
CITY OF MISSION PLANNING COMMISSION 

AGENDA 

April 25, 2022 

7:00 PM 

Powell Community Center, 6200 Martway Street 

I. Call to Order

II. Approval of Minutes from the March 28, 2022 Meeting

III. New Business

1. Public Hearing – Case # 22-10 Approval of Preliminary and Final Plat of
Barkley Corner

• Staff Report
• Preliminary Plat
• Final Plat

2. Case # 22-07 Approval of Site Plan and Non-Conforming Use Permit for
Arby’s Restaurant

• Staff Report
• Site Plan
• Non-Conforming Use Permit

3. Case # 22-09 Mission Mart Final Plat of the Third Plat
• Staff Report
• Final Plat

IV. Old Business
1. Mohawk Park Update

V. Planning Commission Comments

VI. Staff Updates

Questions concerning this meeting may be addressed to staff contact,  
Karie Kneller, City Planner, at (913) 676-8366 or kkneller@missionks.org. 
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NEW BUSINESS AGENDA ITEM: 1 

PROJECT NUMBER / TITLE: Case #22-10 – Barkley Corner Preliminary/Final Plat 

REQUEST: Approval of a Preliminary and Final Plat at Barkley Corner 

LOCATION: 6780 Johnson Drive 
 Mission, KS 66202 

APPLICANT: 

STAFF CONTACT: 

PUBLIC HEARING: 

Property ID: KF251208-1025 

Flynn Restaurant Group, DBA RB American Group LLC 
6200 Oak Tree Boulevard, Suite 250  Independence, 
OH 44131 

Karie Kneller, City Planner 

April 25, 2022 

LEGAL NOTICE PUBLICATION: April 5, 2022 
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Property Information: 
The subject property, a fast-food drive-through and dine-in establishment, is located at 6780 Johnson Drive on 
the northeast corner of Johnson Drive and Barkley Street. The applicant, Flynn Restaurant Group, applied with 
the City for a renovation to the existing building’s interior and exterior façade, which will be heard subsequently 
for Case #22-07. The property is zoned “C-1” Restricted Business District and lies within the West Gateway 
Form-Based Code Overlay District. The building’s front façade faces Johnson Drive to the south with a drive 
through window facing west toward Barkley Street. Parking that consists of 31 stalls, including two ADA stalls, 
is situated on the west, north, and east sides of the building, with primary ingress and egress on Johnson 
Drive. Secondary access to the site is approximately 175 feet north on Barkley Street. A non-conforming pole 
sign currently exists on the south side of the site on Johnson Drive.  

Surrounding the subject property are the following zones and uses: 

• West: “CP-2” Planned General Business District - Commercial
• East: “CP-1” Restricted Business District – Commercial; “R-1” Single Family Residential - Residential
• North: “C-1” Restricted Business District – Medical Office Surface Parking
• South: “CP-2B” Planned Retail and Service District - Commercial

A water main operated by 
WaterOne runs east and west 
on the property approximately 
nine feet behind the edge of 
curb along Johnson Drive. 
Stormwater is collected at 
inlets on the southeast corner 
of the property at Johnson 
Drive and on the southwest 
along Barkley Street where 
water drains to a stormwater 
pipe running parallel to the 
water main. There is also a 
stormwater pipe running south 
along the eastern border of 
the property approximately 
four feet from the property 
line. Underground and 
overhead electrical utilities 
provide power to the site. 

Project Background: 

The property was not platted 
during its initial development. 
The City requested that a 
preliminary and final plat be 
submitted with the Site Plan 
improvements request. If 
approved, the final plat will be 
recorded with the Johnson 
County Register of Deeds. 
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Code Review – Consideration of Preliminary Plats: 

Mission municipal code at §440.220 states that Preliminary Plats shall be approved by the Planning 
Commission if it determines that: 

1. The proposed preliminary plat conforms to the requirements of this Title, the applicable zoning district
regulations and any other applicable provisions of this Code, subject only to acceptable rule exceptions.

It is Staff’s determination that the proposed plat is in conformance with Mission’s Municipal Code.  

2. The subdivision or platting represents an overall development pattern that is consistent with the Master
Plan and the Official Street Map.

It is Staff’s determination that the plat represents a development pattern already established and supported by 
the Comprehensive Plan. 

3. The plat contains a sound, well-conceived parcel and land subdivision layout which is consistent with
good land planning and site engineering design principles.

It is Staff’s determination that the plat supports good land planning and allows for future redevelopment in 
compliance with adopted standards. 

4. The spacing and design of proposed curb cuts and intersection locations is consistent with good traffic
engineering design and public safety considerations.

It is Staff’s determination that the plat does not propose changes to curb cuts or intersections. 

5. All submission requirements have been satisfied.

All the requirements of 440.220-Submission of Preliminary Plats have been satisfied. 

Code Review – Consideration of Final Plats: 

Mission municipal code at §440.260 states that Final Plats shall be approved by the Planning Commission if it 
determines that: 

1. The final plat substantially conforms to the approved preliminary plat and rule exceptions granted thereto. 

The final plat matches the preliminary plat as submitted with this application. 

2. The plat conforms to all applicable requirements of this Code, subject only to approved rule exceptions. 

Code requirements are described below.  The proposed plat is in conformance. 

3. All submission requirements have been satisfied.

All of the requirements of 440.250-Submission of Final Plats have been satisfied.  

4. Approval of a final plat shall require the affirmative vote of a majority of the membership of the Planning 
Commission.

Analysis: 

The Preliminary and Final Plats with this application consist of one lot with two dedicated rights-of-way. 

Lot: total area is 41,135 square feet (.94 acres) 
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Right-of-Way (ROW): Currently, the sidewalk along Johnson Drive and the sidewalk along Barkley Street are 
City-owned public rights-of-way, excepting a small corner of the southwest portion of the property. The City 
plans to make improvements in the right-of-way along Johnson Drive in the future, and requested a recorded 
plat that identified enough additional dedication of right-of-way to allow for widening of the sidewalk at the time 
improvements are made. The proposed plat dedicates nine feet of public right-of-way to the City of Mission 
from the edge of curb to the property for this purpose.  

Easements: The easements proposed in the plat are areas dedicated for access to electrical utilities and 
stormwater utilities respectively. Both easements are 10 feet wide on center of the utility line. The electrical 
utility runs from the main line east to the building, and the stormwater pipe runs the entire length of the eastern 
edge of the property, approximately four feet from the property line.   

Zone CP-1 of the Mission Municipal Code requires a minimum 15-foot front setback for one- and two-story 
buildings. There is no side or rear yard requirement stipulated in the municipal code, but buildings shall not 
exceed two stories in areas zoned CP-1.  

Generally, §455.100 of the Mission Municipal Code states that a typical subdivision at the time of an original 
plat shall exercise good design and layout, that good planning principles are followed, efficient use of land, 
and natural assets such as trees and topography be retained wherever practical. 

The above dimensions and designations are in accordance with the ordinances set forth in the Mission 
Municipal Code and requirements set forth by City Staff. 

Staff Recommendation: 
Staff recommends that the Planning Commission recommend approval of Case #22-10 Preliminary and Final 
Plat of Barkley Corner to the City Council. 

Planning Commission Action: 
This Preliminary and Final Plat, stamped by a licensed professional surveyor, will be considered by the 
Planning Commission at their April 25, 2022 meeting. The two plats will be submitted to the City Council upon 
approval. 

City Council Action: 
This Preliminary Plat will be considered by the City Council at their May 18, 2022 meeting. Upon approval, the 
Final Plat will be signed by the Mayor, City Clerk, and Notary Public.  

5



SHEET

R
EV

IS
IO

N
S

N
O

.
R

EV
.

