Commission
submits a recommendation, and the reasons therefore, the City Council may:
1. Approve and adopt such recommendation;
2. Override the Planning Commission recommendations by two-thirds (2/3) majority
vote of the City Council; or
3. Return such recommendations to the Planning Commission with a statement

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A
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specifying the basis for the City Council's failure to approve or disapprove.

CFAA IMPACTS/CONSIDERATIONS: Communities for all ages promotes “housing for
a lifetime” and encourages a wide range of housing options to meet the needs of
residents as they age. The proposed development would offer a maintenance-free
housing option, which is typically attractive to retirees, empty nesters, and young
professionals.

CFAA seeks to improve mobility options of older adults to reduce their dependence on
vehicles in order to promote independence. The proposed housing would offer easy
access to the Mission Transit Center and walkable access to goods and services in
downtown Mission.

Efficient use of land by infill projects enhances livability for all ages by supporting a
vibrant downtown and healthy transportation choices.

Related Statute/City Ordinance: § 440.175(A)(3)

Line ltem Code/Description: N/A

Available Budget: N/A




CITY OF MISSION PLANNING COMMISSION
AGENDA
August 24, 2020
7:00 PM

Virtual Through Zoom

(Instructions for accessing the meeting will be
posted to the city’s website the day of the meeting)

1. Call to Order

2. Approval of Minutes from the July 27, 2020 Meeting

3. New Business

A. Case # 20-03 Preliminary Development Plan - 5399 Martway Street - Lot 3
and 4 of the Mission Martway Plat
An application for Preliminary Development Plan for an approximately 164 unit
apartment building at 5399 Martway Street.

Staff Report

Letter from the applicant

Site Plan

Elevations

Review of Traffic Study (GBA - On Call Engineers for City)

Traffic Study

Review of Stormwater Study (GBA - On Call Engineers for City)

Letters from Interested Parties Regarding the Project.

S@ ™0 00T

4. Old Business

5. PC Comments

6. Staff Updates

Questions concerning this meeting may be addressed to staff contact,
Kaitlyn Service, Planner, at (913) 676-8366 or kservice@missionks.org.



STAFF REPORT
Planning Commission Meeting August 24, 2020

AGENDA ITEM NO.: 3-A.

PROJECT NUMBER / TITLE: Application # 20-03

REQUEST: Preliminary Development Plan for Mission Bowl Apartments
LOCATION: 5399 Martway St. - Lots 3 and 4 of Mission Mart Plat
APPLICANT: Banks Floodman,

Mission Apartments, LLC
901 New Hampshire St., Suite 201
Lawrence, KS 66044

PROPERTY OWNER: Ridgeview North Associates LLC
5426 Martway St.
Mission, KS 66205

STAFF CONTACT: Kaitlyn Service, City Planner
ADVERTISEMENT: 8/4/20- The Legal Record newspaper
PUBLIC HEARING: Planning Commission meeting, August 24, 2020

v




PROPERTY INFORMATION AND PROJECT BACKGROUND

The subject property, addressed as 5399 Martway, comprises two lots located near the
southeast corner of Nall Avenue and Martway Street. The subject property is the site of the
former Mission Bowl bowling alley and miniature golf course, constructed in 1958. The
structure was severely damaged in a fire in 2015. Subsequent litigation impeded the restoration
of the structure. The City declared the structure unsafe in December of 2019 and ordered that it
be repaired or demolished.

The pending litigation involving the property was resolved earlier this year, and Ridgeview North
Associates, LLC, owner of the adjacent Mission Mart shopping center, took control of the
property. Ridgeview North has a contract pending to sell two of the lots that comprise the
property to Mission Bowl, LLC ( a development corporation created by the Sunflower
Development Group) for the purpose of redeveloping the property into a multi-family housing
project. Ridgview would keep the most westerly lot for overflow parking associated with the
shopping center across the street. There is a cell tower, and associated equipment, located on
the east side of the subject property. This cell tower is a separate parcel and not part of this
arrangement.

The applicant, Mission Bowl, LLC, has now submitted a preliminary development plan to the
City for the construction of a Class A, five-story apartment building on the two lots
(approximately 3.45 acres) that it intends to purchase. Ground floor uses fronting Martway
Street will include live-work units, lobby and leasing office, a screened parking garage, and
parks. The proposal aims to create a linear park experience along the existing Rock Creek Trail
by adding trees, landscaping and pedestrian amenities where none currently exist. A pocket
fitness park and a small pocket dog park are proposed for the west side of the building. In
addition to the garage parking on the first floor of the building, a surface parking lot is proposed
behind the building.

Approximately 164 apartments will be located on floors two thru five. The apartments will be a
complement of two bedroom, one bedroom, and studio units. Various resident amenities

including theater room, fitness area, and clubhouse will also be located on these floors. And, a
rooftop pool and patio is proposed for a portion of the fifth floor toward the back of the building.

The overall design of the building is intended to emulate some of the architectural
characteristics found throughout downtown Mission including the strong horizontal lines,
archways, brickwork and color palette found on many of the buildings along Johnson Drive and
elsewhere. The building’s location will offer access within walking and biking distance to many
of the businesses and amenities within downtown Mission.

APPLICABLE COMPREHENSIVE LAND USE PLAN, MASTER PLANS, AND ZONING
The property is studied in the Comprehensive Plan, Rock Creek Redevelopment Plan, East
Gateway Redevelopment Plan, and Smart Moves 3.0 Regional Transit Plan.

Comprehensive Land Use Plan

The Comprehensive Plan designates the site as future Medium-Density Mixed Use. This
category primarily consists of medium-density attached residential housing, such as apartment
dwellings. Additional uses include live-work, offices, and limited retail stores.

The Plan envisions a pedestrian-friendly area with Floor Area Ratios of 1.0 to 3.0. The district is
intended to serve as a transition zone between low-density, residential neighborhoods and



areas of higher intensity development.

The proposed project is an apartment building
with live-work spaces and a Floor Area Ratio of
1.05. Multi-family housing at this location
would serve as a transition zone between the
existing single-family residences to the south
and higher intensity uses at the Mission Mart
and Security Bank to the north. The proposal
is in conformance with the intent of the
Comprehensive Plan.

Rock Creek Redevelopment Master Plan
The Rock Creek Redevelopment Master Plan
plan notes that the Mission Bowl property
“provides redevelopment opportunities as it is
largely covered by surface parking lots.” While
the area is currently a “sea of surface parking,”
the Plan views every redevelopment project as
an opportunity to foster an active, pedestrian-
friendly streetscape and reverse the trend of
impermeability and storm water runoff. The
Plan emphasizes a public realm and green
infrastructure principles.

Public Realm

Floor Area Ratio

The floor area ratio (FAR) is the
relationship between the total amount of
usable floor area that a building has and the
total area of the lot on which the building
stands. A low ratio indicates auto-oriented
design. A higher ratio indicates pedestrian-
oriented design.

Walkable downtowns and healthy transit
generally require FARs to be at least 1.0 to
3.0. FARs less than about 1.0 are thought to
increase auto dependence and compromise
walkability. A FAR of at least 1.0 1s
considered ideal for creating transportation
choices.

For reference, the Target in Mission has an
approximate FAR of 0.24. Mack True Value
Hardware has an approximate FAR of 1.0.

Total Building Floor Area
(GGross Lot Area

Floor Area Ratio =

The Rock Creek Redevelopment Master Plan states that the success of the area is dependent
upon a strongly defined public realm. Public realm comprises the streets, parks, green spaces
and other outdoor places that are available for everyone to use. Public realm does not exist in
isolation but in the context of its adjacent buildings, their uses and its location in a wider network
of public and private space. The three key elements that influence the public realm are:

1. The Public Realm Itself - The Rock Creek Trail borders the Mission Bowl property on
the north side. The proposed development aims to create a true linear park experience
for pedestrians along this portion of the trail, rather than the feeling of simply walking on
a wide sidewalk. Linear park features along the trail, such as landscaping, benches,
planters, shade trees, bicycle racks, and pocket parks, are proposed to align with the

city’s vision of an “activated” street.

2. Buildings that Define the Public Realm - The plan encourages mixed-use buildings
to capitalize on the existing personalized scale of the Johnson Drive Corridor. In the
absence of ground floor public/commercial uses, the proposal uses the following building
design techniques to aim for a vibrant pedestrian experience:

e Along Martway Street, 75% of the frontage is devoted to occupy-able live/work
spaces, leasing office, and resident clubhouse amenities.
e The first floor of the building facade incorporates a large expanse of glass to




reinforce a sense of activity within that engages the pedestrian and provides a
sense of safety.
e First floor patios and upper level balconies serve as “outdoor
living rooms,” encourage direct or indirect social interaction, and
foster community connectedness.
e The proposed building incorporates architectural elements that relate to the

human scale, such as the patios and entrances of the live-work units.
e A concentration of building details at sidewalk level creates visual

interest and enhances the pedestrian environment.

e Proposed building is oriented to Martway Street and built to the
build-to line. Parking is sited behind the building in the interior of
the lot.

3. People who inhabit the public realm and the way they use the space - A vibrant
public realm encourages residents to explore and experience their community. It also
contributes to the city’s competitiveness and the image of the city, attracting people to
live, work, and visit Mission.

Green Infrastructure

The Rock Creek Redevelopment Master Plan acknowledges that when original
development replaced native plant material with concrete, it increased flooding potential
and put pressure on the city’s stormwater infrastructure. Employing stormwater best
management practices (BMPs) would reduce pressure on the city’s stormwater
infrastructure while providing environmental benefits, creating attractive streetscapes, and
enhancing livability. The Plan calls for redevelopment that includes:

1. Less Impervious Surfaces - The proposed site improvements would decrease
the amount of impervious area on the site by converting 0.47 acres of current
impervious surface into landscaping and recreational open space, such as the linear
trail park and pocket parks. The Stormwater Report submitted with the preliminary
development plan application shows the existing and proposed surface areas:

Table 1: Summary of Surface Area Types:

Impervious Surface Building Open Space Total
Existing 2.99 0.48 0.13 3.60
Proposed 2.08 0.92 0.60 3.60
Change -0.91 +0.44 +0.47

+ All areas in acres

The reduction of impervious areas would reduce peak stormwater runoff, which reduces
flood risk, decreases water pollution, and decreases the volume of water handled by the
city’s stormwater infrastructure.

2. Water Quality - In addition to increased pervious surface and native landscaping,



structural stormwater BMP treatment is proposed to improve water quality. The
proposed hydrodynamic separator is engineered to manage stormwater for water
quality treatment. According to the Stormwater Report (see attached) a level of service
of 1.88 would be achieved for the site, providing a small water quality benefit. The
proposed BMPs would be privately maintained by the property owner.

