COMMUNITY DEVELOPMENT COMMITTEE
WEDNESDAY, JUNE 1, 2022 at 6:30 p.m.

POWELL COMMUNITY CENTER
6200 MARTWAY ST
Meeting In Person and Virtually via Zoom
This meeting will be held in person at the time and date shown above. In consideration of the COVID-19
social distancing recommendations, this meeting will also be available virtually via Zoom
(https://zoom.us/join). 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.

PUBLIC COMMENTS
PUBLIC PRESENTATIONS / INFORMATIONAL ONLY
1. Rezoning of Four Parcels of Property at the Southwest Corner of 58th Street and
Nall Avenue from “MS-2” and “PNP” to “DND” - Brian Scott (page 3)
Preliminary Development Plan for a Three-Story, 77-Unit Multi-Family Residential
Development at the Southwest Corner of 58 Street and Nall Avenue – Brian
Scott
The Planning Commission meet on May 23, 2022 to consider an application from Mr.
John Moffit to rezone four parcels of property at the southwest corner of 58th Street and
Nall Avenue from “MS-2” (Main Street 2) and “PBD” (Planned Business Park) zoning
district to “DND” (Downtown Neighborhood District), and an application from Mr. Moffit
for a Preliminary Development (PDP) for a three-story, 77 unit multi-family residential
development on said parcels. The Planning Commission voted 7-0 to recommend
approval of the rezoning to the City Council and 6-1 to recommend approval to the City
Council of the PDP. These two items will be considered by the City Council at the June
15 City Council meeting. This is an informational item only for the committee meeting,
and no action is required.

ACTION ITEMS
2. Acceptance of the May 4, 2022 Community Development Committee Minutes –
Emily Randel (page 150)
Draft minutes of the May 4, 2022 Community Development Committee meeting are
included for review and acceptance.

3. Contract Award – Mohawk Park Improvements – Penn Almoney (page 166)
The Mohawk Park Phase I Improvements Project includes installation of restrooms,
pavilion, new lighting, concrete pours, tie-in to existing utilities and parking lot demolition
and relocation. Three bids were received on May 26, 2022, with Sands Construction
submitting the lowest and most responsive bid. Staff recommends approval of a contract
with Sands Construction in an amount not to exceed $1,331,290. Construction is
anticipated to begin in August 2022 and be completed in February 2023. The project is
funded from the 2022 Park System Improvements budget (Parks + Recreation sales tax)
identified in the Parks and Recreation Capital Improvement Plan. Land and Water
Conservation Grant funds in the amount of $394,560.00 are available for the project.

DISCUSSION ITEMS
4. Mohawk Park LWCF Grant Application – Penn Almoney (page 167)
The conceptual design of Mohawk Park with Confluence and SFS Architects began in
January 2020 with feedback from various citizen stakeholder groups. Staff applied for
and was awarded a Land and Water Conservation Fund (LWCF) grant in the amount of
$394,560 in 2021. Phase I of the Mohawk Park Improvements is moving forward, but
additional resources will be required to complete the remaining phases of the park
improvements identified through the conceptual planning process. Staff will discuss the
considerations in applying for a second round of grant funding from LWCF in September
2022.

OTHER
5. Department Updates - Laura Smith

Ben Chociej, Chairperson
Lea Loudon, Vice-Chairperson
Mission City Hall, 6090 Woodson St
913.676.8350
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RE: Rezoning of Four Parcels of Property at the Southwest Corner of 58th Street and
Nall Avenue from “MS-2” and “PNP” to “DND” and Consideration of the Preliminary
Development Plan for a Three-Story, 77-Unit Multi-Family Residential Development at
the same location.
DETAILS: The Planning Commission met on Monday, May 23, 2022 and held two
public hearings. Both were related to an application submitted by Mr. John Moffit for a
three-story, 77-unit multi-family residential development at the southwest corner of 58th
Street and Nall Avenue.
Rezoning
The first public hearing pertained to the rezoning of four parcels of property. The first
parcel (5555 W. 58th Street) is approximately ¾ of an acre in size and bounded by 58th
Street on the north, Maple Street on the west, and Nall Avenue on the east. This parcel
is the former Sunflower Medical Group Office. The parcel is currently zoned “MS-2” or
Main Street 2 District. The other three parcels are to the south along Nall Avenue and
are addressed as 5808, 5818, and 5822 Nall Avenue. These parcels include two
residential structures that have been used by ScriptPro as offices for a number of years,
along with associated parking. All three parcels are zoned “PBP” or Planned Business
Park District. The application considered by the Planning Commission was to rezone all
four parcels to “DND” Downtown Neighborhood District.
The ”MS-2” zoning district is intended for commercial office and retail uses. Residential
uses are also permitted in conjunction with one of the other uses. The “PBP” zoning
district is primarily intended for office and light industrial uses. Most of the properties
that comprise the ScriptPro campus, including the three along Nall, are zoned “PBP.”
The applicant is proposing to rezone all the properties to “DND.” The “DND” zoning
permits only residential uses such as single-family homes, townhomes, and multi-family
residential development. The “DND” is intended to serve as a transition zoning district
between the more active, retail and commercial zoning of the “MS-1” and “MS-2” zoning
districts, and the more passive, less dense zoning of “R-1” Single-Family Residential
District.

Related Statute/City Ordinance:

Chapter 400 of Mission Municipal Code (Land Use)

Line Item Code/Description:

NA

Available Budget:

NA
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The Planning Commission voted 7-0 to recommend approval to the City Council of
Case# 22-12 – Rezoning of four parcels of property at the southwest corner of 58th
Street and Nall Avenue from “MS-2” and “PBP” to “DND.”
Preliminary Development Plan
The second public hearing pertained to Case# 22-13 – Preliminary Development Plan
for a Three-Story, 77-unit Multi-Family Development at the Southwest Corner of 58th
Street and Nall Avenue.
Mr. John Moffit has submitted an application for a preliminary development plan for the
construction of two (2), three-story apartment buildings at the southwest corner of 58th
Street and Nall Avenue. The site includes the former Sunflower Medical Group office
building at 5555 W. 58th Street as well as three additional parcels to the south along
Nall. All four parcels are currently owned by Script Pro. The entire site is 1.54 acres.
The proposed development will consist of 10 studio apartments, 53 one-bedroom
apartments, and 14 two-bedroom units for a total of 77 units. There will be 25 enclosed
garages that are tucked under the back of the buildings with an additional 58 off-street,
surface parking spaces and 8 on-street parking spaces for a total of 91 parking spaces.
The “DND” or Downtown Neighborhood District permits multi-family structures up to
three stories in height, or a total height of 45 feet. The proposed development plans
submitted to the City show a three story building with a pitched roof. The initial structure
presented to the Planning Commission was 53 feet in height. While this was approved
by the Planning Commission, staff subsequently asked the applicant to consider
reducing the roofline to keep the building within the 45-foot limitation. The architect was
able to accomplish this, and the plans that will be presented to the City Council at the
June 15 Council meeting will reflect this. The reduced roof line will help in addressing
some of concerns regarding the massing of the building that were expressed by both
the public and Planning Commissioners during the meeting.
The “DND” zoning district also stipulates a minimum lot area per unit of 872 square feet

Related Statute/City Ordinance:

Chapter 400 of Mission Municipal Code (Land Use)

Line Item Code/Description:

NA

Available Budget:

NA
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per unit, or 50 units per acre. The entire site is 1.54 acres, which would permit a total of
77 units. The proposed development complies with all aspects of the “DND” Downtown
Neighborhood District.
There were approximately 20 residents in attendance at the public hearings on May 23,
2022, with approximately ten providing testimony to the Planning Commission. Several
residents expressed concern about additional traffic and parking on Nall, 58th and
Maple, particularly because of the number of children in the immediate area. Others
were concerned about the size of the development stating that it was “too tall” or the
density (number of units) was too much. A few had questions about incentives and the
market for multi-family housing.
At the conclusion of the public hearing, the Planning Commission discussed the
application and then voted 6-1 to recommend approval to the City Council of Case # 2213 - Preliminary Development Plan for a Three-Story, 77-unit Multi-Family Development
at the Southwest Corner of 58th Street and Nall Avenue, with a condition that further
study be given to measures to slow or control traffic at the intersection of 58th and Nall.
Both cases will be considered by the City Council as one item at the June 15th City
Council meeting. The ordinance included in the packet addresses both approval of the
rezoning and approval of the PDP. The staff reports and other attachments presented
during the Planning Commission meeting are included in the packet for your review and
information.
CFAA CONSIDERATIONS/IMPACTS: The Community for All Ages initiative is an
effort to consider the needs of residents of all ages when evaluating projects. There is
demographic evidence that points to an emerging trend of shifting needs and desires for
housing options in communities with high walkability across multiple generations.
Projects of this type can aid in providing attainable housing to meet the needs of a
variety of current and future Mission residents.

Related Statute/City Ordinance:

Chapter 400 of Mission Municipal Code (Land Use)

Line Item Code/Description:

NA

Available Budget:

NA

CITY OF MISSION, KANSAS
ORDINANCE NO. _______
AN ORDINANCE APPROVING A REZONING OF CERTAIN PROPERTIES AT THE
SOUTHWEST CORNER OF 58th STREET AND NALL AVENUE FROM “MS-2”
MAINSTREET 2 ZONING DISTRICT AND “PBP” PLANNED BUSINESS PARK
ZONING DISTRICT TO “DND” DOWNTOWN NEIGHBORHOOD DISTRICT, AND
APPROVING A PRELIMINARY DEVELOPMENT PLAN WITH CONDITIONS AND
STIPULATIONS FOR THE CONSTRUCTION OF MULTI-FAMILY RESIDENTIAL
DEVELOPMENT PROJECT ON SAID PROPERTIES AT THE SOUTHWEST CORNER
OF 58th STREET AND NALL AVENUE, CITY OF MISSION, JOHNSON COUNTY,
KANSAS – JOHN MOFFIT, Jr., APPLICANT (PLANNING COMMISSION CASE #2212 AND #22-13)
WHEREAS, The property at 5555 W. 58th Street in the City of Mission is
currently zoned “MS-2” Main Street 2; and
WHEREAS, The properties at 5808, 5818, 5822 Nall Avenue in the City of
Mission are currently zoned “PBP” Planned Business Park; and
WHEREAS, An application was submitted to the Community Development
Department of the City of Mission by Mr. John Moffit, Jr. for the rezoning of these
properties to “DND” Downtown Neighborhood District; and
WHEREAS, Said application (Case #22-12) was presented to the Mission
Planning Commission on May 23, 2022, at which time a public hearing was held by the
Commission so that all interested parties may present their comments concerning the
application; and
WHEREAS, An application was also submitted to the Community Development
Department of the City of Mission by Mr. John Moffit, Jr. for a Preliminary Development
Plan for the construction of a three-story, 77-unit multi-family residential development on
said properties; and
WHEREAS, Said Application (Case #22-13) was also presented to the Mission
Planning Commission on May 23, 2022, at which time a public hearing was held by the
Commission so that all interested parties may present their comments concerning the
application; and
WHEREAS, Notice of both public hearings was published in The Legal Record
on May 3, 2022, and sent by certified mail to property owners and occupants within 200
feet of the subject properties; and
WHEREAS, At the conclusion of the public hearing for Case #22-12, the
Planning Commission took the application under consideration and voted 7-0 to

recommend approval of the application for rezoning of said properties to the Mission
City Council; and
WHEREAS, At the conclusion of the public hearing for Case #22-13, the
Planning Commission took the application under consideration and voted 6-1 to
recommend approval of the application for Preliminary Development Plan to the Mission
City Council.
NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF MISSION, KANSAS:
Section 1. Zoning of Property – Pursuant to Chapters 405, 410 and 440 of
the Mission Municipal Code, the properties herein described as:
All of Lots 16, 17, 18, and 46, Mission Hills Acres, a subdivision in the City of
Mission, Johnson County, Kansas according to the plat filed August 7, 1926, in
Book 7, Page 20.
shall be zoned as “DND” Downtown Neighborhood District and all provisions of said
zoning district shall apply.
Section 2. Approval of Preliminary Development Plan – Pursuant to
Section 440.175 of the Mission Municipal Code, permission is hereby granted to use the
property as herein described in Section 1 of this Ordinance in the manner set forth in
the Preliminary Development Plan, Planning Commission Case # 22-13, on file with the
Community Development Department of the City of Mission, and in accordance with
Chapter 410, Article VII, Section 410.220 et seq. of the Mission Municipal Code, subject
to the stipulations set forth in Section 3 of this Ordinance and subject to all other laws
and regulations:
Section 3. Conditions and Stipulations of the Preliminary Development Plan
The Preliminary Development Plan referenced in Section 2 of this Ordinance is hereby
approved and adopted subject to the following stipulations:
1. A final development plan will be submitted to the Community Development
Department of the City of Mission and approved by the Planning Commission
prior to the issuance of any building permits.
2. A Preliminary and Final Plat will be submitted to the Community Development of
the City of Mission and approved by the Planning Commission and City Council
and recorded with the Johnson County Register of Deeds prior to the issuance of
any building permits.
3. The applicant shall submit a Final Site Plan and construction documents to the
Community Development Department of the City of Mission for review and
approval prior to the issuance of any building permits.
Ord No.
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4. An application for a demolition permit shall be submitted to the Community
Development Department of the City of Mission and approved by the City prior to
the demolition of any existing buildings.
5. An application for a Land Disturbance Permit shall be submitted to the
Community Development Department of the City of Mission, and approved by the
City before any clearing, grading, digging or blasting occurs on the site.
6. The applicant shall obtain all approvals from the Consolidated Fire District No. 2
prior to building permit issuance.
7. The applicant shall obtain all approvals from Johnson County Wastewater and
Johnson County Water District #1 prior to building permit issuance.
8. The applicant shall be responsible for all damage to existing City infrastructure,
including roads, curbs, sidewalks, and stormwater. Repairs shall be of a like
quality or better than existing conditions and completed before a final Certificate
of Occupancy is issued.
9. The applicant shall provide a two (2) year warranty bond on all public
infrastructure installed as part of this Preliminary Development Plan; bond(s) will
be placed on file with the Community Development Department of the City of
Mission.
10. The approval of this Preliminary Development Plan shall lapse in five (5) years
from its effective date if construction on the project has not begun, or if such
construction is not being diligently pursued; provided, however, that the applicant
may request a hearing before the City Council to request an extension of this
time period. The City Council may grant an extension for a maximum of 12
months for good cause.
11. An evaluation shall be conducted of traffic conditions at the corner of 58th and
Nall once the project is completed and recommendations, if any, implemented.
(Added by the Planning Commission).
Section 4. Effective Date – This ordinance shall take effect and be in force from
and after its publication as required by law.
Passed by the City Council this 15 day of June 202.
Approved by the Mayor this 15 day of June 2022.
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______________________________________