D
AT

E
R

EV
IS

IO
N

S 
D

ES
C

R
IP

TI
O

N

project no.:

approved by:
checked by:
drawn by:

drawing no.:

QA/QC by:

date:

BY

w
w

w
.o

ls
so

n.
co

m
TE

L 
 9

13
.3

81
.1

17
0

73
01

 W
es

t 1
33

rd
 S

tre
et

, S
ui

te
 2

00
O

ve
rla

nd
 P

ar
k,

 K
S 

66
21

3-
47

50

An
 U

np
la

tte
d 

Tr
ac

t L
yi

ng
 in

 th
e 

N
or

th
w

es
t Q

ua
rte

r
of

 S
ec

tio
n 

8,
 T

ow
ns

hi
p 

12
 S

ou
th

, R
an

ge
 2

5 
Ea

st

M
is

si
on

, J
oh

ns
on

 C
ou

nt
y,

 K
an

sa
s

20
22

1

Pr
el

im
in

ar
y 

Pl
at

Ba
rk

le
y 

C
or

ne
r

MJB
PEW
MJB
TBW

022-01798
V_PP_2201798

2022.03.28

1 of

1
20

22
.0

4.
08

Ad
de

d 
D

ra
in

ag
e 

Ea
se

m
en

t a
nd

 D
ed

ic
at

io
n 

La
ng

ua
ge

, R
em

ov
ed

 L
an

gu
ag

e 
Pe

r C
ity

 C
om

m
en

t
M

JB
2

20
22

.0
4.

15
R

ev
is

ed
 D

ed
ic

at
ed

 J
oh

ns
on

 D
riv

e 
R

/W
M

JB

VICINITY MAP

6



SHEET

R
EV

IS
IO

N
S

N
O

.
R

EV
.

D
AT

E
R

EV
IS

IO
N

S 
D

ES
C

R
IP

TI
O

N

project no.:

approved by:
checked by:
drawn by:

drawing no.:

QA/QC by:

date:

BY

w
w

w
.o

ls
so

n.
co

m
TE

L 
 9

13
.3

81
.1

17
0

73
01

 W
es

t 1
33

rd
 S

tre
et

, S
ui

te
 2

00
O

ve
rla

nd
 P

ar
k,

 K
S 

66
21

3-
47

50

An
 U

np
la

tte
d 

Tr
ac

t L
yi

ng
 in

 th
e 

N
or

th
w

es
t Q

ua
rte

r
of

 S
ec

tio
n 

8,
 T

ow
ns

hi
p 

12
 S

ou
th

, R
an

ge
 2

5 
Ea

st

M
is

si
on

, J
oh

ns
on

 C
ou

nt
y,

 K
an

sa
s

20
22

1

Fi
na

l P
la

t
Ba

rk
le

y 
C

or
ne

r

MJB
PEW
MJB
TBW

022-01798
V_FP_2201798

2022.03.28

1 of

1
20

22
.0

4.
08

Ad
de

d 
D

ra
in

ag
e 

Ea
se

m
en

t a
nd

 D
ed

ic
at

io
n 

La
ng

ua
ge

, R
em

ov
ed

 L
an

gu
ag

e 
Pe

r C
ity

 C
om

m
en

t
M

JB
2

20
22

.0
4.

14
R

ev
is

ed
 D

ed
ic

at
ed

 J
oh

ns
on

 D
riv

e 
R

/W
M

JB

VICINITY MAP

7



NEW BUSINESS AGENDA ITEM: 2 

PROJECT NUMBER / TITLE: Case #22-07 – Arby’s Site Plan 

REQUEST: Approval of Site Plan Improvements 

LOCATION: 6780 Johnson Drive 
 Mission, KS 66202 

APPLICANT: 

STAFF CONTACT: 

Property ID: KF251208-1025 

Flynn Restaurant Group, DBA RB American Group LLC 
6200 Oak Tree Boulevard, Suite 250  Independence, OH 
44131 

Karie Kneller, City Planner 
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Development Application Permit # 

Applicant Name: Company: 

Address: 

City/State/Zip: 

Telephone: 

Email: 

Property Owner Name: Company: 

Address: 

City/State/Zip: 

Telephone: 

Email: 

Firm Preparing Application: Company: 

Address: 

City/State/Zip: 

Telephone: 

Email: 

*All correspondence on this application should be sent to (check one) Applicant Owner Firm 

Rezoning  Plat  Site Plan  
Application Type 

SUP  Lot Split  Other (Specify): 

Description of Request 

Please provide a brief description of the request: 

Community Development Department 
6090 Woodson Street 

Mission, KS 66202 
913-676-8360
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jbraunsdorf
Text Box
This application is for a remodel of the existing Arby's Fast Food Restaurant on Johnson Dr.  This site is located on Block O of the Mission West Gateway and does not meet the Form Based Code for this block.  We received comments back on our permit application on 2/15/22, and met in person with City of Mission representatives on 3/1/22 to review the comments.  From these comments and meeting we agreed to make revisions to our plans including addition of mechanical screening for the existing roof top unit, replacing the existing pole mounted sign to a monument sign, relocate the sign to allow for future widening of existing sidewalk along Johnson Dr, added plants for screening parking lot along Johnson Dr and Barkley St, added a bike rack, and changing the Arby's brand colors to conform with City of Mission required colors.  



Project Details 
 
 

General Location or Address of Property: 

Present zoning of property: 

Present use of property: 
 
 
 
 
 
 

Agreement to Pay Expenses 
Applicant intends to file an application with the Community Development Department of the City of Mission, Kansas 
(City). As a result of the filing of said application, City may incur certain expenses, such as but not limited to 
publication costs, consulting fee, attorney fee, and court reporter fees. Applicant hereby agrees to be responsible for 
and to reimburse City for all cost incurred by City as a result of said application. Said costs shall be paid within ten 
(10) days of the receipt of any bill submitted by City to Applicant. It is understood that no requests granted by City or 
any of its commissions will be effective until all costs have been paid. Costs will be owed whether or not Applicant 
obtains the relief requested in the application. 

 
 

Affidavit of Ownership and/or Authorization of Agent 
I, certify that I am the owner or contract purchaser of the 
subject property. I give my permission for the undersigned to act as my agent on behalf of the application hereby 
being submitted. 

 
 
 
 
 

X 
Signature (Owner) 

 
X 

Signature (Owner's Agent) 

Date 
 
 

Date 

 
 

***************FOR OFFICE USE ONLY*************** 
 

File Fee: $ 
 
 
 

Total: 
Receipt # 
Notes: 

Meeting Date 
 

PC CC 
Date Notices Sent 

 
 

Date Published 
 
 

Decision 
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Property Information: 

The subject property, a fast-food drive-through and dine-in establishment, is located at 6780 Johnson Drive on 
the northeast corner of Johnson Drive and Barkley Street. The applicant, Flynn Restaurant Group applied with 
the City for a renovation to the existing building’s interior and exterior. The property is zoned “C-1” Restricted 
Business District and lies within the West Gateway Form-Based Code overlay district. The building’s front 
façade faces Johnson Drive to the south with a drive-through window facing west toward Barkley Street. 
Parking that consists of 31 stalls, including two ADA stalls, is situated on the west, north, and east sides of the 
building, with primary ingress and egress on Johnson Drive. Secondary access to the site is approximately 175 
feet north on Barkley Street.  
Surrounding the subject property are the following zones and uses: 

• West: “CP-2” Planned General Business District - Commercial
• East: “CP-1” Restricted Business District – Commercial; “R-1” Single Family Residential - Residential
• North: “C-1” Restricted Business District – Parking
• South: “CP-2B” Planned Retail and Service District

Project Background: 

Flynn Restaurant Group submitted plans to the City for interior and exterior renovations in March. The franchise 
is rebranding its restaurants across the country, which involves new signage and overall updates to the interior 
and exterior of its operations. The total estimated cost is expected to exceed 10% of the total appraised value of 
the property, and the exterior improvements are significant. The City requested that the improvements include 
additional site improvements such as parking lot screening, color choices consistent with other developments 
in the area and the Johnson Drive Design Guidelines, and signage updates that all meet elements of the 
Form-Based Code, the Municipal Code, and the Johnson Drive Design Guidelines. The City also requested 
the exterior site improvements include enough space to meet the City’s intent to widen the sidewalk from six 
feet to eight feet along Johnson Drive during future street improvements.  