3. Sustainable Techniques and Pedestrian Friendly Environments - Native and/ or
drought resistant trees, shrubs, and plantings are proposed for the site. In addition to
creating aesthetically pleasing pedestrian environments, landscaping provides shade
and creates bio-climatic conditions which reduce heat-island effects and storm water
runoff.

East Gateway Redevelopment Plan

When the plan was adopted in 2006, it was expected that the Mission Bowl business would
remain. The plan suggests landscaping improvements to the site. The Future Land Use Map
designates the Mission Bowl property as “future mixed use”.

Overall, the plan calls for higher density mixed-use development and urban housing options.
The plan echoes the community’s desire for an active, pedestrian friendly, vibrant streetscape
with quality landscaping and a strongly defined public realm.

Smart Moves 3.0 Regional Transit Plan

Smart Moves 3.0 is the Kansas City region’s long-range plan for transit and mobility. Itis a
project of the Mid-America Regional Council (MARC) and its transit partners, including the
agencies that coordinate to provide transit in Mission: Johnson County, Kansas; RideKC; and
Kansas City Area Transit Authority (KCATA).

The Plan acts as a blueprint for cities that seek to:
e Support transit with their planning and zoning decisions.
e Empower residents to access jobs via transit.
e Decrease greenhouse gas emissions and other transportation-related pollutants.

The Mission Transit Center, adjacent to the site of the proposed development, is designated as
a Mobility Hub because it is a converging point for public transit. Mobility hubs are also areas
where there is an intensive concentration of working, living, shopping and/or playing in the form
of mixed-use development. The transit-supportive strategies listed below are recommended for
development near Mobility Hubs.

1. Parking - The Plan recommends that developments include bicycle parking for
residents and employees. The proposed apartment building would include temporary
outdoor bicycle parking, long-term indoor bicycle storage, and a bicycle repair station for
residents.

The Plan cautions against including an excessive amount of vehicle parking because the
spaces add to the cost of development and accelerate the depletion of available land.
The number of parking spaces proposed by the application is exactly the minimum
number of parking spaces required by city code.

2. Land Use - The Plan recognizes that efficient transit thrives on density. The Plan
recommends cities consider density and mixed uses near Mobility Hubs. The proposed

5



development would increase the density of the parcel. The proposal is predominantly
residential with accessory resident workspaces and leasing office.

3. Housing - The Plan notes it is easier for residents to rely on transit to commute or run
errands if their homes are located close to transit and mobility hubs. Affordable housing
options near transit services will better serve the needs of people who do not have a car,
whether as a matter of personal preference or because of limitations (such as insufficient
income or inability to drive).

The Plan recommends affordable and multi-housing options near Mobility Hubs. The
proposed development would provide approximately 164 multi-family housing units. The
City is in discussions with the applicant to consider having a certain number of units
leased at a rate that meets the definition of affordable housing.

4. Transportation Options - The Plan suggests considering how well the site integrates
with transit, pedestrian, and bicycle access. The site is near the Mission Transit Center,
Rock Creek Trail, and walkable downtown, making it well connected to bicycle,
pedestrian, and transit facilities.

Zoning Intent
The site is zoned Main Street District 2 “MS2.” It is located in the East Gateway Overlay District
and subject to the Mission, Kansas Design Guidelines for the Johnson Drive Corridor.

The MS2 District is intended to provide development opportunities consistent with the existing
character surrounding the core of downtown Mission. MS2 encourages an active streetscape
with a pedestrian friendly shopping environment and restricted automobile-oriented uses. The
District intends to support the businesses in the downtown area by encouraging residential and
office uses within mixed-use buildings.

Surrounding properties are zoned and developed as follows:
e North:*MS2” Main Street District 2

o Mission Mart shopping center; RideKC Mission Transit Center; Security Bank of
Kansas City
East: “MS2” Main Street District 2
o Parking lot for Security Bank of Kansas City
South: “R-1” Single-Family Residential & “MS2” Main Street District 2
o Single-family homes; Rock Creek; Johnson County Wastewater
West: “MS2” Main Street District 2
o Parking lot for The Peanut/ Mission Mart; Birch Park
Other: “MS2” Main Street District 2
o An existing land-locked cell tower parcel is surrounded by the subject property.

The East Gateway Overlay District is intended to ensure the City of Mission's downtown as an
economically vibrant area with great appeal to area-wide patrons by limiting new auto service
businesses, implementing design guidelines, ensuring that any new development or
redevelopment is in conformance with the recommendations of the Future Land Use Map in the
City's Comprehensive Plan and the HyettPalma's Downtown Action Agenda.

Mission’s Design Guidelines for the Johnson Drive Corridor are intended to create a vibrant
shopping and commercial district with a cohesive identity founded on its historic Mission style
precedents, and variants appropriate to the context.



PLAN REVIEW

The zoning code includes regulations on permitted uses, height and area, parking, and
development standards, and performance standards. The application complies with a majority
of the conventional zoning code stipulations and requests three deviations in accordance with
the standards for planned zoning districts.

Planned District and Deviation Requests
The Main Street District 2 “MS2” is a planned zoning district. Mission’s planned zoning districts
encourage innovative and imaginative development that supports the vision of the community
and exceeds the quality of projects developed under conventional zoning. Planned zoning
districts provide flexibility for deviations from conventional MS2 development standards when
the deviations will:

1. Resultin a development of greater quality than a development that conforms to the

conventional development standards and

2. Resultin a development that more closely aligns with the community vision outlined in
the city’s master plans, compared to a development that conforms to the conventional
development standards.

The following deviations are requested:

Permitted Uses: The MS2 district allows residential uses as a part of a commercial or office
building or complex. (§ 410.230(A)(3))
o Residential and office uses are permitted on the ground floor level of mixed-use
buildings or complexes in order to support the businesses in the downtown area.
(§ 410.220)

o Residential uses shall not consist of more than fifty percent (50%) of the ground
level street frontage within any commercial or office building or complex. (§
410.260(B))

The proposed building is residential with accessory ground-floor leasing office, resident
workspaces, and business center. Because the proposed building is primarily residential
without traditional office or retail uses, it would require a deviation.

The project narrative offers the following explanation: “In today's shifting retail and office
environments, it is crucial to bring new residents closer to existing retail and office spaces,
rather than to build more of the same uses that will dilute the vitality of the corridor as a whole’
The applicant expresses desire to support, rather than compete with, existing businesses
downtown.

When evaluating whether the proposed deviation would result in a higher quality project that
better aligns with the community’s plans, the following may be considered:

e One goal of the MS2 District is to support the businesses in the downtown area with
residential uses.



e The Comprehensive Plan envisions this property will develop into medium-density
apartments with accessory live-work spaces.

e The Comprehensive Plan intends for this property to serve as a transition zone between
low-density residential neighborhoods and areas of higher intensity development.
Multi-family housing at this location would serve as a transition zone between the
existing single family residences to the south and higher intensity uses at the Mission
Mart and Security Bank to the north. Omission of commercial uses, in favor of
residential uses, offers the least potential to be intrusive to adjacent residences.

e The proposed building implements techniques from the Johnson Drive Design
Guidelines to mimic the pedestrian-friendly experience of a mixed-use development. A
leasing office and resident workspaces, and business center, are proposed for the
ground floor behind a clear glass “storefront” appearance.

e The zoning code requires that residential areas in planned zoning districts be planned in
a manner that will produce more usable open space, better recreational opportunities,
safer and more attractive neighborhoods than under standard zoning and development
techniques. The proposed development would add 0.47 acres of open recreational
space, including two pocket parks and a linear park along Rock Creek Trail. (§
405.080(A)(3))

Height and Density:
Height: The MS2 District promotes multi-story structures with top-floor setbacks. (§ 410.220)
Conventional MS2 zoning limits building height to 3 stories and/or 45 feet. (§ 410.240(A)(1))

The project narrative states: “A deviation of two stories and 13-15 feet are proposed in order to
make the project viable and contribute to the community at the highest level. This slight height
deviation leads to a building that is of a suitable massing for the neighborhood. It is the correct
size building to complement Mission Mart to the north, Security Bank, at +/- 95 feet tall, and the
residential neighborhood to the south, with a ground plane approximately 30 feet above this
site.”

Density: This minimum lot area per multi-family dwelling is 1,245 square feet per unit (35 units
per acre). Under conventional zoning, 121 units would be allowed on the 3.45 acre lot. (§
410.240(A)(3))

While application materials list the acreage of the site as 3.17 acres, the official plat of the
property, which is sealed by a Professional Surveyor and recorded with the Register of Deeds,
indicates that actual acreage of the site is 3.45 acres. Additionally, application materials vary in
the number of apartment units requested. Several application materials list 164 units, the Traffic
Impact Study lists 166 units, and the signed application form lists 160-168.

A deviation of 47 units is required to allow 168 units on the 3.45 acre lot.

When evaluating whether the proposed deviations would result in a higher quality project that
better aligns with the community’s plans, the following may be considered:



e The Comprehensive Plan envisions a medium density development with a Floor Area
Ratio (FAR) of 1.0 to 3.0.

o The application proposes a FAR of 1.05. This is nearly the lowest density FAR
that would conform to the Comprehensive Plan. Development on the lower end
of the target FAR range has the least potential to be intrusive to adjacent
residences.

o A minimum FAR of 1.0 without a height deviation would require the building to
cover more of the lot, leaving insufficient room for parking. Without a height
deviation, a deviation for parking would likely be necessary to achieve the target
FAR. The application proposes sufficient parking in exchange for the height
deviation.

o A minimum FAR of 1.0 without a height deviation would require the building to
cover more of the lot, depleting the land available for pervious surfaces, such as
recreational open space and landscaping. Without a height deviation, increased
impervious surfaces would likely be necessary to achieve the target FAR, which
would have a negative impact on stormwater management. The application
proposes reduced flood risk, decreased water pollution, and decreased pressure
on the city’s stormwater infrastructure in exchange for the height deviation.

o A minimum FAR of 1.0 without a height deviation would require the building to
cover more of the lot, which would bring the building closer to the residences, the
floodplain, and Rock Creek to the south of the property.

Floor area ratio (FAR) is the ratio of the floor area of a building to the
area of the lot on which the building is located. For example, the diagram
below illustrates three simple ways that a 1.0 FAR might be reached: one story
covering the entire lot, 2 stories covering half of the lot, or 4 stories covering a
quarter of the lot all result in the same FAR.