Solana Flora, Mayor

ATTEST:

_________________________________
Emily J. Randel, Interim City Clerk

APPROVED AS TO FORM:

_________________________________
David Martin, City Attorney
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NEW BUSINESS AGENDA ITEM:

1

PROJECT NUMBER / TITLE:
Public Hearing – Rezoning of Certain Properties Located at the
Southwest Corner of 58th Street and Nall Ave. - Case #22-12
REQUEST:

Approval of a Rezoning from PBP/MS2 to DND

LOCATION:

5555 West 58th Street, Parcel ID: KP27500000 0046
Abbreviated Legal Description: MISSIONHILL ACRES ALL LT 16 & 46 MIC-0181
5808 Nall Avenue, Parcel ID: KP27500000 0017
Abbreviated Legal Description: MISSIONHILL ACRES LT 17 MIC-0141
5818 Nall Avenue, Parcel ID: KP27500000 0018B
Abbreviated Legal Description: MISSIONHILL ACRES N1/2 LT 18 MIC-0143
5822 Nall Avenue, Parcel ID: KP27500000 0018A
Abbreviated Legal Description: MISSIONHILL ACRES S1/2 LT 18 MIC-0142

APPLICANT:

Moffit Development Co., Inc.
5300 College Boulevard
Overland Park, KS 66211

STAFF CONTACT:

Karie Kneller, City Planner

PUBLIC HEARING:

May 23, 2022 – Planning Commission

LEGAL NOTICE PUBLICATION:

May 3, 2022 – The Legal Record

Project Proposal:
The applicant, Moffit Development Co., Inc. submitted a Preliminary Development Plan for a 77-unit multifamily development for property located generally at 58th and Nall. The Preliminary Development Plan will be
heard in Case #22-13. Staff requested that the applicant also apply for a rezoning to align the development
with the City’s zoning code for lot area, height, and setback to be considered under this case, #22-12.
The applicant identified the following criteria for choosing the location and housing type:
1. Accommodate “missing middle” housing – a typology identified as pre-WWII duplexes, row homes,
courtyard apartments that provide a transition from commercial uses to single-family homes
2. Support the downtown commercial corridor in Mission and promote economic development
3. Provide a solution to the demand for walkable neighborhoods that Mission residents have listed a
priority during public input meetings and surveys
4. Respond to the regional demand for quality, multi-family rental housing in proximity to regional
downtown areas and job opportunities
5. Diversify choices of housing types in the downtown Mission area
6. Prevent crime associated with vacancy and blight associated with long-term vacancy
Property Information and Current Conditions:
Direction

Zone

Land Use

West

MS2,
PBP

Garden Apartments, Vacant Undeveloped, Parking

East

MS2,
PBP

Single-Family Rental, Medical/Dental Office (vacant), Parking

North

R-1

Single-Family Residence

South

MS2,
PBP,
MS1

Parking, Vacant Undeveloped, Medical/Dental Office, Gas Station/Convenience Store, Car
Wash

Municipal Code:
Current Zoning of the Subject
Property
Compared
to
Proposed Zoning (see the
zoning table on the next page):
The parcel of the subject
property immediately adjacent
to the single-family residences
on the north side of 58th street
(5555 W. 58th Street) is
currently designated MS2. The
other three parcels along Nall
Avenue are zoned PBP. The
applicant is requesting a
rezoning to DND. The following
table is a summary of the
regulations for MS2 and PBP,
along with the zoning regulation
for DND
Under MS2 zoning, the intent is
to provide a mixed use of
commercial,
retail,
and
residential uses to compliment
the more active MS1 zoning along Johnson Drive, while respecting the surrounding residential areas. The
permitted height of a structure in MS2 zones is 3 stories or a maximum of 45 feet. The applicant did not feel that
the market supported retail or commercial in the location at this time t. PBP zoning is intended for a mix of office
and light industrial uses within an “office park” setting. Properties zoned PBP do not specify regulations for
residential uses, but PBP permits uses associated with the DND zoning designation.
The intent of DND zoning is to “encourage private and public investment, unique living environments, a variety
of housing styles that support the downtown business district, and to stabilize single-family neighborhoods.” DND
zoning permits a variety of residential uses including single family homes, townhomes, and multi-family housing,
and it serves as a transition, or buffer, from the more active MS1 zone to the south along Johnson Drive and the
more passive R-1 zone to the north. DND permits multi-family structures to a height of three stories to a maximum
45 foot height, and a lot area coverage of 50 units per acre. The DND zoning district is ideally suited for this
location and the proposed development project.

REGULATION

MS2

PBP

DND

INTENT

Provide development
consistent w/ existing
character of downtown;
residential and office
permitted on ground floor of
mixed-use; promotes multistory with top floor setbacks
(see Mission/Rock Creek
Redevelopment. Plan)
Any MS1/C-O; residential as
part of commercial or office
building or complex

Allow mix of office, light
industrial and limited
retail; may be located
adjacent to residential if
appropriate

Encourage private and public
investment; unique living environment
and a variety housing styles that
support Downtown business and
stabilizes Single-Family
neighborhoods.

Any C-O/DND

Single-family
(SF); Townhomes (TH)= (2-6 units on 1
acre+); Multi-family (MF)

HEIGHT

3 story/45’ max.

FRONT

N/A, except if adjacent to
R1/R2=25’
N/A, except if adjacent to
R1/R2=25’
N/A, except if adjacent to
R1/R2=25’
N/A
N/A
1245 sq ft per unit; 35 units
per acre

40’ max; except 30’ max
when w/i 100’ of SF
residential
N/A; except 25’ if adjacent
or w/i 60’ of R1/R2
N/A; except 25’ if adjacent
or w/i 60’ of R1/R2
N/A; except 25’ if adjacent
or w/i 60’ of R1/R2
N/A
N/A
N/A

TH=3 story/35’max
SF=2 story/30’max
MF=3 story/45’ max
SF/TH=10’min, 20’max
MF=no req.
MF=no req. except 6’min. if TH
adjacent to Residential zone
SF/TH/MF=25’

PERMITTED
USES
(RESIDENTIAL)
HEIGHT &
AREA:

SIDE
REAR
WIDTH
DEPTH
AREA

PARKING

DEVELOPMENT
&
PERFORMANCE
STANDARDS

2-3 bedroom units=2 spaces
per unit; no parking w/i 6’ of
street or lot line; on-street
parking allowed if adequate
ROW
Residential not more than
50% of ground level street
frontage w/i any commercial
or office bldg./complex

each establishment
provide sufficient off-street
for all employees,
customers
High quality visual image:
significant use of
glass…detail similar to
office development

TH/MF=no req.
TH/MF=no req.
TH=1742 sq ft per unit (25 units per
acre); MF=872 sq ft per unit (50 units
per acre)
TH=2 off-street for ea. unit (at least 1
covered); MF (see table below)

Financial and administrative ability to
maintain private and public facilities;
N/A: Standards relate to fencing
materials along front and side property
lines and detached accessory building
locations

Parking regulations per the municipal code at Section 410.300 for DND zoning designation are as follows:
Parking Regulations for Multi-family Dwellings
Efficiency Apartments (Studio)

One space per unit

One-bedroom Units

One space per unit

Two- or Three-bedroom Units

Two spaces per unit

Four-bedroom Units

Two and one-half spaces per unit

Mission Plan Review
Mission Comprehensive Plan (2007):
Section 5-5 of the Comprehensive Plan classifies future land use for the property and adjacent area to the west
as “mixed-use, medium density.” Mixed-use may be defined as individual structures that perform multiple
functions on one parcel (vertical mixed-use), or it may be defined as a land area that includes multiple singleuse structures with varying functions (horizontal mixed-use). Future land use to the north is designated at “lowdensity residential” and areas to the east and south are designated as “office” and “downtown district”
respectively. The goal, as stated in the Comprehensive Plan, is to promote a mixture of office, retail, and
residential uses along the Johnson Drive commercial corridor. The southernmost portion of the subject property
is within 120 feet of the BP gas station on Johnson Drive.

Section 2-15 of the Comprehensive Plan designates the Downtown District as encompassing an area from
Lamar Avenue on the west, 58th Street on the north, Nall Avenue on the east, and Martway on the south. The
Plan establishes a guiding framework which includes a mixed range of housing opportunities by establishing
zoning regulations that support a sustainable lifestyle community. Section 3-6 of the Comprehensive Plan
recommends a small reduction (-31,701 square feet) in retail/office uses in the Downtown District and a large
increase (519,017 square feet) in residential uses in the same area.

Section 4-13 of the Comprehensive Plan promotes revitalization and redevelopment in the Downtown District
via mixed-use and multi-modal transportation options as integral to economic development. The goal is to ensure
an adequate supply of affordable housing for the community. Section 4-14 of the Plan identifies the Downtown
District as an opportunity for mixed-use housing in areas other than the commercial corridors, and it recommends
identifying areas that may support redevelopment of “life-cycle housing.” This is housing that promotes healthy
and safe communities for low-moderate income seniors, persons with disabilities, families, and singles, that is
affordable and accessible. Likewise, the Plan recognizes the need for alternatives to the traditional suburban
housing style in proximity to existing commercial areas that soften the transition between single-family residential
areas and commercial areas.
Mission Comprehensive Plan Update (2022):
The Comprehensive Plan update is in its final draft and is slated for adoption in 2022. Elements of the update
include the following:

•

Promote development of multi-family housing options

•

Encourage residential revitalization as housing stock in Mission ages and market demands change

•

Reduce the negative impact on residential property values through transitional land use policies and
development standards

•

Add “missing middle” zones to address infill development and as a method to transition between
commercial land uses and single-family neighborhoods

•

Develop a strategy to protect and expand affordable housing in Mission

The updated Comprehensive Plan also recommends that future land uses in the area between Lamar Avenue
and Nall Avenue along 58th street are a mix that include townhomes, multi-family, and office. According to the
Plan, residential multi-family uses should have a density ratio of 50+ dwelling units per acre.
Climate Action Plan:
The City of Mission adopted the Climate Action KC Plan in 2021. This regional plan identifies recommendations
that government agencies can implement to achieve net zero carbon emissions by 2050. Land use goals
encourage mixed-use communities that are walkable and vibrant. The goals promote infill development,
recommend updated zoning codes to promote walkability, and suggest reducing on-site parking requirements.
The Climate Action KC Plan also encourages transit-oriented development, increased mass transit ridership,
and bike-ability.
Analysis
General Assessment:
Changing demographics, decreased office uses due to work-from-home cultural shifts, reduced retail land use
due to increased online shopping, and a changing residential market associated with demographic changes have
driven development toward multi-family housing in recent years. This is a trend we see regionally, as well as
nationally. The squeeze on affordable housing in Mission is well-documented, and providing more housing units
with a diversity of options will help provide supply for the high demand, thus driving down costs for renters over
time. Housing equity has long been a priority in the City of Mission and the desire residents have voiced for more
affordable housing is documented in our Comprehensive Plan.
The Comprehensive Plan also documents residents’ desire for multi-modal transportation options. This proposal
is within a quarter mile of the transit station on the City’s east side and serves infill redevelopment needs to
encourage transit-oriented developments now and in the future. The location of the development also helps in
this way to promote multi-modal transit to address climate change mitigation strategies in Mission, while also
promoting healthy living, and encouraging economic development in the downtown area. Multi-modal
transportation is a goal in both the Comprehensive Plan and the Climate Action KC Plan.
Increased population in the downtown area will act as a catalyst for increased commercial activity and prosperity
for businesses and residents alike. Developments like those permitted in the DND zone around the downtown
area near single-family residential homes will help prop up the investments of nearby homeowners and business
owners while acting as a buffer between the commercial corridor and quiet neighborhoods. The existing zoning
allows a more intense use of land under the PBP and MS2 designations, and rezoning to DND provides a more
reasonable south-to-north transition between commercial activity and neighborhoods. Multi-family development
would also provide population on the site at ground-level 24-hours a day that would provide a greater sense of
security than from an office building that is vacant in the evenings and on weekends.