Plan Review: 

Mission Comprehensive Plan (2007) 

The Comprehensive Plan goals and objectives include sidewalk improvements as part of infrastructure 
maintenance and enhancement when programming for public infrastructure investments. The Plan also classifies 
the land use for the property as “mixed-use, medium density.” Staff recommended that proposed site 
improvements allow for future sidewalk improvements. Redevelopment of the site is not proposed at this time. 

Johnson Drive Design Guidelines 

The Johnson Drive Design Guidelines recommend paint colors and exterior materials consistent with the other 
structures along Johnson Drive, which include natural yellow, tan, beige, brick, and brown tones. The proposal 
specifies neutral colors of this variety, and will keep the existing brick around the base of the building. The 
proposal also includes added landscaping in accordance with the Johnson Drive Design Guidelines. Since the 
proposal does not include improvements to the existing parking lot, Staff did not require additional parking lot 
landscaping. If the parking lot is improved at a later date, the plan should include additional landscaping in 
parking lot islands. Johnson Drive Design Guidelines include a recommendation for an eight-foot sidewalk to 
enhance the pedestrian environment. The proposed landscaping and additional right-of-way dedicated in the 
plat for Case #22-10 will allow for the existing sidewalk to be widened with streetscape improvements in the 
future.  

West Gateway Vision Plan and Form-Based Code Overlay District 

The Form-Based Code overlay district regulations supersede the municipal code in all cases. Generally, if a 
property is built prior to the adoption of the Form-Based Code, it may be considered a legal non-conforming use. 
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If a property undergoes renovations that exceed 10% of the appraised value, the development shall meet all 
requirements of the Form-Based Code. If the property owner or owner’s agent cannot meet the regulations of 
the Form-Based Code during its proposed site improvements, the applicant shall also apply for a Non-
Conforming Use Permit.  

The West Gateway Vision Plan and Form-Based Code envisions a mixed-use development pattern in the 
western portion of Mission. In the area where Arby’s currently exists, the Plan recommends medium-density 
buildings an average of four stories high. As the transition occurs from the residential zone to the urban core, 
embedded parking structures positioned away from major arterials and thoroughfares built with minimal building 
setbacks should include residential and retail uses. The original build-out of the Arby’s restaurant does not meet 
these criteria, and the proposed improvements will not change the building footprint or parking areas at this time. 
Therefore, a Non-Conforming Use Permit is included with this proposal. 

Municipal Code 

The following sections of the Mission Municipal Code apply: 

• §430.060 restricts the use of pole signs when sign improvements are made;

• §415.060 requires landscaping to screen parking lots from view; and

• §505.300 requires that rooftop mechanical equipment is screened from pedestrian view.

Project Proposal 

General Assessment: 

The City requires a Non-conforming Use Permit, as the site improvements will likely exceed 10% of the appraised 
property value and will not meet the criteria of the Form-Based Code. Although the existing site is a legal non-
conforming use, the applicant has made attempts to provide some elements of the Form-Based Code 
and Johnson Drive Design Guidelines at Staff’s request. Namely, the proposal provides for screened views 
of the parking lots facing Johnson Drive and Barkley, an added bike rack, and colors that are consistent 
with the Johnson Drive Design Guidelines. The screening and allowance for future widening of the sidewalk on 
Johnson Drive provides a more inviting pedestrian experience. Trees and other shrubbery along Johnson 
Drive is not recommended due to the existing water main that runs parallel to Johnson Drive on the 
property. Therefore, Staff recommended a low sitting wall and/or ornamental grasses to screen the parking 
lot view from Johnson Drive. Staff has determined that these elements of the proposal significantly improve 
the site. 

The proposal meets the Mission Municipal Code at §430.060, which requires the removal of the existing pole 
sign during the renovation. The proposal replaces the pole sign with a monument sign approximately 35 feet 
to the west of its current location. The proposal also adds landscaping on-site in accordance with §415.060 
that will provide parking lot screening with ornamental grasses that grow to 36” at maturity. Additionally, 
rooftop mechanical equipment will be screened from pedestrian view in accordance with §505.300. 

Recommendation: 

Staff recommends that the Planning Commission recommend approval to the City Council of Case #22-07 for 
site improvements at the Arby’s restaurant, 6780 Johnson Drive. 

Recommended Conditions of Approval: 

1. Approval of the Preliminary and Final Plat at 6780 Johnson Drive.

Planning Commission Action: 
12



This item will be considered by the Planning Commission at their April 25, 2022 meeting. 