Floor Area Ratio (FAR) of 1.0

1 story 2 stories 4 stories
(100% lot coverage) (50% lot coverage) (25% lot coverage)

e The Comprehensive Plan envisions the subject property as a transition zone between
the higher intensity development to the north and the low-density residential



neighborhoods to the south.
o High intensity: The Security Bank building is about 95 feet. The cell tower is
about 160 feet.

o Transition zone: The proposed building is about 58-61 feet.

o Low intensity: The ground floor of the residences is about 30 feet above the
ground floor of the Mission Bow! Property. The application includes a rendering
showing the proposed building only slightly above a two-story home to the south
of the subject property.

e The East Gateway Redevelopment Plan calls for higher density development and urban
housing options.

e Smart Moves 3.0 Regional Transit Plan suggests density near the Mission Transit
Center.

e The proposed building implements techniques from the Johnson Drive Design
Guidelines to complement the proportion and scale of the surrounding area.

o The proposed building is designed to reduce its perceived height by dividing the
building mass into smaller scale components. The massing and overall
configuration of the building is broken down by recessing and projecting
elements.

o Stories beyond the second story are articulated by the use of setbacks and a
change of materials to enhance the proportion and scale of the overall fagade.

o The lower level of the building is differentiated architecturally from upper levels.

o The proposed building incorporates architectural elements that relate to the
human scale, such as the patios and entrances of the live-work units.

e Granting this deviation would not waive any other design requirements of the Johnson
Drive Design Guidelines, which are also intended to reinforce a pedestrian scale
streetscape and architectural styles that are compatible with the Johnson Drive corridor.

No further deviations are requested by the application.

Code Review: Standards of Development

The Planning Commission, in the process of approving the preliminary development plan, may
approve use, height, and density deviations upon a finding that all of the following conditions
have been met (§ 405.090):

1. The granting of the deviation will not adversely affect the rights of adjacent property owners.

The requested deviations do not infringe upon the rights of other adjacent property
owners to continue to reasonably use their own properties. The proposed development
repeats a pattern already established in the surrounding downtown neighborhood of
multi-story multi-family housing. Properties to the north, east, and west are commercial.
A property within 200 feet of the proposal contains a +/-95 foot tall building. The
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proposal is separated from residences to the south by the Johnson County Wastewater
facility, Rock Creek, a significant distance, and a significant elevation change. Access
easements to the cell tower, Johnson County Wastewater, and Mission Mart / The
Peanut parking lot will be provided.

2. That the deviation desired will not adversely affect the public health, safety, morals, order,
convenience, prosperity or general welfare.

The Stormwater Study and Traffic Impact Study concluded that the development,
including the deviations, can occur without negative impact on stormwater or traffic.

The Traffic Impact Study found that all intersections are projected to operate at an
acceptable level of service. The surrounding roadway network already has the adequate
geometrics and traffic controls needed to serve the community. In some instances
(particularly on evenings and weekends), this proposed residential development will
likely create less traffic demand than the former bowling alley and miniature golf course.

The Stormwater Study found that the proposed development would provide the benefit
of reducing peak stormwater runoff from the site. Additionally BMPs associated with the
development would provide a water quality benefit.

3. The granting of the deviation will not be opposed to the general spirit and intent of this Title.

The requested deviations meet the spirit and intent of the code as discussed in the
section above by providing residential uses to support the businesses in the downtown
area and maintaining a pedestrian scale through design.

4. That it has been determined the granting of a deviation will not result in extraordinary public
expense, create nuisances, cause fraud on or victimization of the public or conflict with existing
federal or state laws.

The proposed deviations will not create additional public expense, nuisances, or violate
other laws.

Conventional Zoning Code Compliance
Parking: For residential uses, the minimum number of off-street parking spaces shall be

provided on the premises as follows:
1. Efficiency apartments — one (1) space per unit.
2. One (1) bedroom units — one (1) space per unit.
3. Two (2) or three (3) bedroom units — two (2) spaces per unit.
4. Four (4) bedroom units — two and one-half (27%) spaces per unit. (§ 410.250(B))

The submitted plan complies with this requirement by providing 197 parking spaces for the 164
units proposed. This includes garage parking on the first floor of the building and a surface
parking lot behind the building. Access to the parking area would be from Martway Street. The
application proposes:

e Live/Work - 7 Units - 14 parking spaces

e Efficiency - 72 Units - 72 parking spaces

e 1 Bedroom- 59 Units - 59 parking spaces
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e 2 Bedroom- 26 Units - 52 parking spaces
e Total - 164 Units -197 parking spaces

Yards: For properties adjacent to properties zoned "R-1", a twenty-five (25) foot building
setback from said properties is required. (§ 410.240(A)(2)). The proposed development
exceeds the 25 foot setback requirement.

Landscaping: The property does not currently have any landscaping along Rock Creek Trail/

Martway Street or within the parking lot. The application includes a conceptual landscape plan
that meets and exceeds the city code requirements listed below. A more detailed landscaping

plan will be provided with the Final Development Plan application.

Minimum Tree Requirement: A minimum of one (1) tree is required for each fifty (50) feet
of street frontage. This property has 519.08 feet of street frontage. Therefore a
minimum of 11 trees are required within the landscaped area along Rock Creek Trail .

In addition, one (1) tree must be provided for every three thousand (3,000) square feet of
landscaped open space. The proposal includes 26,136 square feet of open space,
therefore 9 trees are required.

In addition, one (1) tree must be provided for each twenty (20) cars of parking area
located dispersed in the parking area not at the perimeter. The proposal includes 197
parking spaces, therefore 10 trees are required.

In total, a minimum of 30 trees are required. Trees along Rock Creek Trail and within
the parking lot are required to be medium or large deciduous trees, capable of providing
shade at maturity. Tree species will be selected in accordance with the "Preferred Tree
Species for Northeast Kansas" document published by the Kansas Forest Service.

Planting Requirement Within Parking Lot: Not less than six percent (6%) of the interior
of a parking lot shall be landscaped. The landscaping and planting areas shall be
reasonably dispersed throughout the parking lots. (§ 415 Article 1ll)

Screening: City code requires screening and fencing at the locations noted below.

1. Parking garage
o A patterned wood tone parking screen is proposed.
2. Swimming pool
o The fifth floor amenity terrace is proposed to be screened by a wall and climbing
perennial evergreen vines.
3. Along the south side/ rear property lines where the property abuts a residentially zoned
district
o Typically, the required screening would include evergreen trees and a solid fence
at least six feet tall. However since the ground floor of the residences is about 30
feet above the ground floor of the Mission Bowl property, a 6 foot fence and plant
material would not provide the desired screening effect. For screening, the
application proposes to provide covered parking along the south side of the

12



property. Additionally, a trellis would be provided at the south end of parking
stalls planted with climbing perennial evergreen vines.
4. Roof-mounted mechanical equipment

o The submitted building elevations show that the roof-mounted mechanical
equipment will be screened on all sides to the extent that such equipment will not
be seen from adjacent property or street at normal eye level. The screen will be
of a material that harmonizes with the building.

5. Trash bins:

o The submitted plan shows that enclosure and screening methods will be used in
connection with trash bins on the property. No trash bin will be visible from off the
property and a permanent masonry or frame enclosure will be provided and
maintained for each bin. (§ 415.030(A))

Lighting: The application notes that low impact site lighting will be incorporated to adequately
light the site while not disturbing surrounding properties. A photometric plan will be submitted
with the Final Development Plan application. The photometric plan will include the location,
height, and style of all site lighting. The plans will include a point by point grid indicating the
footcandle power of the light fixtures onto the site.

Any lights used to illuminate the parking area will be arranged, located, shielded and screened
to direct light away from any adjoining or abutting residential districts. (§ 425.080)

Lighting associated with the swimming pool will be maintained in a manner so that it is not a
nuisance to the neighborhood property. (§ 505.420)

Signs: City code allows three primary permanent signs, which may include wall signs, a
projecting sign, and/ or a monument sign. Additionally one permanent pedestrian-oriented sign
is allowed. The code also allows one temporary construction site identification sign and one
temporary “now leasing” sign. If the applicant desires private sign criteria, the request will be
made with the Final Development Application. If requested, private sign criteria would require
Planning Commission approval. All signs require a sign permit. (Chapter 430)

DESIGN GUIDELINES FOR THE JOHNSON DRIVE CORRIDOR

The Johnson Drive Design Guidelines provide a wide range of recommended and required
design elements applicable to the development. These include streetscaping and the
relationship of buildings and their exterior facades to public streets as well as building materials
and screening. Many of these details will be fully evaluated with the Final Development Plan
application.

The overall design of the proposed building is intended to emulate the architectural styles found
throughout downtown Mission, including horizontal datums, frame-and-infill, mosaic facades,
and expressed corners. Additionally, the submitted plans show alignment with the following
sections of the Design Guidelines:

Building Orientation and Siting: The proposed building is oriented to Martway Street, built to

the property line, and extends the entire width of Martway Street. Building orientation creates a
cohesive relationship with the street.
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Parking: The proposed parking lot provides a minimum of 6% green space. The parking lot is
screened from Martway Street via its location behind the building.

Parking Structures: Live-work units are included on the first floor along Martway Street. A
patterned parking screen and landscaping enhances the pedestrian view.

Site Access: The Rock Creek Trail is 8 feet wide and compliant with Americans with Disabilities
Act (ADA) requirements. Pedestrian amenities (landscaping, benches, planters, shade trees,
bicycle racks, and pocket parks) are included.

Landscaping: Landscaping opportunities along Martway Street are capitalized on.

Building Facades: All visible facades are treated similarly with respect to color, material, form,
and detailing. All visible facades respect the scale of immediately adjacent buildings. Building
details are appropriately located to enhance pedestrian access. Wall surfaces incorporate
features that create a pattern of shade and shadow.

Building Proportion and Scale: The building is compatible in scale and proportion with other
buildings in the immediate context. The building incorporates elements, such as patios, that
relate it to the human scale. The first floor is differentiated from upper levels using design
treatments for the live-work units. The building is reduced in perceived scale by dividing the
building mass into smaller components. The building uses mosaic facade to incorporate a
sufficient sense of rhythm. The upper stories incorporate a setback.

Building Materials: Conceptual building elevations show masonry facade pillars and white
masonry or stucco facade, complemented by wood tone facade highlights, terra cotta toned
horizontals. Colors for exterior finishes are selected to provide visual unity. The predominant
colors of the building matches or complements the natural yellow, pale tan, beige, brick, and
brown tones existing throughout the corridor.

Windows: The first floor building front incorporates a large expanse of clear glass. Windows
are not highly tinted or tinted in unnatural colors or with a reflective finish.

LIVE-WORK UNITS

A live-work unit is a single unit consisting of both a workspace and a residential space. Both
spaces are occupied by the same tenant. The live-work unit is an old idea that has been
modernized to meet the needs of entrepreneurs, small businesses and professionals. In the
past, live-work units often meant a storekeeper lived in the apartment above their shop. The
Mission Bowl Apartment application proposes a contemporary version of this.