Massing and Neighborhood Context:
In Mission, an existing housing typology mimics the development pattern that would occur with the rezoning of
the subject property to DND. There are two apartment buildings just to the west of the subject properties, one at
5811 Maple and one at 5601 West 58th Street. Three blocks to the west on 58th Street, Mission Gardens, a 2.53 story multi-family complex is on the south side of the street across from single-family homes to the north.
Mission Gardens is also zoned DND.

In various places throughout Johnson County, this transition also occurs. In Overland Park, a new 4.5 story
development at 79th and Conser Streets acts as a buffer between commercial activity to the east and singlestory homes on the west. This development is also across from single-family homes on 79th street. This
development typology is common across the metropolitan area as commercial development transitions to singlefamily residential.

Transportation and Circulation
George Butler Associates, Inc. (GBA) conducted a trip generation comparison traffic analysis for the subject
property. GBA compared the traffic generation of existing office use conditions in the MS2 and PBP zones with
the traffic generation of the proposed multifamily development that could occur under DND zoning regulations.
The study shows there will be only minor increases in the overall trip generation for the proposed development;
an additional seven total vehicle trips in the morning, and an additional six vehicle trips in the evening at peak
times. The office uses generally attracted inbound morning trips and outbound evening trips, and the proposed
residential development use would attract morning outbound trips and evening inbound trips. The anticipated
traffic pattern associated with the proposal would closely match that of the adjacent residential neighborhoods
to the north and east.
Staff initially suggested that the applicant could reduce the number of parking spots on site that are required by
the DND zoning designation, as the reduction of parking area would promote walkability and multi-modal
transportation priorities identified in the Climate Action KC Plan. However, the applicant was reluctant to diminish
the amount of allocated parking since many residents in the region are dependent upon vehicular transportation
and a comprehensive multi-modal system is not yet available to most residents. Until more connected multimodal transportation options are readily available to residents of Mission, reducing the number of parking spaces
for residential developments is not a feasible option for most projects. The applicant provided the amount of
parking required by municipal code for one- and two-bedroom units.
The proposed development helps fill a demand for additional housing in Mission by providing unique options and
more affordable units. The location of the development in the downtown neighborhood context fits the
Comprehensive Plan’s future land use goals and meets a precedent already set within Mission and surrounding
jurisdictions. Traffic and circulation would not be significantly impacted by development patterns associated with
the DND zoning regulations. Rezoning the property will be a better fit for the commercial businesses along
Johnson Drive, as well as for the adjacent residential neighborhoods.
Rezoning “Golden Rule” Analysis
In the case of Golden v. City of Overland Park (1978), the Kansas Supreme Court provided a set of 14 criteria
by which to consider a rezoning case. These criteria have become the legal standard for evaluating rezoning
matters and is cited in Section 440.140 of the Mission Municipal Code.
1. The character of the neighborhood.
Analysis: 58th Street is a divider between residentially zoned properties to the north and commercial/retail zoned
properties to the south. The properties to the north are zoned “R-1” Single-Family with the exception of a few
properties along Outlook Street that are zone “R-4” Garden Apartments. Properties south of 58th Steet are a mix
of “PBP” Planned Business Park District and “MS2” Main Street District 2. The properties zoned PBP are
primarily owned by ScriptPro and intended to be part of a campus environment for the company. The properties
zoned MS2 are intended for retail and commercial activity along Johnson Drive, which are one block to the south
and the MS1 District.
2. The zoning and uses of nearby properties and the extent to which the proposed use would be in harmony with
such zoning and uses.
Analysis: "DND" Downtown Neighborhood District at Section 410.270 of the Mission Municipal Code intends to
encourage private and public investment in neighborhoods surrounding the commercial core of downtown
Mission. The intent is to offer a unique living environment that offers a variety of housing styles, that supports
downtown businesses, and acts to stabilize the surrounding single-family neighborhoods. Johnson Drive is a
half-block south of the properties proposed to be rezoned. Properties along Johnson Drive are zoned MS1, which
is intended to support retail and commercial activity. Properties north of properties proposed to be rezoned, both

in Mission and Roeland Park, are zoned R-1, which is intended to support single-family homes. The DND zone
is an ideally suited transition between these two uses. The residential context of this zoning will support the
residential areas to the north by providing less activity, traffic, and noise that may normally be associated with
commercially zoned properties. The residential context of this zoning will also support the commercial activity to
the south by providing a body of residents within the downtown corridor that will frequent and support shops and
businesses. The DND zoning regulations permit the “missing middle” housing typology that is needed to support
other surrounding zoning and land uses and is entirely appropriate for the surrounding zoning districts and land
uses.
3. The suitability of the property for the uses to which it has been restricted under the applicable zoning district
regulations.
Analysis: The parcel zoned MS2 was a former medical clinic and has been vacant for approximately a year and
a half. The parcel is ¾ of an acre with a one-story building that is just under 9,000 square feet. A clinic is a
specialized use with a limited market of buyers. Other uses permitted under the MS2 zone would be commercial
or retail with some component of permitted residential. This type of use would require extensive renovation to
be financially viable, and adaptive reuse is unlikely due to its square footage.
The other three parcels are zoned PBP which limits uses to office or light industrial. Residential uses would also
be permitted in PBP. All three parcels are owned by ScriptPro and have been converted from residential to office
uses. The properties have been vacant for the past two years as a result of the Covid-19 pandemic. ScriptPro
now allows employees to work from home or other remote locations. As with the medical clinic, the re-use of
these properties is limited given the type of structure, limitations on zoning, and parcel size.
Of the three existing structures, the newest is nearly 60 years old. Due to their age, design, limited use under
current zoning, and relatively high appraisal value, potential re-use is unlikely.
4. The extent to which approval of the application would detrimentally affect nearby properties.
Analysis: The current zoning for the subject properties could have a detrimental effect on the surrounding area.
Because of the points stated in Item 3 concerning the limited use of the buildings, age and value, the chance
that these properties will remain vacant is high. The result is further decay of the buildings, neighborhood blight,
and potential for vandalism. The proposed DND zoning will allow the properties to be utilized in a manner that is
supportive of the surrounding neighborhoods and businesses.
5. The length of time the property has remained vacant as zoned.
Analysis: All the existing properties have been vacant for one to two years.
6. The relative benefit to the public health, safety, and welfare by retaining applicable restrictions on the property
as compared to the destruction of the value of the property or hardship to the owner associated with denying its
request.
Analysis: As referenced in Item 3, the existing properties are under-utilized. The age of the structures, the value,
and the limited uses permitted under the current zoning do not permit the highest and best potential use. These
properties are a detriment to the current owner and surrounding property owners. This situation would persist if
the request to rezone to DND is not approved.
7. The Master Plan or Comprehensive Plan.
Analysis: The Comprehensive Plan, adopted in 2007, identified this area as mixed-use, medium density. The
updated Comprehensive Plan (currently in final draft form) identifies this area as “office” and “mixed-use
downtown.” Mixed-use downtown would include multi-family housing as proposed with this development. The
office designation reflects the current use of 5555 W. 58th Street as a medical clinic. Because the Plan update is

in draft form, these designations are not finalized.
8. The extent to which the proposed use would adversely affect the capacity or safety of that portion of the road
network influenced by the use or present parking problems in the vicinity of the property.
Analysis: The existing properties were previously offices with associated traffic patterns during business hours,
8 a.m. to 6 p.m., with limited parking issues. Since the properties have been vacant for at least a year or more,
there has been no recent traffic associated with the office uses. If the properties remain as they are currently
zoned, and the office spaces are filled, the traffic and parking impact could have a greater impact on surrounding
neighborhoods and infrastructure.
The proposed rezoning to “DND” will limit land use to residential. This type of land use has traffic patterns that
often peak on evenings and weekends and is typically limited to residents. The vehicular traffic would be similar
to the existing residential uses north of 58th Street (see also, Transportation and Circulation analysis).
9. The recommendation of the professional staff.
Analysis: The City of Mission Planning Staff believes that the requested rezoning to DND is appropriate for the
proposed use and will be in harmony with the surrounding zoning and land uses.
10. The extent to which utilities and services, including, but not limited to, sewers, water service, police and fire
protection, and parks and recreation facilities, are available and adequate to serve the proposed use.
Analysis: The proposed rezoning to DND will not have an adverse impact on existing utilities or city services
according to studies conducted by engineering professionals.
11. The extent to which the proposed use would create excessive stormwater runoff, air pollution, water pollution,
noise pollution or other environmental harm.
Analysis: The properties that are being considered for rezoning are currently designed and intended to be used
as office buildings with surface parking. While there is currently pervious grass surface area, most of the surface
area is impervious. The proposed use will have slightly more impervious surface, but not enough to have a
significant impact on stormwater run-off. The proposed development will have storm water infrastructure to
capture runoff and direct it to the storm sewers or an underground detention facility that will retain additional
runoff during storm events. Noise or air pollution is not expected to increase with DND zoning.
12. The extent to which there is a need for the use in the community.
Analysis: There is a high demand for multi-family housing in the Kansas City area. This demand is driven by
several factors including a growing number of single or two-person households without children, a growing
number of individuals who are choosing to relocate to the mid-west due to lower cost of living and employment
opportunities, and a growing number of individuals that prefer to rent than own a home. A recent housing study
indicated that occupancy rates for multi-family housing in Mission is near 95 percent. This near-capacity scenario
suggests a high demand for quality housing like the proposed development.
13. The economic impact of the proposed use on the community.
Analysis: The proposed rezoning to DND will result in a higher and better use for the properties than present
zoning would allow. The appraised value of the proposed multi-family development will be higher than the
appraised value of the current properties. Furthermore, the additional population density will be an economic
catalyst for the community through additional sales tax dollars from businesses in the community that they
frequent.

14. The ability of the applicant to satisfy any requirements applicable to the specific use imposed pursuant to the
zoning district regulations.
Analysis: The applicant is a realtor and developer with over 40 years of experience in the Kansas City area.
The company has completed other residential development projects and has demonstrated the capacity to
successfully complete the proposed development project. The project as proposed meets the requirements set
forth in DND zoning regulations.
Recommendation:
Staff recommends that the Planning Commission recommend approval to the City Council of Case #22-12 for
rezoning the property at 58th and Nall to “DND” Downtown Neighborhood District.
Planning Commission Action:
The Planning Commission held a public hearing at the regularly scheduled meeting on May 23, 2022 to take
testimony on Case #22-12 - Rezoning of four parcels of property at southwest corner of 58th and Nall from
"MS-2" and "PBP" to "DND." At the conclusion of the public hearing, and after due consideration, the Planning
Commission voted 7-0 (Commissioners Braden and Snyder Absent) to recommend approval to the City Council
Case #22-12 Rezoning of four parcels of property as identified in this report at southwest corner of 58th and
Nall from "MS-2" and "PBP" to "DND."
City Council Action:
This item will be considered by the City Council at their June 15th meeting.
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LEGAL NOTICE PUBLICATION:

May 5, 2022 – The Legal Record

Project Proposal:
The applicant, Moffit Development Co., Inc. submitted a Preliminary Development Plan for a 77-unit multifamily development for the property located generally at 58th and Nall.
The applicant identified the following criteria for choosing the location and housing type:
1. Accommodate “missing middle” housing – a typology identified as pre-WWII duplexes, row homes,
courtyard apartments that provide a transition from commercial uses to single-family homes
2. Support the downtown commercial corridor in Mission and promote economic development
3. Provide a solution to the demand for walkable neighborhoods that Mission residents have listed as a
priority during public input meetings and surveys
4. Respond to the regional demand for quality, multi-family rental housing in proximity to regional downtown
areas and job opportunities
5. Diversify choices of housing types in the downtown Mission area
6. Prevent crime associated with vacancy and blight due to long-term vacancy
Property Information and Current Conditions:
The subject property, located at the
southwest corner of 58th Street and
Nall Avenue, consists of four
parcels and has three existing
single-story structures on 1.5
acres. The structures are two
former office buildings and a
residential structure adapted for
office use which are currently
vacant, and a parking lot. The
property is on the southwest corner
of 58th and Nall Avenue at four
addresses: 5555 West 58th Street
(office), 5808 Nall Avenue (office),
5818 Nall Avenue (parking), and
5822 Nall Avenue (office). These
properties are zoned “MS2” Main
Street District 2 and “PBP” Planned
Business Park District. Surrounding
the subject property are the
following zones and uses:
Direction
West
East
North
South

Zone
MS2, PBP
MS2, PBP
R-1
MS2, PBP, MS1

Land Use
Garden Apartments, Vacant Undeveloped, Parking
Single-Family Rental, Medical/Dental Office (vacant), Parking
Single-Family Residence
Parking, Vacant Undeveloped, Medical/Dental Office, Gas Station/Convenience
Store, Car Wash

Site and Surrounding Properties:

The site contains existing vacant office buildings and parking, and surrounding properties are a mix of 2.5-story multi-family and single-story singlefamily residential uses. The structure on the southernmost property is a vacant single-family home previously converted to office use.