City Council Action: 
Not applicable. 
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New 3'-0" x 7'-0" Storefront Glass Doors Into Existing Frame.  Provide New ADA Closer, Push/Pull, Hardware, Threshold And Panic Hardware. Match Color Of Existing Storefront Framing. Refer: Door Notes & ADA Guidelines For Doors. Verify Size And Color With Owner. Lockable.  New 3'-0" x 7'-0" Storefront Glass Doors Into Existing Frame.  Provide New ADA Closer, Push/Pull, And Hardware.  Match Color Of Existing Storefront Framing. Refer: Door Notes & ADA Guidelines For Doors. Verify Size And Color With Owner. Non-Lockable.  New 3'-0" x 7'-0" S.C. Wood Door Stained To Match Lobby Trim.  Existing Steel Frame To Be Re-Used, Paint, Refer: Interior Finish Notes.  Provide New Sanitgrasp Door Pull On Pull Side, Bolt Through Door To Steel Push Plate. Provide Privacy Lock. Provide New ADA Compliant Hardware. New 3'-0" x 7'-0" S.C. Wood Door Stained To Match Lobby Trim.  Existing Steel Frame To Be Re-Used, Paint, Refer: Interior Finish Notes.   Provide New Sanitgrasp Door Pull On Pull Side, Bolt Through Door To Steel Push Plate. Provide Privacy Lock. Provide New ADA Compliant Hardware. Existing 3'-6" x 7'-0" Insulated Metal Door To Remain. Verify ADA Closer & Threshold.  Verify Existing Panic Hardware. Paint Exterior & Interior To Match Adjacent Surfaces.  Existing Prefabricated Cooler Door To Remain. Existing Prefabricated Freezer Door To Remain. New 3'-0" x 7'-0" Storefront Glass Door Into Existing Frame.  Provide New ADA Closer, Push/Pull, Hardware, Threshold And Panic Hardware. Match Color Of Existing Storefront Framing. Refer: Door Notes & ADA Guidelines For Doors. Verify Size And Color With Owner. Lockable.  Note: Refer: To Hardware Schedule For Typical Door Hardware.
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New 4'x10' Prefabricated Soffit With Wood Plank Finish.  Supplied And Installed By Furniture Vendor. Existing Menuboards To Be Removed By Contractor.  New Digital Menuboards To Be Installed By Owners Vendor.  Contractor's Electrician To Provide Dedicated Circuit W/Continuous Power For Menuboards. Paint Existing Bulkhead Wall "White", Refer: Interior Elevations & Interior Finish Notes.  Existing Soffit To Remain, Paint, Refer: Interior Elevations. Existing Glazing Unit To Remain, Typical. Replace Broken Seal Units, Typical. Existing Restroom Fixtures And Accessories To Remain, Clean And Service All Fixtures And Accessories.  Refer: Restroom Details Sht. A104, Verify w/Owner's Construction Manager, Typ. Provide New Faux Red Subway Tile Panels On Wall At Indicated Locations.  Refer: Interior Elevations. Existing Service Counter To Be Modified.  Remove Existing Countertop, Provide New Solid Surface Countertop - Provided And Installed By Furniture Vendor.  Install Faux Subway Tile Over Existing Finishes.  Refer: Section & Interior Elevations. Existing Condiment Counter To Be Modified.  Remove Existing Countertop, Provide New Solid Surface Countertop & Base Cabinet Laminate - Provided And Installed By Furniture Vendor.  Refer: Interior Elevations. Existing Production Table To Remain.  Provide ADA Compliant Exit Signage.  Refer: Interior Elevs. New Tables And Settees Provided And Installed By Furniture Vendor. New Chairs And Barstools To Be Provided By Owner, Installed By Contractor. New Drive Thru Service Window Into Existing Opening, Provided By Owner, Installed By Contractor.  Refer: Building Elevations  And Drive Thru Service Window Note. Contractor To Install Owner Provided White Faux Tile Panels Over Existing Wall Finish Where Indicated.   New Prefabricated Canopy.  Provided And Installed By Canopy Manufacturer.  Contractor To Provide New Support Blocking And Coordinate Installation. New Accessible Baby Changing Station Provided By Owner, Installed By Contractor. Refer To Interior Elevations And Restroom Details. Line Of Existing Backlit Awning To Be Removed. Provide ADA Compliant Signage, Refer: Interior Elevations. Line Of New 2'-0"H. Prefabricated Metal Signage Band, Red.  Provided And Installed By Signage Vendor.  Contractor To Coordinate Installation. Provide New E.I.F.S. Texture/Finish W/Brick Stencil Pattern, Color #1, Over Existing E.I.F.S.  Refer: Building Elevations And Wall Sections. Existing Soffit To Be Modified, Paint, Refer: Interior Elevations. Verify Clearance Requirements For Soda Machine Ice Maker, Verify With Owner's Construction Manager. New 2'-0"H. Prefab. Drive-Thru Canopy, Red.  Provided & Installed By Canopy Manufacturer.  Contractor To Provide New Support Blocking & Coordinate Installation. New Divider Half Wall To 4'-0" A.F.F., 2x4 Wood Studs @ 16"o.c., Provide In Wall Steel Supports As Required.  Provide Wood Plank Cladding, Refer: Interior Elevations. Existing Divider Wall To Ceiling To Be Modified.  Provide Wood Plank Cladding, Refer: Interior Elevations.  New Arbys 36"H. Carousel 'A' Sign.  Contractor To Provide New Electrical.  Verify Location w/Owner.  Center Between Soda Center Between Soda Machine And Wall, And Center Vertically Between The Top Of Condiment Counter & Bottom Of Existing Gypsum Board Soffit New Solid Surface Window Sill, Provided And Installed By Furniture Vendor.  Contractor To Coordinate Installation.   Refer: Interior Finish Notes.
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1. Maintain Structural Integrity Of All Existing Shear Walls, Report Any Conflicts Maintain Structural Integrity Of All Existing Shear Walls, Report Any Conflicts To Architect Prior To Construction. 2. Provide Moisture Resistant Backerboard At All Locations Where Ceramic Provide Moisture Resistant Backerboard At All Locations Where Ceramic Wall Tile Is Used. 3. Wood Trim Note - Ease All Edges & Sand As Required In Order To Wood Trim Note - Ease All Edges & Sand As Required In Order To Achieve The Highest Quality Of Finished Woodworking.  Provide Samples For Approval Prior To Installation. 4. General Contractor To Inspect Existing Dining Room Window Head, Jamb & General Contractor To Inspect Existing Dining Room Window Head, Jamb & Sill Flashing & Repair Or Replace As Required. 5. Verify All Existing Dimensions And Conditions Prior To Starting Of Any Verify All Existing Dimensions And Conditions Prior To Starting Of Any Construction.
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1. Door Openings Shall Provide A Clear Width Of 32 Inches Minimum. Door Openings Shall Provide A Clear Width Of 32 Inches Minimum. 2. Thresholds, If Provided At Doorways, Shall Be 1/2 Inch High, Maximum. Thresholds, If Provided At Doorways, Shall Be 1/2 Inch High, Maximum. Raised Thresholds & Changes In Level @ Doorways Shall Comply With ADA Standard Sections 302 303. 3. Door Closers Shall Be Adjusted So That From An Open Position Of 90 Door Closers Shall Be Adjusted So That From An Open Position Of 90 Degrees, The Time Required To Move The Door To A Position Of 12 Degrees From The Latch Is 5 Seconds Minimum. 4. The Allowable Opening Force For Accessible Doors Shall Be 5 Pounds The Allowable Opening Force For Accessible Doors Shall Be 5 Pounds Maximum. 5. Provide 10" High Bottom Rail On All New Storefront Glass Doors.Provide 10" High Bottom Rail On All New Storefront Glass Doors.
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1. Contractor To Replace All ADA Closers & Thresholds On All Entry And Contractor To Replace All ADA Closers & Thresholds On All Entry And Bathroom Doors.  Verify ADA Compliance. 2. Interior Signage - Contractor To Install New Owner Provided Men, Women & Interior Signage - Contractor To Install New Owner Provided Men, Women & Occupancy Signage.  Restroom Signs To Be Mounted On The Latch Side Of Restroom Doors, Mounted 60 Inches To The Center Of The Signs From The Finished Floor. 3. Repair And Reseal All Existing Exterior Door Thresholds, Provide New Repair And Reseal All Existing Exterior Door Thresholds, Provide New Weather Stripping As Required. 4. Provide Door Stops At All Exterior Doors To Prevent Damage. Provide Door Stops At All Exterior Doors To Prevent Damage. 5. The Contractor Shall Verify All Door Sizes Prior To Starting Construction. The Contractor Shall Verify All Door Sizes Prior To Starting Construction. 6. The Contractor Shall Verify All Doors Indicated To Be Replaced With New, The Contractor Shall Verify All Doors Indicated To Be Replaced With New, With Owner Prior To Purchasing. 7. Contractor To Re-Use Existing Door Frames Where Possible. Verify Any Contractor To Re-Use Existing Door Frames Where Possible. Verify Any Frames Needing To Be Replaced With Owners Construction Manager.
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1. Install Faux Ceramic Wainscot Panel Between New Base Tiles Install Faux Ceramic Wainscot Panel Between New Base Tiles And Chair Rail On All Walls Throughout Public Areas.  Provide Owner Supplied 'J' Trims Above Base Tile And Below Wainscot Chair Rail Trim, Typical 2. Provide New Inspire Wall Coverings Per Interior Elevations. Provide New Inspire Wall Coverings Per Interior Elevations. 3. Provide New Inspire Floor & Base Tiles Throughout Dining Provide New Inspire Floor & Base Tiles Throughout Dining Area And Restrooms. Refer: Interior Elevations & Floor Finish Plan.  4. Patch And Repair Wall And Floor Finishes As Required Patch And Repair Wall And Floor Finishes As Required Throughout Kitchen. 5. Replace Existing Receptacles To Match Adjacent Surfaces Replace Existing Receptacles To Match Adjacent Surfaces Throughout Public Spaces As Required. No White Outlets On Dark Surfaces. 6. The Contractor Shall Prepare Raised Window Sill For New The Contractor Shall Prepare Raised Window Sill For New Solid Surface Sill To Be Provided & Installed By Furniture Vendor In Public Areas Where Applicable.  Refer: Interior Elevations.
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F1

F2F2 F2

F2

F2

F2

F2

B1Typ.

B1 Typ.

B1 Typ.

B1Typ.B1Typ.

B1 Typ.

F1 6"X24" Stonepeak - Cottage "Mountain Retreat"

12"X12" Stonepeak - Simply Modern "Simply Coffee"

Grout: Custom Building Products #60 "Charcoal"

Grout: Custom Building Products #60 "Charcoal"F2

FLOORS

F1 6"X24" Stonepeak - Cottage "Mountain Retreat" Dining Room Accent

F2 12"X12" Stonepeak - Simply Modern "Simply Coffee" Dining Room Field, Restrooms

Grout: 1/8", Custom Building Products #60 "Charcoal"

B1

BASE

Grout: 1/8", Custom Building Products #60 "Charcoal"

6"X12" Stonepeak - Simply Modern "Simply Coffee"
Grout: 1/8", Custom Building Products #60 "Charcoal" Dining Room, Restrooms

NOTES
All Tile Shall Be Installed Per ANSI Documented Tile Industry Standards For Commercial Installations.