The plan proposes approximately seven live-work units. The live-work units will front Martway
with the workspaces located on the ground floor, accessible only from Martway and the Rock
Creek Trail, and the live spaces located above, accessible only from the corridor on the second
level. Each unit will contain an inner stair that connects the live and work spaces.

Staff proposes the following stipulations be applied to the live-work units:

1. The workspace component of live-work units are intended for use by the following
occupations: accountants; architects; artists and artisans; attorneys, computer software
and multimedia related professionals; consultants; engineers; fashion, graphic, interior
and other designers; hair stylists; home-based office workers, insurance and real estate
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agents; one-on-one instructors; photographers, and similar occupations.

2. All advertising for on-site workspace uses shall clearly state “by appointment only” if the
live/work address is used.

3. The residential and the workspace space must be occupied by the same tenant, and no
portion of the live/work unit may be rented or sold separately. The live-work unit shall be
the primary dwelling of the occupant.

4. The external access for the workspace component shall be oriented to the street and
shall have at least one external entrance/exit separate from the living space. The
entrance to the workspace component shall be located on the ground level.

5. The workspace use is subject to the same performance standards as the underlying
zoning district. Drive-up or drive-in service is not allowed.

6. No explosive, toxic, combustible or flammable materials in excess of what would be
allowed incidental to normal residential use shall be stored or used on the premises.

Prohibited Uses in Live-Work Units:
1. Any use not permitted in zoning district where the live-work unit is located;
2. The retail sale of food and/or beverages with customers arriving on-site;
3. Entertainment, drinking, and public eating establishments;
4. Veterinary services, including grooming and boarding, and the breeding or care of
animals for hire or for sale;
Businesses that involves the use of prescription drugs;
Adult-oriented businesses, astrology palmistry, massage, head shops, and similar uses;
7. Sales, repair or maintenance of vehicles, including automobiles, boats, motorcycles,
aircraft, trucks, or recreational vehicles;
8. Trade or Private Schools. This excludes private instruction of up to two students at any
one time (e.g., music lessons, tutoring).

oo

ENGINEERING STUDIES

Traffic Impact Study

TranSystems engineering completed a Traffic Impact Study on behalf of the applicant. The
purpose of this study was to assess the impact of the proposed development on the surrounding
transportation system. All intersections are projected to operate at an acceptable level of
service. No capacity improvements are identified to mitigate the addition of development traffic
to the street network.

Traffic engineers from GBA reviewed the Traffic Impact Study on behalf of the City. GBA found
the submitted report, its described traffic study and analysis procedures, and ultimately its
conclusions and recommendations to be acceptable. The expected traffic impacts from this
proposed apartment development will be relatively low. GBA agrees with the final assessment
that the surrounding roadway network already has the adequate geometrics and traffic controls
needed to serve the additional traffic from this development. GBA noted that in some instances
(particularly on evenings and weekends), this proposed residential development will likely create
less traffic demand than the former bowling alley and miniature golf course.

When asked about the impact of the live-work units on traffic, GBA advised that they would not
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have an impact on overall traffic for the project. If anything, the live-work units will slightly
decrease the trip generation, since those residents will not be commuting to an off-site job
during peak A.M. and P.M hours. Also, the site plan shows a total of 164 dwelling units, while
the Traffic Impact Study considered a slightly higher number of 166 units. GBA notes that this is
a conservative approach.

Stormwater Report
A Stormwater Report was prepared by Uhl Engineering on behalf of the applicant. The report
concluded:
e The proposed improvements will reduce the impervious area on site, and consequently
the peak runoff from the site will be reduced.
e Stormwater Best Management Practices (BMP) treatment will be incorporated into the
proposed site improvements. A level of service of 1.88 is proposed for the site. This is
higher than the calculated required level of service of 0.
e No additional stormwater improvements are necessary as a result of the development.

The report recommends:
e |Installation of private storm systems to route stormwater throughout the site.
e Installation of stormwater treatment BMP device to improve site stormwater quality.
e Stormwater detention be waived.

The report adds that off-site improvements will include the installation of a concrete big block
wall along the southeast limits of the project site located in the stormwater drainage easement.

GBA engineering reviewed the Stormwater Report on behalf of the City.

Detention: GBA concurs with the waiver of detention requirements, as no additional impervious
surfaces are proposed. Issuing a waiver for detention meets drainage criteria for this project as
proposed.

BMPs: Permanent BMPs are proposed post-development as required by the City of Mission’s
National Pollutant Discharge Elimination System (NPDES) permit.

GBA noted that the report proposes an ADS Barracuda S6 in-line treatment unit, which is a
hydrodynamic separator. However, the report does not provide design information. Uhl
Engineering clarified via phone that a 0.5 inch rainfall produces a 1.76 cfs discharge from the
parking lot. According to ADS’s technical specifications, an S6 can treat up to approximately 2.5
cfs of peak flow. Therefore, per the manufacturer, the ‘first flush’ of stormwater can be treated
for floatables, total suspended solids, and oil, using this size unit. The applicant will be required
to formally document this information in a revised Stormwater Report to be submitted with the
Final Development Application.

The revised Stormwater Report submitted with the Final Development Application must formally
document final BMP design details, calculations, and precise locations in the Stormwater
Report. The list below represents some of the details GBA and the City will be looking for in the
final Stormwater Report.

e The report must specify design parameters (other than the level of service) such as the
volume of stormwater stored (if any), the size of the proposed BMP, and the treatment
capacity provided by each BMP for each targeted contaminant.

o The report must show the size, location, treated area, contaminant removal
efficiency, and volume of stormwater treated, including the overflow path for large
events not intended for treatment.
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o The report must show how the BMPs will be maintained. If catch basin inserts or
filter media are used, the report must specify how often will these measures be
inspected and/or replaced.

e Plans must show the existing 100-year floodplain. Additionally, the plans must show the
floodplain that will result from the Letter of Map Revision (LOMR) that will follow the
City’s work currently in progress at Rock Creek. The project currently underway will
result in revised floodplain limits.

e Report must provide layout and details of the private stormwater infrastructure and
discharges to Rock Creek. The private storm sewer system must be shown and tied
together so that the number of outlets to the creek are minimized for future maintenance
purposes.

City of Mission Public Works noted that a Floodplain Development Permit will be required for the
proposed erosion control wall.

Code Review: Consideration of Site Plans
In accordance with Section 440.160 of the City Code, site plans shall be approved upon
determination of the following criteria:

1. The site is capable of accommodating the building(s), parking areas and drives with
appropriate open space.

The building, parking area, driveways, and open space have been designed to meet
codes and guidelines.

2. The plan provides for safe and easy ingress, egress and internal traffic circulation.

There is adequate space on the site to allow for circulation of residents and the public.
The Traffic Impact Study found that all intersections are projected to operate at an
acceptable level of service. The surrounding roadway network already has the adequate
geometrics and traffic controls needed to serve the community.

The site is near the Mission Transit Center, Rock Creek Trail, and walkable downtown.
The Rock Creek Trail accommodates pedestrians and bicycles and is ADA compliant.
Pedestrian amenities are included.

3. The plan is consistent with good land planning and site engineering design principles.

The proposed project is in conformance with the Johnson Drive Design Guidelines for
building orientation and siting.

4. An appropriate degree of harmony will prevail between the architectural quality of the
proposed building(s) and the surrounding neighborhood.

The proposed project is subject to the Design Guidelines for the Johnson Drive corridor,
which will ensure architectural harmony as the final site plan is prepared. The overall
design of the proposed building emulates the architectural styles found throughout
downtown Mission, including horizontal datums, frame-and-infill, mosaic facades, and
expressed corners. Additionally, the submitted plans show alignment with the Design
Guidelines.

5. The plan represents an overall development pattern that is consistent with the
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Comprehensive Plan and other adopted planning policies.

The Comprehensive Plan envisions medium-density attached residential housing, such
as apartment dwellings. Additional uses include live-work, offices, and limited retail
stores. The Plan envisions a pedestrian-friendly area with Floor Area Ratios of 1.0 to
3.0. The district is intended to serve as a transition zone between low-density residential
neighborhoods and areas of higher intensity development.

The proposed project is an apartment building with live-work spaces and a Floor Area
Ratio of 1.05. Multi-family housing at this location would serve as a transition zone
between the existing single-family residences to the south and higher intensity uses at
the Mission Mart and Security Bank to the north. The proposal is in conformance with
the intent of the Comprehensive Plan.

6. Right-of-way for any abutting thoroughfare has been dedicated pursuant to the provisions of
Chapter 455.

Any required right-of-way changes for this site to accommodate such things as public
sidewalks will be addressed with the Final Development Plan application.

Staff Recommendation

The proposed development conforms with the Comprehensive Plan, meets the overall intent of
the “MS2” zoning district, and complies with the required findings for Section 405.090 and
440.160. Therefore, Staff recommends the Planning Commission recommend approval of the
Preliminary Site Development Plan for Case # 20-03 Mission Bowl Apartments to the City
Council with the following stipulations:

1.

Approval of the requested deviation to height to allow a maximum building height of five
stories and/ or 61 feet with the condition that the final development provide a minimum
Floor Area Ratio of 1.0.

Approval of the requested deviation to density to allow a maximum of 168 apartment
units on the 3.45 acre lot.

Approval of the requested deviation to allow the primary use of the development to be
residential with the condition that the ground floor of the building along Martway Street
include accessory uses that activate the streetscape, such as the leasing/ management
office, live-work units, and resident amenities. The building shall continue to devote at
least seventy-five percent (75%) of ground floor Martway Street frontage to such uses.
The design of the building shall continue to include elements that mimic the
pedestrian-friendly experience of a mixed-use development, such as a clear glass
“storefront” appearance.

Lots 3 and 4 of the Mission Mart Plat must be replatted as one lot. Plat must include
easements for the cell tower property, Johnson County Wastewater property, and the
Mission Mart parking lot (directly west of the site).

Final Development Plan Application shall address all comments from Johnson County,
Kansas Wastewater.

Final Development Plan Application shall include verification of coordination with the Fire
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9.

10.

11.

12.

District.

Final Development Plan Application must include site plans, civil plans (including
Stormwater Report), landscape plans, photometric plans, and architectural drawings
(including building elevation, floor plan and wall section drawings).

The Stormwater Report must include BMP design details, calculations, and locations.
Plans must show the existing 100-year floodplain and the floodplain that will result from
the LOMR that will follow the work currently underway at Rock Creek. Report must
provide stormwater infrastructure layout and details. All elements are subject to review
and approval by the City.

A Floodplain Development Permit and all other associated permits are required prior to
construction of the retaining wall. The wall must be designed so that it is uniform with
the City’s current and planned infrastructure along Rock Creek.