The site is served by a water main that runs north
and south on the property, bisecting the block. A
water main that runs east and west also exists on
the site in the right-of-way behind the curb.
Stormwater generally drains northwest to
southeast and there are no existing stormwater
systems on site. Stormwater inlets on Nall
Avenue capture runoff. Existing impervious area
is approximately 46,200 square feet (1.06 acres),
and existing pervious area is approximately
30,000 square feet (.5 acre). The property is also
served by underground electrical and gas
utilities.
Municipal Code:
The parcel of the subject property immediately
adjacent to the single-family residences on the
north side of 58th street is currently designated
“MS2” Main Street District 2. The other three
parcels along Nall Avenue are zoned “PBP”
Planned Business Park District. “DND”
Downtown Neighborhood District is the proposed
zoning designation requested by the applicant in
Case #22-12.
The intent of DND zoning is to encourage
private and public investment, a unique living
environment, and a variety of housing styles that
support downtown businesses and stabilize
single-family neighborhoods. Multi-family structures are permitted with a maximum height of three stories or 45
feet. Front setback shall be a minimum of 10 feet, and side setback shall be a minimum of six feet if adjacent to
a residential zone. Rear setback is 25 feet, and there is no requirement regarding lot width, depth, or area for
townhome construction.
The proposal specifies 91 total parking spaces for a ratio of 1.18 spaces per unit. Of the 77 units, 10 are studio
units, 50 are one-bedroom units, 3 are one-bedroom with a den, and 14 are two-bedroom units. Two parking
stalls are ADA compliant per municipal code at §425.100. Parking regulations per the municipal code at Section
410.300 for DND zoning designation are as follows:

Efficiency Apartments (Studio)
One-bedroom Units
Two- or Three-bedroom Units
Four-bedroom Units

Parking Regulations for Multi-family Dwellings
One space per unit
One space per unit
Two spaces per unit
Two and one-half spaces per unit

Landscaping is regulated in the municipal code at §415.060, §415.090, and §415.110. These sections of the
code require designation on the site plan of large trees that will be removed prior to construction, required trees
on street frontage every 50 feet, one tree for every 20 cars in parking areas, and six percent of the parking lots
to be landscaped.

Proposed Site Improvements:
The existing buildings and parking areas on the subject property would be removed and two new three-story
buildings separated by a green space on 58th Street would be erected in an L-shape fronting 58th Street and Nall
Avenue. Parking within the lot’s interior would consist of “tuck under” garages on the back side of the buildings,
and surface parking along the property’s interior lot area along the property line, for a total 91 parking stalls, with
entry points on Maple Street and Nall Avenue. The site design also includes eight on-street parking stalls on Nall
Avenue for visitors. Two ADA stalls are provided at the Nall Avenue parking lot near the entrance to the leasing
office.
The site currently does not have sidewalk connections on 58th Street or Maple Street. The applicant proposes a
five-foot sidewalk on the perimeter of the entire site with ADA ramps at corners for universal access. The
Landscape Plan also proposes native, non-invasive species of shade trees, ornamental trees and grasses,
deciduous and evergreen shrubs, green space for a small dog park between the buildings, and rock hardscaping
as a comprehensive landscape improvement to soften the edges of the property. The parking area will be nine
percent landscaped, with approximately seven trees in landscaped islands within surface parking. Trees are
spaced about every 35-40 feet along 58th Street and an average of 50 feet along Nall Avenue. The proposal
exceeds the required parking area landscaping in the municipal code.
Plan Review and Supporting Documents:
Comprehensive Plan (2007)
The Comprehensive Plan classifies the future land use for the property and adjacent area to the west as “mixeduse, medium density.” Mixed-use may be defined as individual structures that perform multiple functions on one
parcel (vertical mixed-use), or it may be defined as a land area that includes multiple single-use structures with
varying functions (horizontal mixed-use). The goal is to promote a mixture of office, retail, and residential uses
along the Johnson Drive commercial corridor.

Figure 1. Existing Land Use

Figure 2. Future Land Use (Update)

Section 4-13 of the Comprehensive Plan promotes revitalization and redevelopment in the Downtown District.
The goal is to ensure an adequate supply of affordable housing for the community. Section 4-14 of the Plan
recommends identifying areas that may support redevelopment of “life-cycle housing” in the Downtown District.
This housing promotes healthy and safe communities for low-moderate income seniors, persons with
disabilities, families, and singles that is affordable and accessible. Likewise, the Plan recognizes the need for
alternatives to the traditional suburban housing style in proximity to existing commercial areas that soften the
transition between single-family residential areas and commercial areas.
Comprehensive Plan (Update)
The Comprehensive Plan update is in its final draft and is slated for adoption in 2022. Elements of the update
include the following:
•
•
•
•
•
•

Promote development of multi-family housing options
Encourage residential revitalization as housing stock in Mission ages and market demands change
Reduce the negative impact on residential property values through transitional land use policies and
development standards
Add “missing middle” zones to address infill development and as a method to transition between commercial
land uses and single-family neighborhoods
Develop a strategy to protect and expand affordable housing in Mission
Residential multi-family uses should have a density ratio of 50+ dwelling units per acre.

This horizontal mixed-use scenario in the Downtown and East Gateway districts is consistent with an effort to
create increased density in the area to support economic development and downtown businesses.
Johnson Drive Design Guidelines
The intent of the Johnson Drive Design Guidelines is to promote architecture compatible in form and proportion
with neighboring buildings that incorporate a variety of forms, materials, and colors in design, and create a unified
appearance. The buildings that adhere to the principals set forth in the guidelines provide visual interest and
create an enjoyable human-scaled space with pedestrian connections. The guidelines address aspects like site
design, facades, and material choices, along with the ways in which a site is part of the larger context.
Developments facilitate recruitment of retail businesses to the Johnson Drive commercial corridor.
Building Orientation and Site Design
While the property does not directly front Johnson Drive, it is within a half-block of the main commercial corridor.
The design guidelines for the property should follow the Johnson Drive Design Guidelines for material and color
selection and the overall design of the lot. The building should be oriented toward primary streets and built to the
property line and have a consistent façade treatment. Parking lots and service areas should be screened from
view and located behind the buildings in the downtown district. All sidewalks should be at least four feet wide on
secondary streets and ADA compliant. Pedestrian amenities like park benches should be incorporated into the
site.
Building Facades
Building facades should be consistent regarding color, material, form and details throughout the site. The facades
should be at a scale similar to adjacent buildings and serve to enhance the pedestrian experience at a human
scale. Large buildings should be divided vertically and horizontally into smaller components to achieve a
comfortable human scale. The materials should be stone, brick, tile, or other durable materials and in a color
scheme of neutral tones.

Climate Action Plan:
The City of Mission adopted the Climate Action KC Plan in 2021 which encourages mixed-use communities that
are walkable and vibrant. The goals are to promote infill development, updated zoning code to promote
walkability, and to reduce on-site parking requirements. The Climate Action KC Plan also encourages transitoriented development, increased ridership of mass transit, and bike-ability.
The First Suburbs Coalition Regional Housing Summit Report (2019):
According to the First Suburbs Coalition Regional Housing Summit Report in 2019, “rental housing is a critical
part of a community’s housing ecosystem, offering an alternative to homeownership costs, serving as a transition
to home ownership, and providing a way for residents to downsize from a single-family home.” The median
monthly rent in Mission at the time was $899 (adjusted to 2017 dollars), which was just slightly above the Kansas
City Metropolitan Statistical Area median rent of $894. During the same time, 95% of available rental housing
was occupied in Mission which indicated that Mission might be experiencing a shortage of available housing.
This scenario would increase rental rates due to lack of supply. A lack of supply subsequently pushes the
affordability of rental housing out of the affordability range of most area residents. The Report recommends that
Mission increase its housing stock of rented dwellings at a variety of price points to reduce the squeeze on
renters in the region.
The Report also indicates that the area population is projected to increase, which would further strain the viability
of affordable housing in Mission. The Mid-America Regional Council (MARC), through its research, stated that
27 percent of population growth from 2010 to 2016 was in suburbs like Mission. To provide some relief, Mission’s
neighbor, Shawnee has loosened its zoning ordinance to allow for a greater mix of housing types such as
townhomes, duplexes, triplexes, fourplexes, and small-scale apartment buildings known as the “missing middle.”
Traffic Study:
On behalf of the developer, GBA performed a trip generation analyses for the existing development compared
with the proposed development. The existing land use is estimated to generate about 40 total trips during the
morning peak hour and approximately 48 total trips during the evening peak hour. The proposed development
is estimated to generate approximately 47 total trips in the morning peak hour and 54 total trips during the
evening peak hour. Based on this analysis, the net trip generation increase is 179 daily vehicle-trips, with 7 in
the morning peak hour and 6 in the evening peak hour.
GBA anticipates that the adjacent roadways, such as Johnson Dr. and Nall Ave., can serve this additional
traffic volume and adequately disperse it so that adverse traffic impacts at any specific location are minimized.
The local street network adjacent to the development (Nall Ave., 58th St., and Maple St., etc.) are also
anticipated to have available reserve capacity to serve this anticipated small daily traffic increase.
Stormwater Management Study:
GBA performed a stormwater study for the subject property and concluded that the existing drainage patterns
would remain largely consistent under proposed conditions. Stormwater runoff will generally drain from the
northeast to the southeast via a combination of overland flow and enclosed system to an existing storm sewer
inlet. The proposed retention basin meets or exceeds the stormwater management requirements, and the
stormwater management plan will reduce the risk of flooding for properties downstream. The stormwater
management system will also provide water quality benefits for the proposed development.
Sustainability Scorecard:
The applicant submitted a Sustainability Scorecard that outlines criteria that will meet the Sustainability
Commission’s recommendations for energy, environment, and equity. While the development will not be seeking
sustainability certifications, the location within walking distance to the nearby transit station, construction of

connecting sidewalks to promote walkability, bicycle storage facilities, and recycling areas for residents
addresses some of the criteria recommended by the Sustainability Commission. Other criteria that meet
recommendations are Energy Star appliances, native landscaping to increase water conservation and metering
to reduce waste for irrigation and overspray, and exterior lighting will be specified to limit light pollution. The
applicant has scheduled a meeting with the Sustainability Commission on June 6th to discuss the development’s
impact and ways to strengthen the sustainability efforts for this project.
Analysis:
Housing affordability in Mission has been increasingly out of reach for many area residents, which edges out the
average resident making the area median income salary. Increasing the number of available rental units in
Mission will increase the likelihood that with the additional supply, area residents will see lower housing costs
over time. “Missing Middle” housing availability offers area residents options beyond high-end resort-style
apartments or outdated lower-end options. While some of the existing housing stock in Mission becomes aged,
a new, high-quality medium-density development will offer residents another option. New developments like the
one proposed will help support property values of nearby residential homes, as well as commercial businesses.
As office space has become increasingly vacant in the downtown area, this infill development will act to mitigate
potential blight in Mission’s most vital economic area while preserving the integrity of surrounding neighborhoods.
The proposal also supports the Comprehensive Plan by creating a multi-family development as part of a mixeduse area in the Downtown District. The additional residential population supports local businesses, and the
development would buffer the residential neighborhoods to the north from higher intensity commercial activity.
The proposed development fits the neighborhood character by its material selection and color combinations
identified by the Johnson Drive Design Guidelines, and the City’s regulatory code supports the three-story
development with allotted parking as proposed.
Mission’s goals, as identified in the Comprehensive Plan, Johnson Drive Design Guidelines, and the Municipal
Code, are to encourage unique and dynamic neighborhoods that support a vibrant and viable commercial
corridor in the Downtown District. These goals, and the guidelines and recommendations that support them,
have been identified by residents through years of public engagement and by various City Officials and Staff.
With the consideration of local and regional plans, traffic, stormwater, and housing studies, as well as good
planning practice, the proposed development at 58th and Nall has Staff’s support.
Recommendation:
Staff recommends that the Planning Commission vote to recommend approval of the proposed multi-family
development at 58th Street and Nall Avenue to the City Council.
Recommended Conditions of Approval: Staff recommends that the property owner or owner’s agent
maintain, in perpetuity, all aspects of the building structures, surrounding landscaping on the subject property,
and parking thereon.
Staff recommends that the applicant work with the Sustainability Commission to identify additional sustainability
criteria that meet the expectations of new developments in the City of Mission.
Planning Commission Action: The Planning Commission held a public hearing at its regularly scheduled
meeting on May 23, 2022 to take testimony on Case #22-13, Preliminary Development Plan for 58Nall multifamily development project at the southwest corner of 58th and Nall. At the conclusion of the public hearing,
and after due consideration, the Planning Commission voted to recommend approval of Case #22-13 to the
City Council with a condition that traffic calming measures be further studied for the corner of 58th Street and
Nall Avenue. The vote was 6-1 (Commissioner Smith voted nay, and Commissioners Braden and Snyder
were absent).
City Council Action: The City Council will hear Case #22-13, 58Nall Preliminary Development Plan, at its
regularly scheduled meeting on June 15th, 2022.

Where the heart of Johnson County intersects with the cool of Kansas City – an

authentic, thriving crossroads where residents, businesses, and visitors from all walks
of life come together.