(Base Tile Is 'F2' 12"x12" Tile Cut In Half)

4347

ESNECIL D
ETI

HWW.REHPOTS

TCETIHCRA
OR

P
LANOISSEF

IRHC

SASNAK

22

AutoCAD SHX Text
North

AutoCAD SHX Text
Floor Finish Plan

AutoCAD SHX Text
Scale: 1/4"=1'-0"

AutoCAD SHX Text
A105

AutoCAD SHX Text
A

AutoCAD SHX Text
2

AutoCAD SHX Text
10'-10"

AutoCAD SHX Text
10'-10"

AutoCAD SHX Text
10'-10"

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
4

AutoCAD SHX Text
Legend

AutoCAD SHX Text
A105

AutoCAD SHX Text
Floor Finish Plan, Floor Finish Schedule, Notes

AutoCAD SHX Text
MARK

AutoCAD SHX Text
Keynote Schedule

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
1

AutoCAD SHX Text
Align Base Tile Grout Lines With Floor And Wainscot Tile Grout Lines, Typical. Align And Center Floor Field Tile With Floor Accent Tile, As Shown, Typical. Provide Flush Transition Between Existing Kitchen Floor Tile And New Floor Field Tile, Verify. Patch And Repair Kitchen Floor Tile As Required, Verify W/Owner, Match Existing Tile If Required.

AutoCAD SHX Text
2

AutoCAD SHX Text
Floor Finish Schedule

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
Date: 11-04-21

AutoCAD SHX Text
Sheet Number

AutoCAD SHX Text
Sheet Content

AutoCAD SHX Text
Revisions:

AutoCAD SHX Text
11-04-21

AutoCAD SHX Text
White Design Group, P.C.

AutoCAD SHX Text
Architectural and Interiors Consulting

AutoCAD SHX Text
5801 EAST 41ST STREET, SUITE 712, TULSA, OKLAHOMA 74135

AutoCAD SHX Text
New Remodel For:

AutoCAD SHX Text
Arby's #6051 - 6780 Johnson Drive

AutoCAD SHX Text
Mission, 

AutoCAD SHX Text
Kansas



PAINT COLOR #1
Sherwin Williams To Match Dryvit #462 "Almond". Satin
Finish, Prepare And Prime As Required.

PAINT COLOR #2
Sherwin Williams #2808 "Rookwood Dark Brown".  Satin
Finish. Prepare & Prime As Required.

PAINT COLOR #3
Sherwin Williams #6869 "Stop". Satin Finish.  Prepare &
Prime As Required.

PAINT COLOR #4
Sherwin Williams #7024 "Functional Gray".  Satin Finish.
Prepare & Prime As Required.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)
COLOR #1
Dryvit - Color: #462 "Almond" Sandblast Texture.
Coping Color #1.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)
COLOR #2
Dryvit - Color: To Match Sherwin Williams #2808
"Rookwood Dark Brown".  Sandblast Texture.
Coping Color #2.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)
W/SIM. BRICK PATTERN, COLOR #1 - FRONT TOWER
Simulated Brick Stencil Pattern W/Dryvit 23Pt. 1/2"
'Brooklyn Brick' Template - Field Color: Dryvit #462
"Almond". Grout Color: #ARBY111009, NCB.
Metal Coping: Color #3.

PAINT COLOR #1
Sherwin Williams To Match E.I.F.S. Color
#1 Dryvit #462 "Almond". Satin Finish,
Prepare And Prime As Required.

PAINT COLOR #2
Sherwin Williams #2808 "Rookwood Dark
Brown".  Satin Finish. Prepare & Prime As
Required.

PAINT COLOR #3
Sherwin Williams #6869 "Stop". Satin Finish.
Prepare & Prime As Required.

PAINT COLOR #4
Sherwin Williams #7024 "Functional Gray".
Stain Finish.  Prepare & Prime As Required.

PREFABRICATED 2'-0" HIGH COLOR BAND
Color: Prefinished Metal, Red.  Provided By
Signage Manufacturer.
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SW #2808,
“Rookwood Dark
Brown”

E.I.F.S. (Dryvit),
stucco;
concrete block,
cementitious
material, Hardi-
Panel
Prefinished
metal or factory
primed

Wood

Primer: Loxon Acrylic Concrete & Masonry
Primer / Sealer, LX02W0050*

Finish: A100 Exterior Acrylic Satin, A82W151
Series
Option: Loxon Self Cleaning, Flat, LX13 Series
Primer: Bond-Plex Waterbased Acrylic Coating,
B71-200
Finish: Pro Industrial DTM Acrylic EgShel,
B66-1250 Series
Primer: Exterior Latex Wood Primer
B24W08041
Finish: A100 Acrylic Satin, A82W151 Series

Use at least two
coats of finish.
Primer tinted to SW
P2.

E.I.F.S. (Dryvit),
stucco;
concrete block,
cementitious
material, Hardi-
Panel
Prefinished
metal or factory
primed

Wood

Primer: Loxon Acrylic Concrete & Masonry
Primer / Sealer, LX02W0050*

Finish: A100 Acrylic Satin, A82W51
Option: Loxon Self Cleaning Acrylic, Flat, LX13
Series
Primer: Bond-Plex Waterbased Acrylic Coating,
B71-200
Finish: Pro Industrial DTM Acrylic EgShel,
B66-1250 Series
Primer: A-100 Exterior Latex Primer
B42W08041
Finish: A100 Acrylic Satin, A82W51

*Loxon Masonry Conditioner, Guide Coat White, LX03W0100 May also be used on cementious surfaces.

Remarks

Use at least two
coats of finish.
Primer tinted to SW
P1.

Substrate(s) Sherwin Williams (SW) Product

PAINT COLOR #2

PAINT COLOR #1

Sherwin Williams
To Match Dryvit
#310 "China
White"

PAINT COLOR #3

SW #6869, “Stop”

E.I.F.S. (Dryvit),
stucco;
concrete block,
cementitious
material, Hardi-
Panel

Prefinished
metal or factory
primed; Kynar-
finished roof or
metal storefront

Wood

Primer: Loxon Acrylic Concrete & Masonry
Primer / Sealer,LX02W0050*

Finish: Pro Industrial DTM Acrylic Gloss, B66-
1050 Series
NOTE: Apply SherClear 1K Acrylic Clear Coat
for additional UV protection, B66C Series
Primer: Bond-Plex Waterbased Acrylic Coating,
B71-200
Finish: Pro Industrial DTM Acrylic Gloss, B66-
1050 Series
NOTE: Apply SherClear 1K Acrylic Clear Coat
for additional UV protection, B66C Series
Primer: A-100 Exterior Latex Primer
B42W08041
Finish: Pro Industrial DTM Acrylic Gloss, B66-
1050 Series
NOTE: Apply SherClear 1K Acrylic Clear Coat
for additional UV protection, B66C Series

Prefinished
aluminum;
aluminum
storefront;
galvanized

SW #7024,
“Functional Gray”

E.I.F.S. (Dryvit),
stucco;
concrete block,
cementitious
material, Hardi-
Panel
Prefinished
metal or factory
primed

Wood

Primer: Bond-Plex Waterbased Acrylic Coating,
B71-200
Finish: Pro Industrial DTM Acrylic Gloss, B66-
1050 Series

NOTE: Apply SherClear 1K Acrylic Clear Coat
for additional UV protection, B66C Series
Primer: Loxon Acrylic Concrete & Masonry
Primer / Sealer, LX02W0050*

Finish: A100 Exterior Acrylic Satin, A82W151
Series
Option: Loxon Self Cleaning, Flat, LX13 Series
Primer: Bond-Plex Waterbased Acrylic Coating,
B71-200
Finish: Pro Industrial DTM Acrylic EgShel, B66-
1250 Series
Primer: Exterior Latex Wood Primer
B24W08041
Finish: A100 Acrylic Satin, A82W151

Use at least two
coats of finish.

Use at least two
coats of finish. May
require 3-4 coats to
get proper coverage.
Primer tinted to SW
P1.

PAINT COLOR #4

RemarksSubstrate(s) Sherwin Williams (SW) Product

PAINT COLOR #1
Sherwin Williams To Match Dryvit #462 "Almond". Satin
Finish, Prepare And Prime As Required.

PAINT COLOR #2
Sherwin Williams #2808 "Rookwood Dark Brown".  Satin
Finish. Prepare & Prime As Required.

PAINT COLOR #3
Sherwin Williams #6869 "Stop". Satin Finish.  Prepare &
Prime As Required.