No development or construction shall be allowed within the 100-year floodplain with the
exception of the retaining wall and associated grading and restoration.

Live-work units shall abide by the stipulations:

a. The workspace component of live-work units are intended for use by the
following occupations: accountants; architects; artists and artisans; attorneys,
computer software and multimedia related professionals; consultants; engineers;
fashion, graphic, interior and other designers; hair stylists; home-based office
workers, insurance and real estate agents; one-on-one instructors;
photographers, and similar occupations.

b. All advertising for on-site workspace uses shall clearly state “by appointment
only” if the live/work address is used.

c. The residential and the workspace space must be occupied by the same tenant,
and no portion of the live/work unit may be rented or sold separately. The
live/work unit shall be the primary dwelling of the occupant.

d. The external access for the workspace component shall be oriented to the street
and shall have at least one external entrance/exit separate from the living space.
The entrance to the workspace component shall be located on the ground level.

e. The workspace use is subject to the same performance standards as the
underlying zoning district. Drive-up or drive-in service is not allowed.

f.  No explosive, toxic, combustible or flammable materials in excess of what would
be allowed incidental to normal residential use shall be stored or used on the
premises.

The following is prohibited in live-work units:

Any use not permitted in zoning district where the live-work unit is located;

The retail sale of food and/or beverages with customers arriving on-site;
Entertainment, drinking, and public eating establishments;

Veterinary services, including grooming and boarding, and the breeding or care
of animals for hire or for sale;

e. Businesses that involves the use of prescription drugs;

a0 oo
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f. Adult-oriented businesses, astrology palmistry, massage, head shops, and
similar uses;

g. Sales, repair or maintenance of vehicles, including automobiles, boats,
motorcycles, aircraft, trucks, or recreational vehicles;

h. Trade or Private Schools. This excludes private instruction of up to two students
at any one time (e.g., music lessons, tutoring).

PLANNING COMMISSION ACTION

The Planning Commission will conduct a public hearing regarding this application at its regularly
scheduled meeting on August 24, 2020 at 7:00. Said meeting will be conducted virtually via
Zoom in order to adhere to COVID-119 social distancing requirements. All interested parties will
be afforded an opportunity to speak at the public hearing. Upon conclusion of the meeting the
Planning Commission will take action on the application as it deems appropriate. Such action
may include denial, continuance, or recommendation of approval to the City Council.

CITY COUNCIL ACTION
The City Council will consider the recommendation of the Planning Commission at its regularly
scheduled meeting on Wednesday, September 16, 2020.

PROTEST PETITION
Section 440.140(c) of the Mission Municipal Code provides criteria by which a protest petition
may be submitted.

1. Aprotest against any rezoning or a special use permit application shall be filed in the
office of the City Clerk not later than the end of the business day (5:00 P.M.) on the
fourteenth (14th) day following the date of the conclusion of the Planning Commission's
public hearing held pursuant to the publication notice. In order to be considered a "valid"
protest, a protest petition must be timely filed and duly signed and verified by the owners
of record of twenty percent (20%) or more of the property subject to the application or by
the owners of record of twenty percent (20%) of the total area, excepting public streets
and ways, required to be notified by Section 440.070. Verification of the genuineness
and correctness of the signatures on the protest petition, either individually or
collectively, shall be made by the person who has circulated protest petition.

2. The fourteen (14) day period for filing the protest petition shall begin with the day
following the conclusion of the public hearing before the Planning Commission and shall
end at 5:00 P.M. on the fourteenth (14th) calendar day thereafter. For purposes of
calculating the fourteen (14) day period, weekends and holidays shall be counted.
Provided however, if the filing deadline falls on a weekend, holiday or other
non-business day for City offices, then the filing deadline shall be at 5:00 P.M. on the
next regular business day.

3. Once a valid protest petition has been filed with the City, it may not be withdrawn unless
every person who has signed the protest signs a verified affidavit which states and fully
explains the rights being waived by the withdrawal of the protest petition. Such affidavits
of withdrawal must be filed with the City Clerk on or before the last regular business day
preceding the City Council meeting for which the protest applies.
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August 7th, 2020

Brian Scott
6090 Woodson
Mission, KS 66202

Re:  Mission Bowl Redevelopment
Mr. Scott,

It is our pleasure to propose the redevelopment plans for the former Mission Bowl site
located at 5399 Martway St. Mission, KS 66205. This letter is a description of the project
and outlines our intent to pursue land use and related approvals for the redevelopment of
this 3.17 acres. We will approach this development with a team/feedback mentality.
Although we understand we cannot implement every idea, we make it a priority to get
feedback from the community we are investing and developing in. We hope that the project
is something you and the City are excited about and feel as confident as we do that this will
be a development that will complement the area while helping ensure the community
continues to grow and prosper.

The project entails the construction of a Class A apartment building with rooftop

pool. There will be a mix of studios, 1 bedroom and 2 bedroom units, for a total of
approximately 164 apartments. The building is 4 stories of wood framed construction on
top of a concrete podium structure which is primarily a parking garage and live/work units.
There will be a secured parking garage below the apartment buildings and will be accessed
on the site. The total parking count will be approximately 197 parking stalls.

Below is a list of the amenities:

On-site Leasing and Management/Security
Clubhouse

Meeting Rooms and Work Stations
Professionally designed interiors

Nine and Ten foot ceilings

Theater Room

Quartz or granite countertops

Fitness

Coffee Bar

1125 Grand Blvd. Ste. 202 Office: (816) 581-3991
Kansas City, MO 64106 Fax: (816) 581-3999



Dog Concierge

Bike Storage and repair

Dry Cleaning Concierge.

Upgraded appliances

In-unit washers and dryers

Private patio/balcony (in one and two bedroom units)
High-end cabinetry package

We believe in creating a community for the community. Our plan of a multi-family specific
development is based on feedback and support from local office and retail owners. Instead
of adding additional retail and office to compete, we felt the priority should be to

encourage the new Mission residents to utilize the existing retail and office space in the
area.

Ways to create community benefits?

We plan to energize and add value to the residents of Mission through a variety of ways,
but below are the items we’d like to highlight.

Dog Park- we plan to program a first class dog park that would allow both
residents of the new project and pedestrians utilizing the Rock Creek Trail to use.

Retaining wall- continuation of the improvements that the City has already
initiated with the Rock Creek stormwater channel. The Redevelopment Project will
include the construction of a concrete wall along the southeast portion of the Project
Site adjacent to the creek channel, thereby preventing further erosion, stabilizing
the underlying property, and improving the efficiency of the Rock Creek storm
channel

Fitness Park- We would plan on adding a fitness park just off the Rock Creek
Trail. Our goal is to encourage an active healthy lifestyle while activating our site to
engage and blend into the fantastic community around us.

Why Mission?

We believe in Mission. The proximity to food, work, trails and family activities make
Mission an extremely desirable City for people looking to establish a community to call
home. One of the first things we try to understand is the comprehensive plan. We do this to
ensure the project will benefit and add value to the hardwork the City and its residents
have put into growing their community. We believe that when complete, this project will fit
the comprehensive plan by “realizing opportunities to increase building heights, would
increase density make properties better utilized, and be aesthetic improvement.” We feel
this project will help execute the vision that Mission and its residents have for the
community.

1125 Grand Blvd. Ste 202 2 Office: (816) 581-3991
Kansas City, MO 64106 Fax: (816) 581-3999



The project will also provide housing opportunities for individuals of all ages that are
seeking maintenance free and secure rental opportunities within a high-density area near
shops and restaurants. The development will serve as an anchor on the east-end of the
City’s downtown corridor, balancing the recently completed multi-family residential
building known as “The Locale” on the west end of the corridor. The development will
provide nearly 250 additional residents right in the heart of the City’s downtown, and serve
as a catalyst for energizing the downtown with retail, restaurant, and entertainment
amenities that the City desires and that has been envisioned in past master plans for this

area including the East Gateway Redevelopment Plan (2007) and the Mission/Rock Creek
Master Plan (2006).

This Project Plan fulfills many of the longstanding components of Smart Growth, and
mirrors recommendations from the recently-created Climate Action KC, Climate Action
Playbook (2019) including:

Prioritizing infill development to revitalize core areas and reduce adverse
impacts on natural resources and infrastructure.

Live/work units to activate an energy on Martway, while also connecting
the Rock Creek trail with the project.

Prioritizing Transit-Oriented Development (TOD) by supporting
development projects near transit hubs or on transit corridors. TODs
encourage great use of transit options, and result in less reliability on
vehicles, thereby reducing carbon emissions and greenhouse gas. There is an
existing bus transit stop across the street from the Project Site.

Promoting walkability by promoting higher density development within
core urbanized or sub-urbanized areas such as downtown corridors. The
Redevelopment Project will connect where people live with where they
work, play, and relax through sidewalks, streets, and placement of land uses
that encourage alternative forms of transportation such as walking and
bicycling.

We look forward to working with the neighbors, councilmembers and City staff as we
continue through the development process. In the meantime, if there are any questions I
can answer, please feel free to give me a call at 785.393.2102 or email me
at bfloodman@sunflowerkc.com.

Sincerely,

&K —

Banks Floodman

1125 Grand Blvd. Ste 202 3 Office: (816) 581-3991
Kansas City, MO 64106 Fax: (816) 581-3999



Project Narrative

The Mission Bowl Redevelopment is located on the approximately 3.17 acres at 5399 Martway in downtown Mission,
Kansas. The site is bordered by Martway and the Mission Mart Shopping Center to the north, parking lots to the east
and west, and a Johnson County Wastewater facility and Rock Creek to the south. The site currently contains the
shell of the former Mission Bowl bowling alley that caught fire in 2015 and has sat vacant since.

The proposed building will contain approximately 164 market rate residential apartments comprised of efficiency,

one bedroom and two bedroom units as well as approximately seven Live/Work units. The Live/Work units will front

Martway with the work spaces located on the ground floor, accessible only from Martway and the Rock Creek Trail,

and the live spaces located above, accessible only from the corridor on the second level. Each unit will contain an

inner stair that connects the live and work spaces. The building will also contain common clubhouse space that U N |T MATR'X
houses leasing offices, a coffee bar, workspaces, a business center, mail room, package storage, paw spa, fithess

facility and social lounge. The building will also have a fifth level amenity terrace and swimming pool that will be

screened from surrounding properties, visually and acoustically, with a planted evergreen screen wall. In addition

to building amenities, the site will house a dog park and pocket fitness park directly accessible from the Rock Creek

Trail.