...building today's modern homes for yesterday's historic neighborhoods.
At MOJO Built, we’re constantly working with the neighborhood to determine how we can
contribute to the community beyond what our new project will provide. We make it a priority
to work with city officials to be sure that our efforts will contribute to the community in a
sustainable long-term fashion.
OVERVIEW:
Proposal for 77 new residences as a multi-unit housing community to be built at 58th and Nall,
just South of Johnson Drive. The property will sit on an L shape, 1.45-acre lot with a mix of
studio, one-bedroom, one bedroom with den, and two-bedroom units. The building will be
three stories of wood frame construction with tuck-under garages internal to the site. There
will be 25 enclosed garages, 58 surface stalls, and 8 parallel parking spaces for use by leasing,
for a total of 91 parking spaces, or 1.18 spaces per unit ratio.
⇒ We anticipate rent to be approximately 8-15% below some of the recent developments
in the neighborhood, which is how we can serve the Missing Middle.
PURPOSE:
MOJO Built will fulfill the need for Missing Middle Housing – a new type of housing for the
Mission, KS neighborhood which seeks to meet the demand for walkable neighborhoods,
respond to changing demographics, and provide housing at different price points, which in turn
will help revitalize the Mission district with a new life force and new income sources. The term
"missing middle" is meant to describe housing types that were common in the pre-WWII United
States such as duplexes, row homes, and courtyard apartments but which are now less
common and, therefore, "missing." Rather than focusing on the number of units in a structure,
Missing Middle housing emphasizes scale and heights that are appropriate for single-family
neighborhoods or transitional neighborhoods, which seek to grow current and surrounding
areas in a manner where all localities benefit.

8813 Penrose Lane

Suite 400

Lenexa, KS 66219

MOJO Built has recognized the need for a new active demographic who will take advantage of
the Mission, KS neighborhood by frequenting businesses along Johnson Drive, from Urban
Prairie Coffee to Sushi Karma Bistro, CVS, Advance Auto Parts, and LaMar’s Donuts, among
many other local businesses. As is the aim with all MOJO Built undertakings, we target to fulfil
the need for new housing that will exist in harmony with, and complementary to, the
established Mission crossroads district.
We are confident that by constructing a new type of housing which will serve a new type of
resident, the city of Mission will prosper from new financial contributions and new economic
activity. These additional residents will participate in the authentic thriving crossroads and help
initiate a synergy of the downtown core, which the city of Mission is in the unique position to
promote. These residents will participate in the city’s activities, like the Farmer’s Market, and
will walk to their destinations in the city core.
This new economic activity will alleviate crime, result in a more vibrant community, and help
build a new type of urban infrastructure that will support local business and help strengthen
the intersection of the heart of Johnson County and the cool of Kansas City.
PROPOSED AMENITIES:
o On-site leasing and management.
o Secured entrances, including security cameras.
o Professionally designed interiors.
o 9–10-foot ceilings.
o Fitness center.
o Bike storage and repair.
o In-unit washer & dryer.
o Private patios/balconies for one and two-bedroom units.
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DESIGN MEMORANDUM
To:

Henry Klover (Klover Architects) for Moffitt Development Co.

From:

David J. Mennenga, P.E., PTOE

Date:

May 12, 2022

Subject:

Trip Generation Comparison for Proposed Apartments (Mission, KS)

As requested, GBA’s traffic engineers have prepared this comparison of the anticipated trip generation
volumes associated with the proposed apartment complex by the Moffitt Development Company to be
located within the southwest quadrant of the intersection of 58th Street with Nall Avenue in Mission,
Kansas. This proposed apartment complex development would provide a total of 77 dwelling units with
a mixture of studio, one-bedroom, and two-bedroom apartment configurations.
Existing Conditions: Currently, the existing development site is occupied by two separated, small office
buildings and one single-family residence that was most recently also being utilized as an office space.
On the eastern portion of the development site, a general office building located at 5808 Nall Avenue
currently provides about 3,000-square feet of gross leasable area (GLA) and was previously owned by
ScriptPro, LLC. The residential property located at 5822 Nall Avenue which provides about 2,500-square
feet of GLA and was also being used by ScriptPro, LLC as an additional office space will also be included
within the proposed development area. On the northern portion of the development site, the Sunflower
Medical Group and Urgent Care facility previously occupied a medical-dental office building located at
5555 W. 58th Street that provides approximately 8,000-square feet of GLA.
The attached Table 1 provides a comparison of the estimated trip generation levels associated with the
existing general / medical office land uses on the development property versus the proposed apartment
complex. For the purposes of this trip generation comparison, the data provided in the latest edition (i.e.,
11th Ed.) of the nationally-accepted Institute of Transportation Engineers’ (ITE) “Trip Generation Manual”
was utilized. As shown in this table, the existing office land uses would typically be expected to generate
around 390 vehicle-trips per day on an average weekday of typical operations. As expected, these three
existing general / medical office land uses would generate more inbound trips during the morning peak
hour and more outbound trips during the evening peak hour. The existing land uses on the proposed
development site would be expected to generate about 40 total trips (i.e., 33 inbound trips and 7 outbound
trips) during the morning peak hour and approximately 48 total trips (i.e., 11 inbound trips and 37
outbound trips) during the evening peak hour.
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Proposed Development: By contrast, the proposed apartment complex would naturally generate more
outbound traffic during the morning peak hour as its residents leave for work, school, and other
destinations. During the evening peak hour, the trip generation for the proposed apartment complex is
more balanced but the inbound traffic volume would still be slightly higher as residents return home at
night. As shown in the attached table, the proposed apartment complex would be expected to generate
about 570 total vehicle-trips per day. During the morning peak hour, the proposed apartment complex
would generate approximately 47 total trips (i.e., 11 inbound trips and 36 outbound trips). Likewise, the
apartment complex would generate about 54 total trips during the evening peak hour (i.e., 34 inbound
trips and 20 outbound trips).
Net Trip Generation Comparison: With the change in land uses on the proposed development site, an
additional 179 daily vehicle-trips would be expected to be generated by the proposed apartment complex.
Given the existing street network within the vicinity of this project, it is anticipated that the arterial
roadways, like Johnson Drive and Nall Avenue, and other adjacent collector streets within the downtown
Mission area can serve this additional traffic volume and adequately disperse it so that adverse traffic
impacts at any specific location are minimized. Locally, the adjacent roadway segments of Nall Avenue,
58th Street, and Maple Street also have the available reserve capacity to serve this anticipated small daily
traffic increase.
As shown in the attached table, there will be only very minor increases (i.e., +7 total vehicle-trips during
the morning commuter peak hour and +6 total vehicle-trips during the evening commuter peak hour) in
the overall trip generation for the proposed apartment complex, as compared to when the three existing
office land uses were all fully operational. While the existing office land uses generally attracted more
inbound trips in the morning upon their opening and produced more end-of-day outbound trips in the
evening, the proposed apartment complex will naturally invert that existing traffic pattern due to the daily
travel habits of its residents. This anticipated traffic pattern associated with the proposed apartment
complex will more closely match that of the adjacent residential neighborhoods to its north and east.
We appreciate the opportunity to be of service on this very important project. Please feel free to contact
us if you should have any questions regarding this trip generation comparison or need additional
information.
cc: CEL, CMN, file
G:\15172\Analysis\Traffic\Trip Generation Comparison for 58th & Nall Apartments 5-12-22 rev2 final.docx

TABLE 1
58th Street & Nall Avenue Apartments
ITE Trip Generation Comparision (11th Ed.)

LAND USE
CODE

LAND
USE

Quantity

EXISTING OFFICE & RESIDENTIAL LAND USES
710
General Office Building
2,500
710
General Office Building
3,000
720
Medical / Dental Office
8,000

Unit

WEEKDAY
ADT
(VPD)

A.M. PEAK HOUR
(VPH)
IN
OUT
TOTAL

P.M. PEAK HOUR
(VPH)
IN
OUT
TOTAL

Sq. Ft. GFA
Sq. Ft. GFA
Sq. Ft. GFA

47
55
288
390

6
7
20
33

1
1
5
7

7
8
25
40

1
1
9
11

7
8
22
37

8
9
31
48

Dwelling Units

569

11

36

47

34

20

54

NET TRIP GENERATION INCREASE

179

-22

29

7

23

-17
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Introduction:
George Butler Associates, Inc. (GBA) has been hired to complete planning and construction
submittals for a multifamily development located in the city of Mission, Kansas. The purpose of
this report is to serve as a Final Stormwater Drainage Study for the development and analyze
how the development will fit into the surrounding watershed.
The development encompasses 1.54 acres of development near the southwest corner of the
intersection of 58th St. and Nall Ave. in Mission Kansas. The project area is bordered on the
North by W 58th street, East by Nall Ave., South by a medical office building parking lot and
West by Maple Street. Site is currently developed and consist of a medical office building, a
residential building converted into an office and a general office building with associated parking
and utilities. The build out of the development includes approximately 77 multifamily apartment
units, in addition to supporting parking and drive improvements.

Methodology:
The Study methodology is based on allowable methods and procedures specified by the City of
Mission codes and guidelines. A summary of each component of the report is provided below.
•
•
•

The 2005 Version of APWA Section 5600
HEC-HMS version 4.9 and TR-55 were used for basin modeling and routing
The 2008 MARC manual for BMP design and calculations
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Existing Conditions:
The 58th and Nall multifamily development encompasses 1.54 acres of development near the
southwest corner of the intersection of 58th St. and Nall Ave. in the city of Mission Kansas. The
project area is bordered on the North by W 58th street, East by Nall Ave., South by a medical
office building parking lot and West by Maple Street. Site is currently developed and consist of a
medical office building, residential building converted into an office and a general office building
with associated parking areas and utilities. The site consist of hydrologic type C soils per the
NRCS soil report. See Appendix A for soil report. The site lies outside of FEMA regulated
floodplains.
The site slopes generally Northwest to Southeast and there are no existing stormwater systems
on site. Stormwater flows via overland flow from Northwest corner to Southeast corner.
Stormwater leaves the site flowing into the street gutter along Nall Ave.
Existing landcover conditions consist of impervious areas, buildings, drives and parking areas
and pervious areas, landscaping, street buffers and parking islands. Existing impervious area
was surveyed at 46,216 S.F. and pervious area 20,980 S.F. An existing composite curve
number of 93.64 was calculated for the project site.
Area (Ac.)

Existing CN

Buildings and Parking

1.06

98

Green Space

0.48

84

Table 1 – Existing Site Summary
HEC-HMS was used to model the existing site to acquire existing flows for the site. See Table 2
below for existing HEC-HMS data and summary.

Existing Site Runoff Volumes
Storm
Runoff Volume (CFS)
2 Year
5.1
5 Year
6.5
10 Year
7.7
100 Year
11.9

Table 2 – Existing Site Runoff
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Proposed Conditions:
The proposed development will predominately drain via enclosed storm sewer. The existing
drainage patterns will remain largely consistent under proposed conditions as they do under
existing conditions. The site will drain generally from the Northwest to the Southeast via a
combination of overland flow and enclosed system to an existing storm sewer inlet. See below
for Existing vs. Proposed Sub-Basin Summary. A time of concentration of 5 minutes was
selected as a conservative value. A composite curve number of 96.1 was calculated for the
proposed site.
Area (Ac.)

CN

Buildings and Parking

1.33

98

Green Space

0.21

84

Table 3 – Existing Site Summary
Proposed Site Runoff Volumes
Storm
2 Year

Runoff Volume (CFS)
5.9

5 Year

7.3

10 Year

8.6

100 Year

13.3

Table 4 – Proposed Site Runoff
As noted above, the increase in impervious area results in an increase in runoff from the site of
approximately 1.4 CFS in the 100 year storm.
The site will utilize onsite, underground detention to detain the excess runoff from the site. The
underground detention will also act as the stormwater treatment for the additional impervious
area (see attached BMP calculations).

Summary and Recommendations:
Construction of the proposed development per the recommendations of this report will meet or
exceed the stormwater quality and quantity requirements of the City of Mission, Kansas. The
proposed retention basin meets or exceeds the requirements of Section 5600 of the Design and
Construction Manual, in particular, the Comprehensive Control Strategy listed in this
documents. The designed stormwater management plan will reduce the risk of flooding for
residents and businesses downstream of the project, and provide stormwater management and
water quality benefits for the proposed development.