PAINT COLOR #4
Sherwin Williams #7024 "Functional Gray".  Satin Finish.
Prepare & Prime As Required.
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FLOORS

F1 6"X24" Stonepeak - Cottage "Mountain Retreat" Dining Room Accent

F2 12"X12" Stonepeak - Simply Modern "Simply Coffee" Dining Room Field, Restrooms

Grout: Custom Building Products #60 "Charcoal"

B1

BASE

Grout: Custom Building Products #60 "Charcoal"

WALLS CEILINGS

CT1

Dining Room

Armstrong 24"x24"x5/8" Angled Tegular #1732 "Adobe"
Grid - Prelude 15/16" Exposed Tee Grid, "Adobe".

USG Interiors 24"x48" Vinyl Faced Gypsum Lay-In Tiles.
Pattern: Stipple, Edge: Square, Color: White. Or EqualCT3 Above Foodservice Areas, 

Gypsum Board, Painted.  Eggshell Finish.
Refer: Paint Colors.P(X)

Dining Room, RestroomsGypsum Board, Painted.  Eggshell Finish.
Refer: Paint Colors.P(X)

PAINTS

P1 Sherwin Williams SW-6864 "Cherry Tomato"

P2

P3

Dining Room Soffits

P4

PLASTIC LAMINATES

PL1FRP Panels - Panolam "White"FRP Kitchen Areas

SOLID SURFACE

SS1 Corian "Arctic Ice" Service/Condiment Countertops
Trash Top, Window Sills

Pionite WX110 Suede "Smooth Paddlin'"

TP1

Condiment Counter
Cabinets, Trash Cabinets 

Sherwin Williams SW-6083 "Sable" Gloss

Sherwin Williams SW-7005 "Pure White" Dining Room Soffits, 
Restroom Ceilings

Bathroom And Closet,
Door Steel Frames

Wood Stain To Match Pionite WW011 "Kingsly" Solid Wood Trims Laminate Grain To Be Run Horzontally

SS2 Corian "Deep Caviar" Top Cap At Divider Wall

6"X12" Stonepeak - Simply Modern "Simply Coffee"
Grout: Custom Building Products #60 "Charcoal" Dining Room, Restrooms

WB1 Dining RoomAPA Graphics - 6"x8'-0" Planks, Random
Stain, Random Sized. Provide Corner Trims.

Dining Room, Restrooms,
Vestibule

CT2 USG Interiors 24"x24" Vinyl Faced Gypsum Lay-In Tiles.
Pattern: Stipple, Edge: Square, Color: "White" Or Equal

Above Condiment Counter

WV1 Wolf Gordon - Bamboo #G9061644 "Platinum" Dining Room

WV2 National Wall Covering - LXB-VIO-15 "Viola" Dining Room

WV3

APA Graphics - Custom "Chalkboard Vintage Arby's"

Dining Room

WV4

Wolf Gordon - Symphony #AZ52397ST "Pitch Black"

Vestibule

WT1 Dining Room WainscotMRO Built - Faux Tile "Custom/Random Stain"

WT2 Dining Room, Restrooms,MRO Built - Subway Tile "White"

WT3 MRO Built - Subway Tile "Red" Restroom Accent Wall

Restroom Doors

Paint To Match "Adobe"

Match Existing 

Kitchen, Menuboard Bulkhead

(Base Tile Is 'F2' 12"x12" Tile Cut In Half)

Stainless Steel Toilet Partitions Replace Existing Typical
If Used

WT1 B1P4

WB1

WT1

P4

B1

WT1

P4

B1

WV2

TOILET PARTITIONS (IF USED)

METAL TRIMS

MT1

MT2

3/4" X 3/4" Brushed Stainless Steel Corner Trim Horizontal At Bottom Of Menu-
Board Bulkhead (Straight Only)

1 1/2" X 1 1/2" Brushed Stainless Steel Corner Trim Vertical At Locations Indicated
Refer: Interior Elevations

Custom 48"x69" (Verify)W/New Wood Trim Frame

WV4

W
T2

B1

WB1

WT1

P4

WV2

WT2

WT2

WT2

W
T2

See Interior
Finish Notes

W
B1

W
B1 See Interior

Finish Notes

WV1

WV1
WB1

WV3

S.S. End
Guard

WV2

WV2

WT3 WT2 WT3WT2

The Following Specifications Are Typical For Each Intended Use, The Contractor Shall
Verify Each Door For Use And Hardware Requirement.  Provide Submittal To
Construction Manager For Approval Prior To Purchasing Of Materials:

Typical Storefront Glass Door To Exterior (Lockable):
(1) Pull Handle               108 US32D Rockwood
(1) Door Stop               441 Rockwood
(1) Rim Panic Exit  #99EO Series Von Duprin
(1) Surface Closer 8616 AF89P - DP89 Dorma Door Controls

Typical Storefront Glass Door Interior (Non-Lockable):
(1) Push Bar 48 - US32D               Rockwood
(1) Door Stop               441 Rockwood
(1) Pull Handle 108 - US32D                Rockwood
(1) Surface Closer 8616 AF89P - DP89 Dorma Door Controls

Typical Single Occupant Restroom Door (Privacy Lockset):
(3) Hinge BB1279 4 12" x 4 12" - US26D Hager
(1) Door Pull Sanitgrasp w/4" x 16" Plate Sanitgrasp
(1) Push Plate                       71C 4" x 16" S.S. Push Plate Rockwood
(1) Privacy Lock B571 W/Occupancy Indicator Schlage
(1) Surface Closer 8616 AF86P - 689 Dorma Door Controls
(1) Kickplate K1050 10"x34" - US32D Rockwood
(1) Door Stop 409 - US32D Rockwood
(1) Door Silencer GJ64 Gleynn Johnson
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PAINT COLOR #1
Sherwin Williams To Match Dryvit #462 "Almond". Satin
Finish, Prepare And Prime As Required.

PAINT COLOR #2
Sherwin Williams #2808 "Rookwood Dark Brown".  Satin
Finish. Prepare & Prime As Required.

PAINT COLOR #3
Sherwin Williams #6869 "Stop". Satin Finish.  Prepare &
Prime As Required.

PAINT COLOR #4
Sherwin Williams #7024 "Functional Gray".  Satin Finish.
Prepare & Prime As Required.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)  W/SIM. BRICK PATTERN
COLOR #1 - FRONT TOWER
Simulated Brick Stencil Pattern W/Dryvit 23Pt. 1/2" 'Brooklyn Brick' Template,
Field Color: Dryvit #462 "Almond". Grout Color: #ARBY111009, NCB.  Metal
Coping: Color #3.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)  COLOR #1
Dryvit - Color: #462 "Almond" Sandblast Texture. Coping Color #1.

EXTERIOR INSULATION AND FINISH SYSTEM (E.I.F.S.)  COLOR #2
Dryvit - Color: To Match Sherwin Williams #2808 "Rookwood Dark Brown".
Sandblast Texture.  Coping Color #2.

PAINT COLOR #1
Sherwin Williams To Match E.I.F.S. Color #1 Dryvit #462 "Almond". Satin
Finish, Prepare And Prime As Required.

PAINT COLOR #2
Sherwin Williams #2808 "Rookwood Dark   Brown".  Satin Finish. Prepare &
Prime As Required.

PAINT COLOR #3
Sherwin Williams #6869 "Stop". Satin Finish.  Prepare & Prime As Required.

PAINT COLOR #4
Sherwin Williams #7024 "Functional Gray".  Stain Finish.  Prepare & Prime As
Required.

PREFABRICATED 2'-0" HIGH COLOR BAND
Color: Prefinished Metal, Red.  Provided By Signage Manufacturer.

PAINT COLOR #4
Sherwin Williams #7024
"Functional Gray"

PAINT COLOR #1
Sherwin Williams To
Match Dryvit #462
"Almond"

PAINT COLOR #2
Sherwin Williams #2808
"Rookwood Dark Brown"

DRYVIT SIMULATED BRICK
"Brooklyn Brick" Template

PREFAB. SIGNAGE BAND
Prefinished Metal
"Red"

EXISTING BRICK

Existing E.I.F.S. 'Dark Brown'

New E.I.F.S. 'Brick' Stencil 'Almond' New Mech. Screen 'Almond'

New Metal Signage

Band 'Red'

Existing Brick

'Brown'

Existing E.I.F.S.