This site will also fortify and improve the public space along this stretch of Martway and Rock Creek Trail. The Live/Work - 7 Units - 4% - 14 pa rk] ng Spaces

existing trail on the site is strait, and fairly unadorned with no opportunities for public engagement. The proposed
trail will meander slightly, taking a cue from the rest of the trail located to west of Nall Avenue. It will also offer
opportunities for a pocket fitness park and public seating areas at buiding setbacks. These moves will encourage

dialogue between the project and pedestrians and will greatly enhance the pedestrian experience of the current Eff'ic'iency - 72 U n'its - 44 % - 72 pa rk] ng Spaces

trail.

Architecturally, the project takes all of its inspiration from the direct context of the Johnson Drive corridor. From . .

the horizontal nature of the built environment, to the organized and rythmic facade organization, to the celebrated 1 BR - 59 U n]ts - 36% - 59 pa rk] ng Spaces
corners, mosaic facades, screened parking, and active public realm. The design of this project is a celebration of

the building's context and neighbors. The building design diligently follows the Mission Design Guidelines and East

Gateway Redevelopment Plan. The characteristics of the built environment that make the Johnson Drive Corridor so

unique and vital will create a mutually beneficial relationship between the project and it's context so as to make 2 BR - 26 U n'its - 1 6% - 52 pa rk] ng Spaces

the project memorable. This is a building that the city and residents of Mission will be proud to call their own.

The project is seeking minor deviations from Mission zoning regulations. The site is zoned MS2 which allows . .

residential uses as part of a commercial or office building complex. This building has residential and live/work units TOtal - 1 64 U nits - 1 97 DA rk] NG Spaces
without traditional office or retail uses. In today's shifting retail and office environments, it is crucial to bring new ) )
residents closer to existing retail and office spaces, rather than to build more of the same uses that will dilute the
vitality of the corridor as a whole. Conventional MS2 zoning limits building height to three stories and/or 45 feet. A
deviation of two stories and 13-15 feet are proposed in order to make the project viable and contribute to the
community at the highest level. This slight height deviation leads to a building that is of a suitable massing for the
neighborhood. It is the correct size building to complement Mission Mart to the north, Security Bank, at +/- 95 feet
tall, and the residential neighborhood to the south, with a ground plane approximately 30 feet above this site. MS2
zoning permits 35 units per acre, and a deviation of 18 units per acre is proposed for the site.

This multi-family and live/work project is the highest and best use possible for this site. It will create density and
infrastructure to support and enhance its surrounding context. This project will engage, interact with, and activate
the public realm of the neighborhood. Downtown Mission will be walkable from all points of the building, and easily
accessible for the residents and live/work tenants. This project will positively impact the experience of living,
working and shopping in Mission, transforming the site from a vacant, charred bowling alley to a state-of-the-art
project in the heart of the city. The development team could not be more excited to work with city and residents
to make this exciting and inspiring project a reality.
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Mission Bowl Apartment, LLC

Presentation to Planning
Commission

August 24, 2020



Project Narrative

The Mission Bowl Redevelopment is located on the 3.17 acres at 5399 Martway in downtown Mission, Kansas. The
site is bordered by Martway and the Mission Mart Shopping Center to the north, parking lots to the east and west,
and a Johnson County Wastewater facility and Rock Creek to the south. The site currently contains the shell of the
former Mission Bowl bowling alley that caught fire in 2015 and has sat vacant since.

The proposed building will contain approximately 164 market rate residential apartments comprised of efficiency,

one bedroom and two bedroom units as well as approximately seven Live/Work units. The Live/Work units will front

Martway with the work spaces located on the ground floor, accessible only from Martway and the Rock Creek Trail,

and the live spaces located above, accessible only from the corridor on the second level. Each unit will contain an

inner stair that connects the live and work spaces. The building will also contain common clubhouse space that U N |T MATR'X
houses leasing offices, a coffee bar, workspaces, a business center, mail room, package storage, paw spa, fithess

facility and social lounge. The building will also have a fifth level amenity terrace and swimming pool that will be

screened from surrounding properties, visually and acoustically, with a planted evergreen screen wall. In addition

to building amenities, the site will house a dog park and pocket fitness park directly accessible from the Rock Creek

Trail.

This site will also fortify and improve the public space along this stretch of Martway and Rock Creek Trail. The Live/Wor’k - 7 Units - 4% - 14 pa rk] ng Spaces

existing trail on the site is strait, and fairly unadorned with no opportunities for public engagement. The proposed
trail will meander slightly, taking a cue from the rest of the trail located to west of Nall Avenue. It will also offer
opportunities for a pocket fitness park and public seating areas at buiding setbacks. These moves will encourage

dialogue between the project and pedestrians and will greatly enhance the pedestrian experience of the current Eff'ic'iency - 72 U n'its - 44 % - 72 pa rk] ng Spaces

trail.

Architecturally, the project takes all of its inspiration from the direct context of the Johnson Drive corridor. From . .

the horizontal nature of the built environment, to the organized and rythmic facade organization, to the celebrated 1 BR - 59 U n]ts - 36% - 59 pa rk] ng Spaces
corners, mosaic facades, screened parking, and active public realm. The design of this project is a celebration of

the building's context and neighbors. The building design diligently follows the Mission Design Guidelines and East

Gateway Redevelopment Plan. The characteristics of the built environment that make the Johnson Drive Corridor so

unique and vital will create a mutually beneficial relationship between the project and it's context so as to make 2 BR - 26 U n'its - 1 6% - 52 pa rk] ng Spaces

the project memorable. This is a building that the city and residents of Mission will be proud to call their own.

The project is seeking minor deviations from Mission zoning regulations. The site is zoned MS2 which allows . .

residential uses as part of a commercial or office building complex. This building has residential and live/work units TOtal - 1 64 U nits - 1 97 DA rk] NG Spaces
without traditional office or retail uses. In today's shifting retail and office environments, it is crucial to bring new ) )
residents closer to existing retail and office spaces, rather than to build more of the same uses that will dilute the
vitality of the corridor as a whole. Conventional MS2 zoning limits building height to three stories and/or 45 feet. A
deviation of two stories and 13-15 feet are proposed in order to make the project viable and contribute to the
community at the highest level. This slight height deviation leads to a building that is of a suitable massing for the
neighborhood. It is the correct size building to complement Mission Mart to the north, Security Bank, at +/- 95 feet
tall, and the residential neighborhood to the south, with a ground plane approximately 30 feet above this site. MS2
zoning permits 35 units per acre, and a deviation of 39 units per acre is proposed for the site.

This multi-family and live/work project is the highest and best use possible for this site. It will create density and
infrastructure to support and enhance its surrounding context. This project will engage, interact with, and activate
the public realm of the neighborhood. Downtown Mission will be walkable from all points of the building, and easily
accessible for the residents and live/work tenants. This project will positively impact the experience of living,
working and shopping in Mission, transforming the site from a vacant, charred bowling alley to a state-of-the-art
project in the heart of the city. The development team could not be more excited to work with city and residents
to make this exciting and inspiring project a reality.
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9801 Renner Boulevard
1 Lenexa, KS 66219

DESIGN MEMORANDUM

To: Kaitlyn Service; Brian Scott, CPM (City of Mission)

From: David J. Mennenga, P.E., PTOE (GBA)

Date: July 24, 2020

Subject: Review of Traffic Impact Study and Preliminary Site Plans

Sunflower Development Group apartments complex (5399 Martway Street)

As requested, GBA'’s traffic engineers have completed a review of the submitted Traffic Impact Study
and preliminary site plans for the proposed Sunflower Development Group apartment complex. This
development is proposed on the former Mission Bowl and Mini-Golf site located at 5399 Martway Street,
generally to the southeast of the intersection of Nall Avenue with Martway Street.

Overall, we find the submitted TIS report, its described traffic study and analysis procedures, and
ultimately its conclusions and recommendations to be acceptable. The expected traffic impacts from this
proposed apartment development will be relatively low, and we agree with the consultant’s final
assessment that the surrounding roadway network already has the adequate geometrics and traffic
controls needed to serve the additional traffic from this development. We believe it should also be noted
that in some instances (particularly on evenings and weekends), this proposed residential development
will likely create less traffic demand than the previous land uses on this property.

We offer the following general observations regarding the submitted Traffic Impact Study (TIS) report:

e For trip generation purposes the TIS considered a total of 166 dwelling units, resulting in a
negligible increase in estimated development-related trips over the 164 dwelling units indicated
on the site plans. This results in a slightly conservative approach to the traffic study analysis.

e The peak hour traffic counts performed by TranSystems in June 2020 at the study intersections
were appropriately factored to account for the impacts of COVID-19. Since current traffic volumes
are lower than expected due to reduced travel and ongoing work-from-home conditions, the peak
hour traffic counts were inflated to account for these impacts. The A.M. peak hour traffic counts
were increased by 50%, while the P.M. peak hour counts were increased by 25%. GBA's traffic
engineers reviewed the October 2018 traffic counts at the Martway Street/Roeland Drive
intersection from the Mission Gateway TIS previously submitted by Olsson Associates, and
determined these adjustment factors to be appropriate. It should be noted that reference traffic
counts were not provided within the TIS report appendices for any of the study intersections.

e Ingeneral, this proposed development is expected to generate just over 900 vehicle-trips per day.
The estimated trip generations of 57 total (15 inbound, 42 outbound) A.M. trips and 73 total (45
inbound, 28 outbound) P.M. trips are actually less than the 100 vehicles per hour (vph) threshold
typically used to indicate the need for a traffic study by nationally-accepted ITE standards.

e We concur with the trip distribution pattern and traffic assignment process provided in the TIS
report. GBA independently confirmed that the anticipated Mission Gateway development-related
traffic volumes have been appropriately assigned through these study intersections. Also, we



Page 2 of 2

agree that the 0.5% annual traffic growth rate used over the 20-year design horizon to complete
the Year 2040 analysis is appropriate for this generally mature and developed area of the City.

¢ Regarding the existing and anticipated traffic operations at the study intersections, we find two
specific items of note:

1. The TIS notes that the expected 95™-percentile vehicle queues for the northbound left-turn
maneuver at the intersection of Nall Avenue with Johnson Drive is expected to increase
from 71 feet in length during the existing P.M. peak hour to 81 feet during the future 2040
P.M. peak hour. We concur with the study conclusion that no geometric modifications are
warranted to address this queuing condition, even though these vehicle queues may
exceed the available turn bay storage for short durations during future peak conditions.
Geometric changes to create additional storage for that movement cannot be made
without detrimental impacts on the southbound left-turn storage for the Martway Street
intersection due to the close spacing of these adjacent signalized intersections.