5

APPENDIX A – EXISTING CONDITIONS
Exhibit 1 – USDA/NRCS Soil Resource Report
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Preface
Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.
Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.
Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).
Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.
The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.
Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.
The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock. The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.
Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that
share common characteristics related to physiography, geology, climate, water
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey
areas typically consist of parts of one or more MLRA.
The soils and miscellaneous areas in a survey area occur in an orderly pattern that
is related to the geology, landforms, relief, climate, and natural vegetation of the
area. Each kind of soil and miscellaneous area is associated with a particular kind
of landform or with a segment of the landform. By observing the soils and
miscellaneous areas in the survey area and relating their position to specific
segments of the landform, a soil scientist develops a concept, or model, of how they
were formed. Thus, during mapping, this model enables the soil scientist to predict
with a considerable degree of accuracy the kind of soil or miscellaneous area at a
specific location on the landscape.
Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented
by an understanding of the soil-vegetation-landscape relationship, are sufficient to
verify predictions of the kinds of soil in an area and to determine the boundaries.
Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them
to identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units).
Taxonomic classes are concepts. Each taxonomic class has a set of soil
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character
of soil properties and the arrangement of horizons within the profile. After the soil
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scientists classified and named the soils in the survey area, they compared the
individual soils with similar soils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.
The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that
have similar use and management requirements. Each map unit is defined by a
unique combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components
of the map unit. The presence of minor components in a map unit in no way
diminishes the usefulness or accuracy of the data. The delineation of such
landforms and landform segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, onsite
investigation is needed to define and locate the soils and miscellaneous areas.
Soil scientists make many field observations in the process of producing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape,
and experience of the soil scientist. Observations are made to test and refine the
soil-landscape model and predictions and to verify the classification of the soils at
specific locations. Once the soil-landscape model is refined, a significantly smaller
number of measurements of individual soil properties are made and recorded.
These measurements may include field measurements, such as those for color,
depth to bedrock, and texture, and laboratory measurements, such as those for
content of sand, silt, clay, salt, and other components. Properties of each soil
typically vary from one point to another across the landscape.
Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.
While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists
interpret the data from these analyses and tests as well as the field-observed
characteristics and the soil properties to determine the expected behavior of the
soils under different uses. Interpretations for all of the soils are field tested through
observation of the soils in different uses and under different levels of management.
Some interpretations are modified to fit local conditions, and some new
interpretations are developed to meet local needs. Data are assembled from other
sources, such as research information, production records, and field experience of
specialists. For example, data on crop yields under defined levels of management
are assembled from farm records and from field or plot experiments on the same
kinds of soil.
Predictions about soil behavior are based not only on soil properties but also on
such variables as climate and biological activity. Soil conditions are predictable over
long periods of time, but they are not predictable from year to year. For example,
soil scientists can predict with a fairly high degree of accuracy that a given soil will
have a high water table within certain depths in most years, but they cannot predict
that a high water table will always be at a specific level in the soil on a specific date.
After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
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identified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.

7

Soil Map
The soil map section includes the soil map for the defined area of interest, a list of
soil map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

Local Roads
Background
Aerial Photography

Mine or Quarry
Miscellaneous Water

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

Perennial Water
Rock Outcrop

Soil Survey Area: Johnson County, Kansas
Survey Area Data: Version 20, Sep 14, 2021

Saline Spot
Sandy Spot

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

Severely Eroded Spot
Sinkhole

Date(s) aerial images were photographed:
25, 2019

Slide or Slip
Sodic Spot

Jul 17, 2019—Sep

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

10

Custom Soil Resource Report

Map Unit Legend
Map Unit Symbol
7545

Map Unit Name

Acres in AOI

Sharpsburg-Urban land
complex, 4 to 8 percent
slopes

Totals for Area of Interest

Percent of AOI
7.6

100.0%

7.6

100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.
A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.
Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They
generally are in small areas and could not be mapped separately because of the
scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a
given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not
mentioned in the descriptions, especially where the pattern was so complex that it
was impractical to make enough observations to identify all the soils and
miscellaneous areas on the landscape.
The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
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onsite investigation is needed to define and locate the soils and miscellaneous
areas.
An identifying symbol precedes the map unit name in the map unit descriptions.
Each description includes general facts about the unit and gives important soil
properties and qualities.
Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major
horizons that are similar in composition, thickness, and arrangement.
Soils of one series can differ in texture of the surface layer, slope, stoniness,
salinity, degree of erosion, and other characteristics that affect their use. On the
basis of such differences, a soil series is divided into soil phases. Most of the areas
shown on the detailed soil maps are phases of soil series. The name of a soil phase
commonly indicates a feature that affects use or management. For example, Alpha
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.
Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.
A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps.
The pattern and proportion of the soils or miscellaneous areas are somewhat similar
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.
An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present
or anticipated uses of the map units in the survey area, it was not considered
practical or necessary to map the soils or miscellaneous areas separately. The
pattern and relative proportion of the soils or miscellaneous areas are somewhat
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.
An undifferentiated group is made up of two or more soils or miscellaneous areas
that could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion
of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.
Some surveys include miscellaneous areas. Such areas have little or no soil
material and support little or no vegetation. Rock outcrop is an example.
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Johnson County, Kansas
7545—Sharpsburg-Urban land complex, 4 to 8 percent slopes
Map Unit Setting
National map unit symbol: tq4z
Elevation: 1,000 to 1,300 feet
Mean annual precipitation: 31 to 47 inches
Mean annual air temperature: 45 to 64 degrees F
Frost-free period: 185 to 255 days
Farmland classification: Farmland of statewide importance
Map Unit Composition
Sharpsburg and similar soils: 55 percent
Urban land: 45 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Sharpsburg
Setting
Landform: Hillslopes
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Silty and clayey loess
Typical profile
A - 0 to 9 inches: silt loam
AB - 9 to 13 inches: silty clay loam
Bt - 13 to 35 inches: silty clay loam
BC - 35 to 60 inches: silty clay loam
Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20
to 0.60 in/hr)
Depth to water table: About 36 to 40 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: High (about 11.6 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Ecological site: R106XY015KS - Loamy Upland (PE 30-37)
Hydric soil rating: No
Description of Urban Land
Setting
Landform: Hillslopes
Down-slope shape: Convex
Across-slope shape: Convex
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APPENDIX B – PROPOSED CONDITIONS
Exhibit 1– Water Quality Volume Calculations
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WORKSHEET 1: Required Level of Service - Developed Site
Project:
58th & Nall Multifamily
Location:
By:
CEL
Date:
April 11, 2022
1. Required Treatment Area
A. Total Area Disturbed by Redevelopment Activity (ac)
Acres
1.54

Disturbed Area Description
New Construction

"1A" Total:

1.54

B. Existing Impervious Area Inside Disturbed Area (ac)
Acres
1.06

Existing Impervious Area Description
Existing Site

"1B" Total:

1.06

"1C":

0.48

C. Required Treatment Area (ac)
"1A" Total Less "1B" Total

2. Percent Impervious in Postdevelopment Condition and Level of Service (LS)
A. Total Postdevelopment Impervious Area Inside Disturbed Area (ac)
Acres
1.33

Postdevelopment Impervious Area Description
New Site Impervious Area

"2A" Total:

1.33

"1B" Total:

1.06

B. Existing Impervious Area Inside Disturbed Area (ac)

C. Net Increase in Impervious Area (ac)
"2A" Total Less "1B" Total
"2C":
0.27
D. Percent Impervious
Net Increase in Impervious Area / Required Treatment Area

"2C"/"1C" x 100

56

Use Percent Impervious to Enter Table 4.3
LS =

5.8

3. Minimum Required Total Value Rating of BMP Package
Total Value Rating = LS x Required Treatment Area
VR =

2.78

E. Level of Service

WORKSHEET 2: Develop Mitigation Package(s) That Meet The Required LS
Project:
58th & Nall Multifamily
Location:
By:
CEL
Date:
April 11, 2022
1. Required VR
2.78
2. Proposed BMP Option Package No. 1

BMP Description
Extended Dry Detention

Treated
Area (ac)
1.00

VR From Table
5 or 6
4.00

Product of
VR x Area
4

8.00

0

Total VRxA:
Weighted VR:

4.00
2.60

Treated
Area (ac)

VR From Table
5 or 6

Product of
VR x Area

0.00

Total VRxA:
Weighted VR:

Treated
Area (ac)

VR From Table
5 or 6

0.00

Total VRxA:
Weighted VR:

reserved for treatment train
reserved for treatment train

Total Treated Area:
Total Development Area:
Meets Required VR (Yes / No) ?

1.00
1.54
Yes

2. Proposed BMP Option Package No. 2

BMP Description

reserved for treatment train
reserved for treatment train

Total Treated Area:
Total Development Area:
Meets Required VR (Yes / No) ?

2. Proposed BMP Option Package No. 3

BMP Description

reserved for treatment train
reserved for treatment train

Total Treated Area:
Total Development Area:
Meets Required VR (Yes / No) ?

Product of
VR x Area

Thank you for your interest in the City of Mission, Kansas Sustainability Scorecard. The Sustainability
Commission has developed this scorecard for prospective development projects. This is a voluntary
program that seeks to reward those making sustainable choices in new construction, redevelopment, or
renovations.
It is a way to capture considerations taken into account through project design and construction that go
above and beyond minimum Building Code. We have used the scorecard with projects like:
· The Mission Gateway Development,
· The Cornerstone Commons development at Johnson Drive and Barkley Street,
· The EPC Mission Trails project on Johnson Drive, and
· The Martway Apartments project.
Once you go through the scorecard document and the supplemental information, we would invite you to
score your project to the best of your judgement, and then come to a Sustainability Commission meeting
to talk through your scoring. The priority is to have a dialogue between you and the Sustainability
Commission members, with you sharing your decision making. We will benefit from hearing you explain
when implementing some of these criteria makes sense, and if it doesn't, the reasons why not. To the
extent that the conversation may lead you to consider enhanced sustainability measures, all the better.
Following a presentation from you or someone from your team, the Sustainability Commission will review
your scoring, and then forward its comments and/or recommendation to you and to the Planning
Commission. If a project scores high enough, the Sustainability Commission will award Sustainable
Mission certification at one of four levels: Bronze, Silver, Gold or Platinum.
There is no binding authority in this process, just an additional opportunity for community involvement in
the context of our sustainability values.
We have seen the scoring summarized in a simple letter format, in a slide presentation, and we have
seen a more formal design piece that addressed each set of criteria, so the format of how you share the
information with the Sustainability Commission is up to you.
The group meets the first Monday of each month, at 6:30 p.m. at City Hall. We would be happy to
coordinate a date with you, based on the progress of your project and when your schedule allows.
Emily Randel, assistant to the city administrator, can assist with questions at erandel@missionks.org or
913-676-8368.
Thank you very much,
Mission Sustainability Commission
6090 Woodson Road
Mission, KS 66202

Project: ________________
Expected completion: ______
Project Team: ___________
Building Scorecard (Revised December 2018)

Please complete all sections that are applicable to this project. Check any boxes for areas that
apply to the work, and use the blank area to explain further. You may also assign point totals
for each section; though these will be reviewed and a final score determination will be made by
the Mission Sustainability Commission. Additional explanations and clarifications for each item
can be found in the building scorecard supplemental document.
1. Will this project pursue any sustainable building certifications? Include rating details.
This project will not be pursuing any official sustainability certifications and will
follow the applicable IECC and best building practices which inherently have
sustainable based goals.
2. Site Development, Land Use, Location and Transportation Impact
□ a. Pre-design site assessment

x□ d. Landscape irrigation

□ g. Site waste management
□
x j. Changing/ shower facilities
□
x m. Bus access

□ b. Preserve natural resources
□ e. Manage plants/ vegetation
□
x h. Walking/ bicycle paths
□ k. Carpool/ car share
□ n. Heat island mitigation

□ c. Manage storm water
□ f. Manage soils/ erosion control
x□ i. Bicycle storage
□ l. EV charging
□
x o. Reduce light pollution

See attached sustainability objects page for explanations.

Points scored - ______ out of 20

3. Materials and Resource Use
□ a. Reuse existing building
x□ b. Construction material management
□ c. Construction waste management □ d. Sustainable/ local materials
x□ e. Occupant waste management □ f. Occupant recycling/ composting

See attached sustainability objects page for explanations.

Points scored - ______ out of 20

4. Energy Conservation, Efficiency, and CO2e Emission Reduction
□ a. Energy Modeling
□ b. CO2e modeling
□
x c. Energy metering/ monitoring
□ d. Automated demand response □
x e. Building envelope/ insulation □ f. Mechanical systems
□
□ i. Onsite renewable energy
x g. Electrical/ lighting systems
x□ h. Appliances/ equipment
□ j. Refrigerant management

□ k. Control air pollution

See attached sustainability objects page for explanations.

Points scored - ______ out of 20

5. Water Conservation and Efficiency
□
□ b. Fixtures/ fittings
x a. Water metering
□ d. HVAC water use
□ g. Rainwater

□ e. Water treatment devices
□ h. Graywater

□ c. Appliances/ equipment
□x f. Reduce irrigation

See attached sustainability objects page for explanations.

Points scored - ______ out of 20

6. Indoor Environmental Quality and Comfort
□ a. IAQ management plan
□
x b. Air handling filtration
□ d. IAQ during construction
□ e. Thermal comfort
□ g. Material emissions control
□ h. Acoustics
□ j. Accessibility/ Community for All Ages

□ c. Increase ventilation
□ f. Indoor pollutant control
□
x i. Daylighting/ views

See attached sustainability objects page for explanations.

Points scored - ______ out of 10

7. Commissioning, Operations, and Maintenance
□ a. Inspections
□ d. Building controls systems

□ b. Mechanical commissioning

□ c. Energy commissioning

□
x f. Maintenance staff training
x□ e. O+M documentation
See attached sustainability objects page for explanations.