'Dark Brown'

New Prefab

Metal Canopy

'Red'

Existing E.I.F.S.

'Dark Brown'

New Prefab

Metal Canopy

'Red'

Existing Brick

'Brown'

Existing E.I.F.S.

'Almond'

Existing E.I.F.S.

'Almond'

New Mech. Screen 'Almond'

Existing Sloped Roofing

'Dark Brown'

New Painted Band

'Red'

Existing Brick

'Brown'

Existing E.I.F.S.

'Almond'

Existing Brick

'Brown'

Existing E.I.F.S.

'Dark Brown'

New E.I.F.S.

'Brick' Stencil

'Almond'

Existing E.I.F.S.

'Dark Brown'

Existing E.I.F.S.

'Almond'

Existing Sloped

Metal Roofing 'Red'

Existing Sloped Roofing

'Dark Brown' New Mech. Screen 'Almond'

Existing E.I.F.S.

'Almond'

Existing E.I.F.S.

'Almond'

Existing Brick

'Brown'

New Painted Band

'Red'

Existing Brick

'Brown'

Existing E.I.F.S.

'Almond'

Existing Brick

'Brown'

Existing E.I.F.S.

'Dark Brown'

New E.I.F.S.

'Brick' Stencil

'Almond'

Existing E.I.F.S.

'Dark Brown'

Existing E.I.F.S.

'Almond'

Existing Sloped

Metal Roofing 'Red'

New Mech. Screen 'Almond'

Existing E.I.F.S.

'Almond'

Existing Brick

'Brown'

Existing E.I.F.S.

'Almond'
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NEW BUSINESS AGENDA ITEM: 3 

PROJECT NUMBER / TITLE: Case #22-09 – Mission Mart Final Plat 

REQUEST: Approval of the Final Plat of Mission Mart Third Plat 

LOCATION: 5399 Martway Street 
 Mission, KS 66205 
Property ID: KP32400000 0006 

APPLICANT: Compton Holdings II, L.C. 
 PO Box 1797 
 Lawrence, KS 66044 

STAFF CONTACT: Karie Kneller, City Planner 
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Property Information: 

The subject property is the site of a multi-family development located at 5399 Martway Street between Nall 
Avenue and Roeland Drive on the former site of the Mission Bowl facility. This case is the Final Third Plat for 
Mission Mart, Lots 7 and 8. The total plat area is 165,644.6 square-feet (3.8 acres). Lot 7 is 27,497.19 square-
feet (.63 acres), and Lot 8 is 138,147.41 square-feet (3.17 acres). 

Adjacent properties to the west and east are currently undeveloped, with overflow parking access for 
commercial properties zoned “MS-2” Main Street District 2 lying on the north side of Martway Street. “R1” 
Single-family Residential properties lie adjacent to the subject property to the south. 

The property lies in a floodway with Federal Emergency Management Agency (FEMA) flood designation “AE”, 
one-percent annual flood risk, which must remain free of encroachment and development, along three sides of 
its borders - west, south, and east. An additional area along the property at its northwest corner with flood 
designation “X” lies in the one-percent flood risk zone, but it is protected by a levee system.  

Project Background: 

The Second Plat was approved by the Planning Commission in November 2020 and the City Council approved 
the Second Plat in December 2020. This case is the Final Plat for the Mission Mart development, which 
establishes additional easements following approval of the Second Final Plat for Mission Mart, and realigns or 
vacates easements according to necessary access for maintenance and repair of public utilities. 
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A water main runs east and west on the northwest corner of the property along Martway Street and stormwater 
conveyance at the northwest and northeast corners exists at the northern property line. An additional 5-foot 
utility and stormwater easement along with a 8.5-foot pedestrian and bicycle easement for the extension of the 
Rock Creek Trail, combined with a 15-foot gas utility easement create a total 23.5-foot right-of-way easement 
along the north property line. Sewer mains on the westernmost and easternmost quadrants of the property also 
have 10-foot easements, and the easternmost sanitary sewer easements are partially vacated in this Third 
Final Plat to realign with existing infrastructure. Underground and overhead electrical utilities also serve the site 
with a 10-foot easement, and a wireless cell tower on-site with an approximate area of 3,570 square-feet is 
designated as Lot 1.  

The adjacent property to the west, Lot 7, is currently used for overflow parking by the commercial properties on 
the north side of Martway Street. To maintain access via the driveway on Lot 8, the property owner requested 
an additional 20-foot easement roughly centered over the property line between Lot 7 and Lot 8. An additional 
sanitary sewer easement is vacated with this proposed plat as the utility access is no longer necessary.  

Code Review – Consideration of Preliminary Plats: 

Mission municipal code at §440.220 states that Preliminary Plats shall be approved by the Planning 
Commission if it determines that: 

1. The proposed preliminary plat conforms to the requirements of this Title, the applicable zoning district
regulations and any other applicable provisions of this Code, subject only to acceptable rule exceptions.
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It is Staff’s determination that the proposed plat is in conformance.  

2. The subdivision or platting represents an overall development pattern that is consistent with the Master
Plan and the Official Street Map.

It is Staff’s determination that the plat represents a development pattern already approved by the Planning 
Commission and City Council for the planned mixed-use development. 

3. The plat contains a sound, well-conceived parcel and land subdivision layout which is consistent with
good land planning and site engineering design principles.

It is Staff’s determination that the plat supports good land planning and allows for future redevelopment and 
access to adjacent properties in compliance with adopted standards. 

4. The spacing and design of proposed curb cuts and intersection locations is consistent with good traffic
engineering design and public safety considerations.

It is Staff’s determination that the plat does not propose any changes to curb cuts or intersections. 

5. All submission requirements have been satisfied.

All the requirements of 440.220-Submission of Preliminary Plats have been satisfied. 

Code Review – Consideration of Final Plats: 

Mission municipal code at §440.260 states that Final Plats shall be approved by the Planning Commission if it 
determines that: 

1. The final plat substantially conforms to the approved preliminary plat and rule exceptions granted thereto.

The final plat matches the preliminary plat and the approved Final Development Plan for the subject property. 

2. The plat conforms to all applicable requirements of this Code, subject only to approved rule exceptions.

Code requirements are described below.  The proposed plat is in conformance. 

3. All submission requirements have been satisfied.

All of the requirements of 440.250-Submission of Final Plats have been satisfied.  

4. Approval of a final plat shall require the affirmative vote of a majority of the membership of the Planning
Commission.

Analysis: 

The rights-of-way and easements included with this Third Final Plat of Mission Mart are sufficient to grant 
pedestrian, bicycle, and automobile access on site and to grant access to designated utility agencies for 
repairs and maintenance.   

Generally, §455.100 of the Mission Municipal Code states that a typical subdivision at the time of an original 
plat shall exercise good design and layout, that good planning principles are followed, efficient use of land, and 
natural assets such as trees and topography be retained wherever practical. 
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The above dimensions and designations are in accordance with the ordinances set forth in the Mission 
Municipal Code and requirements set forth by City Staff. 

Staff Recommendation: 
Staff recommends that the Planning Commission approve Case #22-09 the Mission Mart Final Plat of the 
Third Plat. 

Planning Commission Action: 
This Final Plat, stamped by a licensed professional surveyor, will be considered by the Planning 
Commission at the April 25, 2022 meeting. 

City Council Action: 
Not Applicable.  
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MEMORANDUM 

 
To:  Chairman Lee and Members of the Planning Commission  
 
From:   Brian Scott, Deputy City Administrator  
 
Date:  April 21, 2022 
 
Regarding: Council Decision on Mohawk Park  
 
 
 
At last night’s City Council meeting (4/20/22), the City Council consider the proposed 
improvements to Mohawk Park and the Planning Commission’s recommendation for approval 
with the condition that: 

1. The parking lot be improved but remain where it currently is on the west side of the park, 
and  

2. That crosswalks be added at 67th Street and Lamar. 
 
After deliberation, the City Council voted unanimously to approve the Mohawk Park 
improvements.  However, it overruled the first condition that the parking lot remain where it is 
currently located on the west side of the park. 
 