2. The completed TIS analysis indicates that all the signalized study intersections will be
expected to continue operating at LOS “C” or better during all the future traffic scenarios
evaluated. While these results satisfy the City’s desired criteria of LOS “D” or better for
the overall intersection operations, we noted in the provided appendix of Synchro analyses
that several specific side-street movements currently operate at LOS “E” (i.e., with
average delays in excess of 55 seconds per vehicle) during both the A.M. and P.M. peak
traffic hours, and will continue to do so in the future with average delays up to 70-72
seconds per vehicle.

a. The eastbound through/right-turn movements on Martway Street at Nall Avenue
(existing conditions through future 2040 scenario)

b. The eastbound left-turn/right-turn movements on Martway Street at Roeland Drive
(existing conditions through future 2040 scenario)

c. The westbound movements from the Mission Gateway parking lot at Martway
Street/Roeland Drive (existing + approved conditions through future 2040
scenario)

We offer the following traffic-related observations regarding the provided preliminary site plans:

e The site plan indicates a planned total of 164 dwelling units, which results in a Floor Area Ratio
(FAR) of inhabitable building space to property acreage of 1.05.

o Without explicitly reviewing the City’s parking code requirements, the site appears to provide
adequate parking within on-site areas (i.e., parking garage, surface lot, and covered parking).
204 parking spaces are provided in excess of the 191 parking spaces required (per the applicant’s
site plan calculations). We have no specific concerns regarding the on-site circulation patterns
within the internal parking areas.

e The alignment of the two proposed access driveways onto Martway Street (i.e., located
approximately 600 feet and 1,000 feet east of the signalized Nall Avenue intersection) appears to
be appropriate. These access drives are aligned with existing driveways across Martway Street
to the north, thereby consolidating vehicle turning movements as much as the proposed
development’s property limits allow.

o Regarding the proposed site layout, we would only draw the City staff’s attention to the proximity
of the southeast corner of the surface parking lot to Rock Creek to ensure that proper set-backs
are maintained from the adjacent stream channel.



5399 Martway Street
Mission, Kansas

Prepared for:

Mission Bowl Apartments, LLC
Prepared by TranSystems

o ANER oS
, Tralm ’ X July 2020

EXPERIENCE | Transportation




Tran SEEIY
2400 Pershing Road

EXPERIENCE | Transportation Suite 400
Kansas City, MO 64108
Tel 816 329 8600
Fax 816 329 8601

July 16, 2020 Wwww.transystems.com

Mr. Mike Treanor

Mission Bowl Apartments, LLC
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Dear Mr. Treanor:

In response to your request and authorization, TranSystems has completed a traffic impact study for the
proposed multi-family residential development located at the site of the former Mission Bowl at 5399
Martway Street in Mission, Kansas. The purpose of this study was to assess the impact of the proposed
development on the surrounding transportation system.

Included in this study is a discussion of the anticipated impact of the proposed development on the
adjacent street network and identified improvements to mitigate deficiencies for the following scenarios:

»  Existing Conditions

»  Existing plus Approved Development Conditions

» Existing plus Approved plus Proposed Development Conditions

»  Future Year 2040 Conditions
We trust that the enclosed information proves beneficial to you and the City of Mission in this phase of
the development process. We appreciate the opportunity to be of service to you and will be available to
review this study at your convenience.

Sincerely,
TRANSYSTEMS
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Jeffreyy Wilke, PE, PTOE Emma Martin, EIT
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Mission Bowl Apartments Traffic Impact Study
5399 Martway Street

Mission, Kansas

Introduction

TranSystems has completed a traffic impact study for the proposed Mission Bowl Apartments multi-family
residential development located at the site of the former Mission Bowl at 5399 Martway Street in Mission,
Kansas. The purpose of this study was to assess the impact of the proposed development on the
surrounding transportation system. The location of the development site relative to the major streets in
the area is shown on Figure A-1 in Appendix A.

This study also contains a description of the proposed development and the surrounding transportation
infrastructure along with trip generation estimates, trip distribution estimates, capacity analyses, and a
summary of the findings.

Proposed Development Plan

The Mission Bow! Lofts is a proposed five-story building. There are 166 proposed apartment units. Access
to the site will be provided from two existing drives along Martway Street. Site Drive | is located roughly
600 feet east of Nall Avenue and Site Drive 2 is roughly 1,000 feet east of Nall Avenue. Both drives provide
full-access to the apartment’s surface parking lot. The current development plan is included on Figure A-
2 in Appendix A for reference.

The development site is well positioned to provide access to several modes of transportation. The Mission
Transit Center is located just north of the site across Martway Street. Many different RideKC bus routes
stop at the Transit Center. The Rock Creek Trail provides a bicycle and pedestrian connection along the
south side of Martway Street, adjacent to the site. The proposed development will include bicycle
accommodations, such as bike racks and storage, as amenities.

Study Area

To assess the impacts of the proposed development, the intersections listed below were identified for
study during the A.M. and P.M. peak periods.

» Nall Avenue and Johnson Drive

» Nall Avenue and Martway Street

» Roeland Drive and Martway Street
» Site Driveways

Traffic Counts

The turning-movement traffic volume counts were collected on Thursday, June 18, 2020. The turning
movement counts were collected from 7:00 — 9:00 A.M. and from 4:00 — 6:00 P.M. In general, the A.M.
peak hour was between 7:45 — 8:45 AM, and the P.M. peak hour was between 4:30 — 5:30 P.M.

Turning-movement traffic volume counts were modified to account for the abnormally low traffic volumes
due to the COVID-19 pandemic. Existing traffic volumes were compared to previous counts within the
study area. The A.M. peak hour traffic volumes were increased by 50% and the P.M. peak hour traffic
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volumes were increased by 25% to be similar to the previous counts in the area. The modified existing
lane configurations, traffic control devices, and estimated peak hour volumes have been illustrated in
Figures A-3 through A-5.

Surrounding Street Network and Land Uses

The development site is located on the site of the former Mission Bowl building. The site is bounded by
Martway Street on the north. There is a surface parking lot utilized by Security Bank directly to the east,
and a commercial business building located to the west. The Martway Street corridor is generally lined
with commercial businesses and restaurants. South of the fence line, the site is bounded by single-family
residences.

Nall Avenue is classified as a minor arterial road by the Kansas Department of Transportation (KDOT).
North of Shawnee Mission Parkway, the 60-foot roadway is three-lanes. Additional left- and right-turn
lanes are added at major intersections. There is curb and gutter, along with a sidewalk on the west side
of the street. The posted speed limit is 30 mph. The intersections with Johnson Drive and Martway Street
are signalized.

Johnson Drive is classified by KDOT as a minor arterial road. West of Nall Avenue, Johnson Drive is an
undivided, four-lane roadway. To the east, it is a three-lane street with a two-way center left-turn lane.
There is curb and gutter. Sidewalk runs along both sides of the street, and there is some offset, diagonal
street parking. The posted speed limit is 30 mph.

Adjacent to the site, Martway Street is a 36-foot, three-lane local street with a two-way center left-turn
lane. It has curbs and gutters. The Rock Creek Trail runs parallel with the proposed site, but there is no
sidewalk on the north side of the street. Roeland Drive has similar characteristics. The posted speed limit
on both of these roadways is 25 mph. The intersection of Martway Street and Roeland Drive is signalized.

Approved Development

The latest Mission Gateway development plan was approved in February 2020. This development is
located east of the proposed Mission Bowl development and is currently under construction. Mission
Gateway includes both commercial, residential, office, and entertainment land uses. Since this approved
development will add traffic to the study intersections when completed, the development trips from
Mission Gateway are included in the analysis for the study development scenarios. The location of this
project is included on the location map on Figure A-1 in Appendix A.

Analysis

The scope of analysis for the assessment of the proposed development’s impact on the surrounding
transportation system is based in large part on the recommended practices of the Institute of
Transportation Engineers (ITE), as outlined in their Traffic Engineering Handbook. ITE is a nationally-

recognized organization of transportation professionals with members from both private and public
sectors. The analysis of the proposed development’s impact included development of trip generation and
trip distribution estimates as well as a traffic operations assessment for each study scenario.
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Trip Generation
Trip generation estimates were prepared using the Institute of Transportation Engineer’s Trip Generation,

|0th Edition. Table I shows the expected trips to be generated by the proposed development. Additional
information related to trip generation is included in Appendix B.

Table |

Proposed Development Trip Generation

ITE |Average A.M. Peak Hour P.M. Peak Hour

Land Use Intensity Code |Weekday | Total In Out | Total In Out

Multi-Family Housing

166 uni 221 903
(Mid-Rise) ‘ units ‘ 57 I5 42 73 45 28

Total New Development Trips 903 57 15 42 73 45 28

Trip Distribution

The estimated trips generated by the proposed development were distributed onto the surrounding street
network based on the trip distributions summarized in Table 2. These distributions are based on traffic
counts, the expected service area of the development and engineering judgment.

Table 2
Trip Distribution
Direction To/From Percentage
North on Roeland Drive 15%
South on Roeland Drive 30%
West on Johnson Drive 15%
West on Martway Street 10%
South on Nall Avenue 30%
Total 100%

Traffic Operation Assessment
An assessment of traffic operations was made for the scenarios listed below.
» Existing Conditions
»  Existing plus Approved Development Conditions
» Existing plus Approved plus Proposed Development Conditions
»  Future Year (2040)

The study intersections were evaluated using the Synchro traffic analysis software package. Calculations
were performed based on the methodologies outlined in the Highway Capacity Manual (HCM), 6th

Edition, which is published by the Transportation Research Board. The operating conditions at an
intersection are graded by the “level of service” experienced by drivers. Level of service (LOS) describes
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the quality of traffic operating conditions and is rated from “A” to “F’. LOS A represents the least
congested condition with free-flow movement of traffic and minimal delays. LOS F generally indicates
severely congested conditions with excessive delays to motorists. Intermediate grades of B, C, D, and E
reflect incremental increases in the average delay per stopped vehicle. Delay is measured in seconds per
vehicle. Table 3 shows the upper limit of delay associated with each level of service for signalized and
unsignalized intersections.

Table 3

Intersection Level of Service Delay Thresholds

Level(:(f)SS§W|ce Signalized Unsignalized
A < 10 Seconds < 10 Seconds
B < 20 Seconds < 15 Seconds
C < 35 Seconds < 25 Seconds
D < 55 Seconds < 35 Seconds
E < 80 Seconds < 50 Seconds
F > 80 Seconds > 50 Seconds

While LOS measurements apply to both signalized and unsignalized intersections, there are significant
differences between how these intersections operate and how they are evaluated. LOS for signalized
intersections reflects the operation of the intersection as a whole.

Unsignalized intersections, in contrast, are evaluated based on the movement groupings which are
required to yield to other traffic. Typically, these are the left turns off of the major street and the side-
street approaches for two-way stop-controlled intersections. At unsignalized intersections lower LOS
ratings (D, E and F) do not, in themselves, indicate the need for additional improvements. Many times
there are convenient alternative routes to avoid the longer delays. Other times the volumes on the
unsignalized approaches are relatively minor when compared to the major street traffic, and improvements
such as a traffic signal installation may increase the average delay to all users of the intersection.