Points scored - ______ out of 10

8. Additional Comments
Any additional sustainable attributes that will be incorporated in this project.

N/A

Bonus Points (if applicable, 5 maximum) - ______

Total Points Scored - ________ out of 100
Rating Achieved _________________ (Bronze 20-39, Silver 40-59, Gold 60-89, Platinum 90+)

City of Mission, Kansas Sustainability Commission Building Scorecard – Supplemental Document
This scorecard is a way to encourage projects to consider sustainability throughout the entire lifecycle of
a building. It is designed with the 2015 International Green Construction Code (IgCC) in mind, and is
meant to reward voluntary efforts to make projects more sustainable than currently required. It is a
project of the Mission Sustainability Commission, an advisory body to the City Council that aims to be a
good steward of natural resources, make Mission, Kansas a desirable community, be advisors to the City
Council, and increase visibility of sustainability in our community. This supplemental document provides
some definitions and further explanation related to the Mission Sustainability Commission Building
Scorecard. The scorecard is intended for developers, architects, builders, building owners, tenants, or
anyone wishing to be more sustainable. This scorecard can be a helpful guide for anyone pursuing new
construction, renovation, or upgrading a few light bulbs.
Although this can be a helpful resource, it is not intended to be an all-inclusive guide. Please see the
additional resources section at the end of this document for links to further information.
How to Complete the Scorecard
We encourage users to check all boxes applicable to the project. The goal is to reward buildings that
surpass minimum building code requirements and incorporate sustainability. In the commentary
section, include a description of the features/strategies, and whether they fall short, meet, or exceed
code requirements. If the project includes any attributes that are not included in this scorecard, describe
them in detail in the additional comments section.
1. Sustainable Building Certifications
Note if this project is pursuing any sustainable rating including IgCC, LEED, WELL, ASHRAE 189.1, Green
Globes, EnergyStar Building, ICC-700, etc. Include details of which rating system and the level/score the
building will achieve. See additional resources at the end of this document.
2. Site Development, Land Use, and Location, and Transportation Impact
Each building should consider how its location, natural geography, and occupant access are encouraging
sustainability. Additional details on many of the items are available in the most current International
Green Construction Code.
a. Pre-design site assessment – Projects could take an inventory of the building site baseline
conditions including areas to protect, native plants/ trees, invasive species, terrain/ topography,
hazard areas, storm water hydrology, and site features to be preserved. Make a plan to
minimize the negative effects of altering the site.
b. Preserve natural resources – Any site near flood hazard areas, surface water bodies, wetlands,
conservation areas, parklands, agricultural land, or previously undeveloped land, could limit the
disturbance of these natural resources. In the comments, please explain what natural resource
is present, and how this project aims to preserve that portion of the site.
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c. Manage storm water – Projects could consider how this project will address the
increased/redirected runoff and water contaminants like coal tar. The project could identify a
water management system for rain events, snowmelt, etc.
d. Landscape irrigation – To reduce potable water use, projects could limit the amount of irrigation
required for site landscaping. This can be accomplished by using native plants which require less
watering, and designing a more efficient irrigation system. Irrigation systems could be installed
to aim away from building/ pavement, create less overspray, incorporate smart controls/
sensors, group plants of similar water needs, include pressure regulators, and include efficient
nozzles. Decorative fountains and water features should be designed to limit water usage by
recirculating, treating, and limiting evaporation of water. Creative solutions may involve using
collected rainwater for site water use.
e. Manage plants/ vegetation – Projects should preserve existing vegetation, protect trees,
eliminate invasive species, and landscape with native plants. Plants depend on good soil,
therefore managing soils goes hand-in-hand with managing vegetation.
f.

Manage soils/ erosion control – Projects should protect the topsoil, limit importing soil, prepare
and restore the soil nutrients, and stabilize the earth to prevent erosion. Erosion could occur
during construction and throughout the lifecycle of the building. Go beyond the standard
erosion control requirements.

g. Site waste management – Projects should avoid depositing site waste, such as land clearing
debris, vegetation, or previous hardscape materials from the site into the land fill. Waste could
be diverted from the traditional waste stream by reusing, recycling, composting, or upcycling. In
the comments, describe any site waste that will be removed for this project and where it will go.
h. Walking/ bicycle paths – Projects could incorporate paved walkways and bicycle paths to
encourage pedestrian and bicycle access to existing paths/ infrastructure. IgCC requires at least
one independent path for bicycles, strollers, pedestrians and other non-motorized locomotion
connected to a building entrance and a street or existing walkway/ bicycle path. Include a
description or site plan showing the location of the paths.
i.

Bicycle storage – Projects could provide long-term and short-term bicycle storage with adequate
accessibility, lighting, space, and location near a building entrance. Describe the location and
number of spaces of bicycle storage provided for this building.

j.

Changing/ shower facilities – If building occupants have access to a changing/ shower facility,
this could encourage pedestrian and bicycle commuting.

k. Carpool/ car share – To decrease energy use of accessing a building or commuting, the site could
encourage carpooling or car sharing through methods like parking spaces reserved for high
occupancy vehicles. Companies such as Zipcar or CarToGo provide occupants an opportunity to
borrow a car.
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Electric Vehicles – Projects could provide preferred parking and/or charging stations for lowemission, hybrid, and electric vehicles.

m. Bus access – Projects could encourage building occupants to access bus transit by locating the
nearest bus stops and providing convenient pathways to encourage people to use the bus and
alternative transportation.
n. Heat island mitigation – Temperatures can be significantly warmer in cities than in surrounding
rural areas due to the heat island effect. To reduce the heat island effect, a building could
consider hardscape materials, light reflectance, shading by structures, shading by trees, pervious
pavement, solar reflective roof coverings, and vegetative roofs.
o. Reduce light pollution – Exterior lighting could be designed or installed to limit up-light, light
trespass, and glare. Solutions include proper fixture selection, efficient layout, and automated
controls. Consider reducing lighting of facades and areas beyond the site boundary.
3. Material And Resource Use
Building materials should be sustainable. Conserving material resources involves material selection,
recycling, reuse, renewability, limiting toxicity, and durability, including resistance to damage caused
by moisture. Consider the life cycle of materials, transportation, and waste material.
a. Reuse existing building – It is beneficial to reuse existing buildings to limit demolition waste.
Buildings can be reused in total, or materials can be reused on new projects.
b. Construction material management – Most products have specific instructions for storage and
handling. Instructions generally include moisture control, temperature regulations, and stacking
instructions. Care should be taken to not let products be damaged in order to prevent wasting
materials and reduce the chance of mold growth.
c. Construction waste management – Projects could develop a construction material and waste
management plan to recycle or salvage construction materials and waste.
d. Sustainable/local materials – Projects could select materials that are sustainable and local. In
addition, materials should be free from harmful chemicals such as lead, cadmium, and mercury.
Material selection could include used/ reclaimed materials or content that is recycled, recyclable,
bio-based, sustainably sourced, rapidly renewable, or indigenous. Alternatively, projects could
undertake whole building life cycle assessments or provide environmental product declarations.
e. Occupant waste management/ recycling/ composting – Recycling areas could be provided for
occupants after the building is completed. Describe the services offered, location of collection areas,
and signage.
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4. Energy Conservation, Efficiency and CO2e Emission Reduction
Energy and atmosphere are perhaps the most common items considered in sustainability. There are
many building attributes that work together to achieve energy efficiency. The items below should all be
considered to reduce energy consumption, install efficient systems, and utilize renewable energy when
possible. Consult the International Green Construction Codes for additional specific information for
these items.
a. Energy modeling – Energy modeling uses computerized calculations to predict the energy
consumption of a building due to a wide variety of inputs. International Green Construction Codes
require a zero energy performance index (zEPI) of 50 or less. The IgCC provides a calculation which
compares the proposed performance to a baseline building.
b. CO2e modeling – Equivalent carbon dioxide (CO2e) emissions can be modeled in a similar
way as energy modeling, by adding the type of energy sources used for a building.
c. Energy metering/ monitoring – To identify where energy is used in a building, it is helpful to install
energy meters and sub-meters. These can be used to monitor and efficiently operate loads from
many different building systems. By continuously monitoring and reporting, energy meters can
identify areas or systems of the building that are operating improperly or inefficiently. By
performing simple maintenance, buildings can save money on utility bills. Describe any efforts the
project uses to track electric power, gas, liquid and solid fuels as well as heating and cooling as
applicable.
d. Automated demand response – Utilities can operate more efficiently if buildings offer to shed
energy on peak load days. Enrolling in an automated demand response allows the utility to shift
building energy usage to another time to limit additional energy production needed at peak times.
e. Building envelope/ insulation – To conserve energy related to heating and cooling a building, the
building façade and insulation should be considered. Shading combines with the insulation
performance of all exterior elements (walls, roof, windows, etc.) to create a building envelope.
Projects also could seal all windows and doors, and prevent air leakage for the entire building.
f.

Mechanical systems – Heating ventilation and air conditioning (HVAC) systems are often the largest
consumers of energy in any building. There are many types of HVAC systems, some are more
efficient than others depending on the building location and usage. There are federal standards for
energy efficiency detailed in the International Energy Conservation Code (IECC).

g. Electrical/ lighting systems - Many strategies exist to reduce the energy used by electrical and
lighting systems. Daylight can be used to reduce required lighting during the day. Controls systems
and occupancy sensors can turn off interior and exterior lights when they are not required. It is also
important to consider all of the electrical plug loads, and what can be done to reduce energy from
appliances plugged into electrical outlets.
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h. Appliances/ equipment – There are federal requirements for energy efficiency in many appliances.
In addition to these federal requirements, ENERGY STAR labelled appliances can reduce overall
energy use.
i.

Onsite renewable energy – Another way to reduce utility energy is to install renewable energy
systems on the project site like solar or wind energy.

j.

Refrigerant management – Refrigerants can be detrimental to human health and the atmosphere if
they are not used or disposed of properly. It is illegal to use CFCs and HFCs are also bad for the
environment. When possible, select natural refrigerants such as water or propane to reduce
atmospheric damage. Also, any existing refrigerants should be disposed of properly.

k. Control air pollution – Buildings can pollute the air directly or indirectly by using energy from utilities
burning fossil fuels. Buildings should consider reducing air pollution or planting trees to offset
releasing CO2 into the atmosphere.
5. Water Resource Conservation, and Efficiency
Water is a limited resource, and it should be conserved and protected in all buildings. Potable water
(suitable for drinking) is a precious commodity that humans require. Items in this section are strategies
to decrease water use and increase water quality. Check the International Green Construction Codes for
specific examples.
a. Water metering – Water meters track the water usage of a project. If alternative water sources are
used (i.e. reclaimed water, well water, or other potable water) each water source could be metered
individually. Metering can identify any abnormal conditions in order to correct and prevent wasting
water. Water sub-meters can be helpful when there are multiple tenants or pieces of equipment
that consume large quantities of water.
b. Fixtures/ fittings – Installing water efficient fixtures can significantly reduce building water
consumption. Some fixtures have a WATER SENSE label which is similar to ENERGY STAR for energy
efficiency. To reduce water use, consider maximum flow rates for all water fixtures within a building
(lavatory, kitchen, drinking fountains, etc.). In addition, automatic or metered fixtures can save
water by preventing a fixture from remaining on when not in use.
c. Appliances/ equipment – Many appliances in a building may require a water connection. Projects
could consider maximum flow rates for clothes washers, icemakers, steam cookers, and
dishwashers. Plumbing design and equipment layout could also focus on conserving water.
d. HVAC water use – The building HVAC system can consume large amounts of water if not designed
and installed properly. Any equipment that uses water including condensate drainage,
humidification systems, hydronic loops, heat exchangers, and cooling towers should have
protections in place to reduce water usage. In addition to reducing water, the HVAC system should
maintain good water quality in all systems.
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e. Water treatment devices – Any water treatment device should limit the amount of wasted water.
Check green building codes for specific requirements for water softeners, reverse-osmosis water
treatment systems, and onsite reclaimed water treatment systems.
f.

Reduce irrigation – Selecting vegetation and plants that require less irrigation helps to reduce the
overall water usage for the entire project. If irrigation is required, ensure that the system is
operated efficiently by only watering the necessary areas, and watering at an efficient time of day to
reduce evaporation.

g. Rainwater – Collecting rainwater is a strategy to reduce municipal potable water use. Be sure to
follow requirements in building codes for storing water and preventing water borne diseases.
h. Graywater – Graywater is water that has been used once and is no longer potable (i.e. water from
hand washing sinks), however it may be reclaimed and used for non-potable water requirements
(such as irrigation). Reusing graywater is another strategy to reduce overall water usage.
6. Indoor Environmental Quality and Comfort
Human comfort and quality of life has a direct impact on productivity and health. It is important to
remember the building occupants for a truly sustainable project. The items below can help create a
better interior environment for the building occupants. International Green Construction Codes can
provide specific guidance.
a. Indoor air quality (IAQ) management plan – Managing the indoor air quality inside a building starts
during construction and continues into occupancy. It is important to have a plan in place before the
project begins.
b. Air handling filtration – All air handling equipment should have sufficient filters to clean the air
supplied to occupied spaces.
c. Increase ventilation – Indoor air quality can be improved by providing more fresh air to occupied
spaces. IgCC requires projects to provide either natural ventilation (operable windows) or increased
mechanical ventilation in excess of building code requirements.
d. Indoor air quality (IAQ) during construction – During construction it is important to protect the
building and HVAC system from collecting dust and contaminants. It is also important to store
construction materials in a responsible way to reduce mold. Check green construction codes for
specific ways to do this.
e. Thermal comfort – Human productivity and comfort are affected by humidity and temperature
within a space. It is important to provide a comfortable thermal environment and controls for
occupants to be comfortable. IgCC requires compliance with ASHRAE 55.
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Indoor pollutant control – Everyday products can contain many indoor pollutants. Projects should
decrease the use of harmful indoor pollutants and locate pollutant sources in enclosed rooms, away
from building occupants. Pollutant sources can include printers, copiers, and janitorial rooms.

g. Material emissions control – Choosing materials with low emissions can improve the indoor air
quality. Volatile organic compounds are common in many building materials. Check green building
codes for prohibitions and limits on volatile organic compounds in composite wood, adhesives,
sealants, paints, flooring, and insulation.
h. Acoustics – Another factor that contributes to indoor environmental quality is sound. Productivity
depends on good speech communication and limiting distracting noises. Projects could consider
sound transmission, mechanical system noise, structure borne sound, and sound absorbing room
surfaces.
i.