Section 440.175(3) - Consideration of Preliminary Development Plans – of the Mission 
Municipal Code states:   
 

After the Planning Commission submits a recommendation of approval or disapproval 
and the reasons therefore, the City Council may: 

a) Approve and adopt such recommendation; 
b) Override the Planning Commission recommendation by two-thirds (2/3) majority 

vote of the City Council; or 
c) Return such recommendations to the Planning Commission with a statement 

specifying the basis for the City Council's failure to approve or disapprove. 
 
In this case the Council opted to override the Planning Commission’s recommendation.  The 
primary reason for this was that the applicant (in this case, City staff) did not present the 
Planning Commission with an overall review of the proposed improvements to Mohawk Park 
and a thorough explanation as to why the improvements (the shelter and the new parking lot) 
were being located as proposed. 
 



 

The City Administrator, Laura Smith, has been invited to attend the Planning Commission to 
provide a better explanation of the Council’s decision and some background on the master 
planning process for the City’s parks that was missing from the original presentation at the 
Planning Commission meeting on March 28th. 
   
Staff did solicit input from the City’s on-call traffic engineer, David Mennenga at GBA, after the 
Planning Commission’s consideration on this manner – see attached report.  I wanted to provide 
this to you as well.   
 
 
 
 
 
 
 
 
  



 

 

9801 Renner Boulevard 
Lenexa, KS 66219 
 

 
DESIGN MEMORANDUM 
 
 
To:  Laura Smith, City Administrator 

From:  David J. Mennenga, P.E., PTOE 

Date:  April 6, 2022 

Subject:  Mohawk Park Concept Plan – Traffic Access & Circulation Impacts 

 

As requested, we are providing this design memorandum to briefly describe some of the traffic access 

and circulation impacts that might be expected in conjunction with the proposed conceptual plans for 

Mohawk Park, which is located at the northeast corner of the intersection of Lamar Avenue with 67th 

Street.  It should be noted that 67th Street serves as the southern city limit of Mission separating it from 

neighboring Overland Park.  The primary purpose of this memo is to compare and contrast the existing 

park access and pedestrian interactions with those that would be provided if the surface parking lots are 

relocated to the southeast and access is instead provided as the northern leg at the intersection of 

67th Street with Beverly Street. 

 

Existing Conditions:  The following summary table provides a brief comparison between the various 

characteristics on the roadways adjacent to Mohawk Park, namely Lamar Avenue along the western 

edge of the park that provides its existing access and 67th Street along the southern edge of the park 

which would provide the relocated access that is planned. 
 

 Lamar Avenue 67th Street 
Roadway Classification Minor Arterial (No Trucks) Residential Collector 

Roadway Width 2 Lanes (natural section) 

Marked “sharrow” bike lanes 

Widens to 3 Lanes by Park 

2 Lanes (natural section) 

Speed Limit 30 mph 25 mph 

Traffic Control at Intersection STOP sign-controlled STOP sign-controlled 

Lanes Provided at Intersection Exclusive Left Turn Lanes 

Shared Through/Right Turn Lane 

Single shared lane 

for all traffic movements 

Traffic Volumes 

(From OPKS Traffic Maps) 

7,700 vehicles per day 

(Count taken south of 

Shawnee Mission Parkway) 

3,200 vehicles per day 

(Count taken west of 

Nall Avenue) 
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As shown in this table, Lamar Avenue generally serves a more critical role within the existing street 

network that serves the City of Mission and the areas surrounding Mohawk Park.  Lamar Avenue carries 

a higher volume of traffic and also provides a widened 3-lane roadway cross-section along the western 

edge of the park.  This widened roadway width allows for exclusive north-south left-turn lanes to be 

provided on Lamar Avenue at the existing four-way STOP sign-controlled intersection with 67th Street. 

 

The existing access drive into the park’s surface parking lot is located just to the south of the intersection 

with 66th Terrace (i.e., a residential street).  Only one residential private driveway is located along the 

west side of Lamar Avenue, which minimizes the chance of any detrimental interactions and/or impacts 

due to park-related traffic.  Sidewalks are currently provided along only the western side of Lamar 

Avenue, meaning that no vehicle-pedestrian interactions occur across the access driveway into the park’s 

existing surface parking lot.  Within the park itself, the Mohawk Park walking trail is bounded by a chain 

link fence along the east side of Lamar Avenue, the north side of 67th Street, and the west side of Horton 

Street.  Therefore, there are currently no pedestrian interactions with vehicles in the park except within 

the area near the playground and loop driveway from Horton Street. 

 

Along 67th Street adjacent to Mohawk Park, there are currently six residences located along the south 

side of the roadway between the Lamar Avenue and Beverly Street intersections.  Five of these 

residences have private driveways that provide access onto 67th Street, while the easternmost home has 

its drive access onto Beverly Street.  Similarly, three private residences are located along the south side 

of 67th Street between the Beverly Street and Horton Street intersections, but the westernmost home also 

has its drive access onto Beverly Street.  Overhead electrical power lines and an underground gas utility 

are additional facilities to be considered if the access to the park’s surface parking lot is relocated to align 

at the intersection of 67th Street with Beverly Street. 

 

Conceptual Park Plans:  In conjunction with the conceptual improvements to Mohawk Park, we 

understand that there are plans to remove the existing perimeter chain link fence along Lamar Avenue, 

67th Street, and Horton Street.  This fence removal will require park users to generally be more vigilant, 

as some of the vehicular buffer that is currently in place will no longer be provided to pedestrians on the 

existing walking trail.  If the access to the park’s surface parking lot is also relocated to align with the 

intersection of 67th Street with Beverly Street, then a vehicular crossing of the existing Mohawk Park trail 

would be required.  However, it should be noted that a similar vehicular crossing might also be needed if 

the existing walking trail was ever expanded into the northwestern portions of Mohawk Park and extended 

across the access driveway along Lamar Avenue to/from the existing surface parking lot.  In either case, 
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we believe that these potential pedestrian-vehicle conflicts can be safely managed using appropriate 

regulatory signage, pavement markings, and detectable warnings to provide clear guidance and 

right-of-way delineation to both pedestrians and drivers at these crossing locations.  In our opinion, the 

magnitude of the vehicle-pedestrian conflicts at either future location would be similar since they will 

generally be related to the typical planned activities associated with the park amenity improvements. 

 

We also believe that there are additional opportunities under both the existing and/or proposed conditions 

to improve the general pedestrian walkability in the area.  For any relocated park entrance aligning with 

the 67th Street / Beverly Street intersection, the conceptual plans should be modified to include a sidewalk 

connection and curb ramp to provide a pedestrian crossing of 67th Street.  As most of the park-related 

traffic at this relocated access driveway would be expected to use 67th Street to/from the west, we would 

recommend placing the 67th Street pedestrian crossing on the east side of the intersection to minimize 

conflicts with both the eastbound left-turn and southbound right-turn vehicle maneuvers.  Similarly, a 

marked crosswalk should be provided across the south leg of Beverly Street to connect the existing 

sidewalk segments along the south side of 67th Street.  Given the sidewalk connections already depicted 

on the proposed conceptual plans for Mohawk Park, it may also be advisable to provide an additional 

pedestrian crossing of 67th Street just west of the Horton Street intersection (which would require an 

additional curb ramp on the south side of the street). 

 

In addition, with the existing four-way STOP sign-controlled conditions currently provided at the 

intersection of Lamar Avenue with 67th Street, marked crosswalks could also be provided.  With the 

existing sidewalk connections already provided and with Mohawk Park as a pedestrian destination within 

the northeast corner of the intersection, it may be advisable to “box in” the intersection with four marked 

crosswalks to accommodate all desirable pedestrian movements.  Additional curb ramp and detectable 

warning improvements may also be warranted at this intersection in conjunction with adding these 

marked crosswalks, which could require coordination with the Overland Park public works department. 

 

cc:  BAB, file 
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