The decision to install a traffic signal, which is often considered when lower LOS ratings are projected,
should be based on engineering studies and the warrants for traffic signal installation as outlined in the
Federal Highway Administration’s Manual on Uniform Traffic Control Devices (MUTCD). Signals are
typically not recommended in locations where there are convenient alternative paths, or if the installation
of a traffic signal would have negative impacts on the surrounding transportation system.

The LOS rating deemed acceptable varies by community, facility type and traffic control device. Most
communities in the region, such as the City of Mission, have identified LOS D as the minimum desirable
goal for signalized intersections. However, at unsignalized intersections LOS D, E, or even F are often
considered acceptable for low to moderate traffic volumes where the installation of a traffic signal is not
warranted by the conditions at the intersection, or the location has been deemed undesirable for
signalization.
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Traffic queues were also evaluated as part of the analyses. Long traffic queues which extend beyond the
amount of storage available, either between intersections or within turn lanes, can have significant impacts
on operations. The projected vehicular queues were analyzed to ensure the analyses are reflective of the
physical constraints of the study intersections and to identify if additional storage is needed for turn lanes.

Existing Conditions

The results of the existing conditions intersection analyses are summarized in Table 4. The study
intersections were evaluated with the lane configurations, traffic volumes, and traffic control devices
shown on Figures A-3 through A-5. The Synchro output files are included in Appendix C.

Table 4

Intersection Operational Analysis
Existing Conditions

Intersection A.M. Peak Hour P.M. Peak Hour
Movement LOS' Delay’ LOS' Delay®
Nall Avenue and Johnson Drive
Traffic Signal C 33.0 C 323
Nall Avenue and Martway Street
Traffic Signal B 18.7 C 224
Site Drive | and Martway Street
Northbound A 9.9 B 1.5
Southbound A 9.1 A 9.8
Eastbound Left-Turn A 74 A 7.5
Westbound Left-Turn A 0.0 A 0.0
Site Drive 2 and Martway Street
Northbound A 0.0 B 10.4
Southbound A 9.5 A 9.8
Eastbound Left-Turn A 7.4 A 7.5
Westbound Left-Turn A 0.0 A 7.5
Roeland Drive and Martway Street
Traffic Signal B 12.6 c 24.8

-]
| — Level of Service

2 — Delay in seconds per vehicle

The results in Table 4 indicate that all study intersections currently operate at acceptable levels of service
during the peak hours. During the P.M. peak hour, the northbound left-turn 95th percentile queue length
at Johnson Drive and Nall Avenue is 71 feet. The short, 70 foot, turn bay is limited due to the short
spacing between the signalized intersections. Lengthening this turn bay would reduce the 50 foot
southbound left-turn lane at Martway Street and Nall Avenue. All other queues are contained within their
designated lanes.

Existing plus Approved Development Conditions

The development trips generated by each approved development in the vicinity of the site were compiled
to determine the effect of traffic from the approved but yet unbuilt Mission Gateway development. The
lane configurations at the intersection of Martway Street and Roeland Drive were updated to reflect the
proposed configurations from the approved study. The results of the Existing plus Approved Development
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conditions intersection analyses are summarized in Table 5. The study intersections were evaluated with
the lane configurations, traffic volumes, and traffic control devices shown on Figures A-6 through A-8.
The Synchro output files are included in Appendix C.

Table 5

Intersection Operational Analysis
Existing plus Approved Development Conditions

Intersection A.M. Peak Hour P.M. Peak Hour
Movement LOS' Delay’ LOS' Delay®
Nall Avenue and Johnson Drive
Traffic Signal C 33.0 C 324
Nall Avenue and Martway Street
Traffic Signal B 18.7 C 224
Site Drive | and Martway Street
Northbound A 9.9 B 1.5
Southbound A 9.1 A 9.8
Eastbound Left-Turn A 74 A 7.5
Westbound Left-Turn A 0.0 A 0.0
Site Drive 2 and Martway Street
Northbound A 0.0 B 10.4
Southbound A 9.5 A 9.8
Eastbound Left-Turn A 7.4 A 7.5
Westbound Left-Turn A 0.0 A 7.5
Roeland Drive and Martway Street
Traffic Signal B 19.3 C 26.8

-]
| — Level of Service

2 — Delay in seconds per vehicle

The results in Table 5 indicate that all study intersections are projected to operate at acceptable levels
of service during the peak hours. During the P.M. peak hour, the northbound left-turn 95th percentile
queue length at Johnson Drive and Nall Avenue is projected to be 72 feet. There is a nominal impact to
the study intersections after the approved development traffic is added.

Existing plus Approved plus Proposed Development Conditions

The results of the Existing plus Approved plus Proposed Development conditions intersection analyses
are summarized on the following page in Table 6. Traffic volumes projected at the site driveways are low.
As such, no left- or right-turn lanes are warranted at their of the site driveway locations. The study
intersections were evaluated with the lane configurations, traffic volumes, and traffic control devices
shown on Figures A-9 through A-11. The Synchro output files are included in Appendix C.

The results in Table 6 indicate that all study intersections are projected to operate at acceptable levels
of service during the peak hours. The northbound left-turn 95th percentile queue length at Johnson Drive
and Nall Avenue is projected to extend 74 feet during the P.M. peak hour. All queues are projected to be
contained within their designated lane.
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Table 6
Intersection Operational Analysis

Existing plus Approved plus Proposed Development Conditions

Intersection A.M. Peak Hour P.M. Peak Hour
Movement LOS' Delay” LOS' Delay®
Nall Avenue and Johnson Drive
Traffic Signal C 32.9 C 324
Nall Avenue and Martway Street
Traffic Signal B 19.8 C 23.0
Site Drive | and Martway Street
Northbound B 10.2 B 1.4
Southbound A 9.2 B 10.0
Eastbound Left-Turn A 7.4 A 7.5
Westbound Left-Turn A 7.5 A 7.6
Site Drive 2 and Martway Street
Northbound A 9.4 B 10.1
Southbound A 9.6 B 10.2
Eastbound Left-Turn A 74 A 7.5
Westbound Left-Turn A 7.4 A 7.6
Roeland Drive and Martway Street
Traffic Signal C 21.6 C 26.9

| — Level of Service
2 — Delay in seconds per vehicle

Future Year (2040) Conditions

This scenario provides an estimate of future traffic conditions in year 2040 by considering the addition of
background traffic growth to the Existing plus Approved plus Proposed Development traffic volumes. To
estimate future background traffic growth, the existing traffic volumes at the study intersections were
assumed to increase at a rate of 0.5% per year. This modest growth rate is consistent with a mature
developed area.

The results of the Future Year (2040) Conditions intersection analyses are summarized in Table 7. The
study intersections were evaluated with the lane configurations, traffic volumes, and traffic control devices
shown on Figures A-12 through A-14. The Synchro output files are included in Appendix C.

Table 7
Intersection Operational Analysis

Future Year 2040
Intersection A.M. Peak Hour P.M. Peak Hour

Movement LOS' Delay” LOS' Delay®
Nall Avenue and Johnson Drive

Traffic Signal C 32.6 C 32.8
Nall Avenue and Martway Street

Traffic Signal B 17.8 C 233

7 | TranSystems July 2020




Mission Bowl Apartments Traffic Impact Study
5399 Martway Street

Mission, Kansas

Table 7 - Continued
Intersection Operational Analysis

Future Year 2040
Intersection A.M. Peak Hour P.M. Peak Hour
Movement LOS' Delay” LOS' Delay®
Site Drive | and Martway Street
Northbound B 104 B 1.7
Southbound A 9.3 B 10.1
Eastbound Left-Turn A 74 A 7.6
Westbound Left-Turn A 7.6 A 7.6
Site Drive 2 and Martway Street
Northbound A 9.5 B 10.3
Southbound A 9.7 B 10.4
Eastbound Left-Turn A 7.4 A 7.5
Westbound Left-Turn A 74 A 7.6
Roeland Drive and Martway Street
Traffic Signal C 214 C 26.8

| — Level of Service
2 — Delay in seconds per vehicle

The results in Table 7 indicate that all study intersections are projected to operate at acceptable levels
of service during the peak hours. The northbound left-turn 95th percentile queue length at Johnson Drive
and Nall Avenue is projected to be 81 feet during the P.M. peak hour, which extends slightly past the
existing turn bay length.

Summary

TranSystems has completed a traffic impact study for the proposed Mission Bowl Apartments multi-family
residential development located at the site of the former Mission Bowl at 5399 Martway Street in Mission,
Kansas. The purpose of this study was to assess the impact of the proposed development on the
surrounding transportation system.

The proposed development is projected to generate 57 new trips during the A.M. peak hour and 73 new
trips during the P.M. peak hour. The apartments will be accessed from two existing site driveways along
Martway Street, roughly 600 feet and 1,000 feet east of Nall Avenue.

No capacity improvements are identified to mitigate the addition of development traffic to the street
network. All intersections are projected to operate at an acceptable level of service. Due to the short
spacing between the signalized intersections, the northbound left-turn lane 95th percentile queue length
is projected to extend slightly past the existing turn bay length during the P.M. peak hour at the
intersection of Nall Aveue and Johnson Drive. However, lengthening this turn bay would shorten the
southbound left-turn bay at Nall Avenue and Martway Street.
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Appendix A - Figures

Figure A-I Location Map
Figure A-2 Site Plan
Figure A-3 Existing Lane Configurations and Traffic Controls

Figure A-4 Existing A.M. Peak Hour Traffic Volumes

Figure A-5 Existing P.M. Peak Hour Traffic Volumes

Figure A-6 Existing plus Approved Development Lane Configurations and Traffic Controls
Figure A-7 Existing plus Approved Development A.M. Peak Hour Traffic Volumes

Figure A-8 Existing plus Approved Development P.M. Peak Hour Traffic Volumes

Figure A-9 Existing plus Approved plus Proposed Development Lane Configurations and Traffic
Controls

Figure A-10 Existing plus Approved plus Proposed Development A.M. Peak Hour Traffic Volumes

Figure A-11 Existing plus Approved plus Proposed Development P.M. Peak Hour Traffic Volumes

Figure A-12  Future Year (2040) Lane Configurations and Traffic Controls
Figure A-13 Future Year (2040) A.M. Peak Hour Traffic Volumes
Figure A-14  Future Year (2040) P.M. Peak Hour Traffic Volumes
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Mission Bowl Apartments Traffic Impact Study
5399 Martway Street

Mission, Kansas

Appendix B — Trip Generation and Distribution

See attached worksheets.

Appendix | TranSystems July 2020
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