Daylighting/ views – Occupants benefit from natural sunlight and being able to see outdoors.
Consider access to windows or glazing that allow views for as many occupants as possible.

j.

Accessibility/ community for all ages – Consider all people that may be occupants of your project
site and building. Projects could also consider how they contribute to the Mid-America Regional
Council’s Communities for All Ages initiative. City of Mission participates in this program.

7. Commissioning, Operations, and Maintenance
It is important to check building systems to ensure they are working efficiently. Commissioning is a
process to verify that all building systems are operating as intended. To maintain efficiency throughout
the lifecycle of the building it is important to perform routine maintenance and ensure the building is
operating properly.
a. Inspections – An independent commissioning agent can verify that all systems were installed
correctly and meet the project requirements in all of the sections above. Consider a special
inspection and commissioning report by an approved agency before building occupancy.
b. Mechanical system commissioning – Commissioning can be considered “fine-tuning” to ensure the
building HVAC system is functioning at peak efficiency. Mechanical systems commissioning includes
measuring the occupied spaces and each piece of mechanical equipment to verify proper operation.
Check green construction codes for a list of mechanical items that could be commissioned.
c. Energy system commissioning – Similar to mechanical system commissioning above, energy system
commissioning ensures that electrical generation and distribution systems are operating properly to
ensure energy efficiency.
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d. Building controls systems – Automated control systems can be a great benefit to controlling
equipment and operating a building efficiently. However, they must be checked to ensure they are
programed and installed correctly, or the outcome may be negative.
e. Operations and maintenance (O+M) documentation/ schedule – It is important for the owner or
project manager to have access to important information related to operations and maintenance
to keep the building functioning efficiently. Green construction codes require a user manual for
each building system, and record documents be provided to the owner.
f.

Maintenance staff training – The maintenance staff can be a huge factor in whether a project
achieves its sustainability goals or not. Consider maintenance documentation to help the staff keep
the project operating properly.

8. Additional Comments
This section is meant to address any sustainable building elements that do not fit neatly into the
categories above. Please describe any items this project incorporates that contribute to a more
sustainable community. This could include description of the design team and integrative process,
building orientation decisions, community gardens, access to local food/ farmers, markets, increased
durability, reduced maintenance, incorporating open outdoor space, occupant sustainability training/
education, increased occupant comfort, carbon monoxide alarms in every space, community
engagement, or involvement with programs such as Community for All Ages, Walk/Bike/Ride KC, or
Smart Growth. But don’t feel limited to those, either. Document anything that improves the economy,
people of our community, and/or the natural environment.
This is your chance to highlight any sustainable attributes that this scorecard does not cover. Feel free to
attach additional documentation or narratives to add further detail for any comments that do not fit in
the comments section.
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Green construction codes and other sustainable rating systems
•

International Green Construction Code (IgCC) 2015
The IgCC is the first model code to include sustainability measures for the entire construction
project and its site — from design through construction, certificate of occupancy and beyond. The
new code is expected to make buildings more efficient, reduce waste, and have a positive impact on
health, safety and community welfare.
https://www.iccsafe.org/codes-tech-support/international-green-construction-codeigcc/international-green-construction-code/

•

Leadership in energy and environmental design (LEED)
LEED, or Leadership in Energy and Environmental Design, is the most widely used green building
rating system in the world. Available for virtually all building, community and home project types,
LEED provides a framework to create healthy, highly efficient and cost-saving green buildings. LEED
certification is a globally recognized symbol of sustainability achievement. There are several
different rating systems (Building Design and Construction, Interior Design and Construction,
Building Operations and Maintenance, Neighborhood Development, and Homes). Projects can
achieve awards of certified, silver, gold, or platinum based on meeting prerequisites and a certain
number of credits in each rating system.
https://new.usgbc.org/leed

•

ENERGY STAR Buildings
ENERGY STAR is the simple choice for saving energy in buildings and plants. Buildings receive a
percentile score from 1 to 100 based on energy usage compared to similar buildings across the
country. To be eligible for ENERGY STAR certification, a building must earn an ENERGY STAR score of
75 or higher, indicating that it performs better than at least 75 percent of similar buildings
nationwide.
https://www.energystar.gov/buildings

•

Green Globes
Green Globes offers a different approach: one that provides in-depth support for improvements
ideally suited to each project. Building owners and facility managers know their buildings and
operations better than anyone else. We respect and leverage that knowledge with personalized
assistance to produce best practices in sustainable design, construction and operations.
Incorporating third-party assessors available throughout the certification process, we forge a
partnership that allows experienced green building project teams to shine and reduces the learning
curve for those new to green building. The building gets a rating from 1 to 4 globes.
https://www.thegbi.org/green-globes-certification/
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•

ASHRAE 189.1
ASHRAE is the American Society for Heating Refrigeration and Air Conditioning Engineers. Standard
189.1 provides total building sustainability guidance for designing, building, and operating highperformance green buildings. From site location to energy use to recycling, this standard sets the
foundation for green buildings by addressing site sustainability, water use efficiency, energy
efficiency, indoor environmental quality (IEQ), and the building's impact on the atmosphere,
materials and resources. Standard 189.1 is a compliance option of the International Green
Construction CodeTM (IgCC).
https://www.ashrae.org/resources--publications/bookstore/standard-189-1

•

ICC/ASHRAE 700-2015
The ICC/ASHRAE 700-2015 National Green Building Standard™ (NGBS) is the first residential green
building standard to undergo the full consensus process and receive approval from the American
National Standards Institute (ANSI). A residential building can achieve bronze, silver, gold, or
emerald rating.
https://www.nahb.org/en/research/nahb-priorities/green-building-remodeling-anddevelopment/icc-700-national-green-building-standard.aspx

SITE DEVELOPMENT, LAND USE, LOCATION AND TRANSPORTATION IMPACT

ENERGY CONSERVATION, EFFICIENCY, AND CO2E EMISSION REDUCTION

D. LANDSCAPE IRRIGATION
- THIS PROJECT WITH INCORPORATE NATIVE PLANTS TO REDUCE WATERING NEEDS. 		
IRRIGATION SYSTEMS WILL BE DESIGNED TO AVOID PAVED AREAS, CREATE LESS OVER
SPRAY, & INCORPORATE SMART CONTROLS
H. WALKING / BICYCLE PATHS
- THIS PROJECT UPDATES & ADDS NEW SIDEWALKS TO COMPLETE WALKING PATHS ON
THE NORTH & WEST SIDES
I.

BICYCLE STORAGE
- STORAGE LOCATIONS FOR BICYCLES WILL BE PROVIDED WITHIN THE BUILDINGS FOR
RESIDENTS

J. CHANGING / SHOWER FACILITIES
- THESE FACILITIES WILL BE INCORPORATED INTO EACH DWELLING UNIT

C. ENERGY METERING / MONITORING
- THIS PROJECT WILL INCORPORATE ELECTRICAL SUBMETERS FOR EACH UNIT
E. BUILDING ENVELOPE / INSULATION
- CODE REQUIRED INSULATION, WATER PROOFING, & AIR LEAKAGE CONSULTANT WILL
BE USED. PROJECT WILL SEAL ALL WINDOWS & DOORS, & PREVENT AIR LEAKAGE FOR
THE ENTIRE BUILDING
G. ELECTRICAL / LIGHTING SYSTEMS
- COMMON SPACES WILL INTEGRATE CONTROL SYSTEMS & OCCUPANCY SENSORS THAT
TURN OFF INTERIOR & EXTERIOR LIGHTS WHEN THEY ARE NOT REQUIRED. ALL AREAS
WILL HAVE NATURAL DAYLIGHT FOR APTS + COMMON BUILDING AREAS TO REDUCE 		
LIGHTING NEEDS
H. APPLIANCES / EQUIPMENT
- ENERGY STAR WILL BE USED IN APARTMENT UNITS

L. EV CHARGING
- CONDUITS WILL BE PROVIDED FOR FUTURE EV CHARGERS

WATER CONSERVATION AND EFFICIENCY

M. BUS ACCESS
- THIS PROJECT IS WITHIN 1000 FT OF A TRANSIT CENTER
O. REDUCE LITGH POLLUTION
- EXTERIOR LIGHTING WILL BE DESIGNED TO LIMIT UP-LIGHT, LIGHT TRESPASS, & GLARE

A. WATER METERING
- WATER METERING WILL BE USED & SUB-METERS FOR IRRIGATION TO PREVENT WASTE
F. REDUCE IRRIGATION
- NATIVE VEGETATION & PLANTS THAT REQUIRE LESS IRRIGATION HAVE BEEN SELECTED
FOR THE ENTIRE PROJECT TO REDUCE THE OVERALL WATER USAGE

MATERIALS AND RESOURCE USE
B. CONSTRUCTION MATERIAL MANAGEMENT
- CONSTRUCTION PRODUCTS WILL BE MANAGED PER MANUFACTURERS 				
RECOMMENDATIONS ON MOISTURE CONTROL, TEMPERATURE REGULATIONS, & 		
STACKING
E. OCCUPANT WASTE MANAGEMENT
- RECYCLING AREAS WILL BE PROVIDED FOR OCCUPANTS

INDOOR ENVIRONMENTAL QUALITY AND COMFORT
A. AIR HANDLING FILTRATION
- ALL AIR HANDLING EQUIPMENT WILL HAVE SUFFICIENT FILTERS TO CLEAN THE AIR
SUPPLIED TO OCCUPIED SPACES. HVAC SYSTEMS WILL HAVE U.V. LIGHT FILTERS
I. DAYLIGHTING / VIEWS
- ALL RESIDENTIAL UNITS WILL HAVE WINDOWS IN BEDROOMS & LIVING SPACES.

COMMISSIONING, OPERATIONS, AND MAINTENANCE
E. O+M DOCUMENTATION
- A USER MANUAL FOR EACH BUILDING SYSTEM WILL, AND RECORD DOCUMENTS WILL
BE PROVIDED TO THE OWNER
F. MAINTENANCE STAFF TRAINING
- THE MAINTENANCE STAFF WILL BE TRAINED ON ALL BUILDING SYSTEMS. 			
MAINTENANCE DOCUMENTATION WILL BE PROVIDED TO HELP THE STAFF KEEP 		
THE PROJECT OPERATING SMOOTHLY

SUSTAINABILITY OBJECTIVES
MOFFITT R EALTY

58TH AND NALL

MISSION, KS

29 APRIL 2022

May 16, 2022

Mr. John Moffitt
RE: Mission Kansas/Nall 58

This letter is sent to confirm our discussion the other day. In the 26 years I have been in the
assessment practice, I have not observed a situation where the construction of an apartment
complex negatively affected the single home market. Even in cities like Scottsdale and Paradise
Valley, both located in Maricopa County.
I have heard the same concerns for commercial developments and special use properties, but the
concern does not come to fruition.

Respectfully,

David Beau Boisvert
David Beau Boisvert RMA
County Appraiser

Karie Kneller
From:
Sent:
To:
Cc:
Subject:

Caroline Lucas
Tuesday, May 10, 2022 3:10 PM
Karie Kneller
Brian Scott; Lea Loudon; Mary Ryherd; Hillary Thomas; kmoody@roelandpark.org;
kraglow@roelandpark.org; tbrauer@roelandpark.org
Re: May 9 Neighborhood Meeting

***This message came from outside City of Mission, Kansas ‐ please use caution when opening attachments or links.***

Hello ‐

Thank you for hosting the meeting yesterday.

I have cc'd Mission Deputy City Administrator Brian Scott, Mission Council Member Lea Loudon, Mission Council
Member Mary Ryherd, Mission Council Member Hillary Parker Thomas. I have also cc'd Roeland Park City Administrator
Keith Moody, Roeland Park Council Member Kate Raglow, Roeland Park Council Member Trisha Brauer as the 58Nall
proposal will affect many of my fellow Roeland Park neighbors in Ward 3.

I feel that there is nothing a single homeowner can do about this project. The impression I got last night was that
ultimately, the developer will be able to do whatever they want and the City will not stop them. However, it was nice to
hear more about the project itself. I like the look of the building and appreciate the parking on Nall being offset and not
directly on the street. I am happy to see that native plants and greenspace will be on the streetside exteriors of the
structures. I am not 100% opposed to the project. I think on a smaller scale, it would fit in nicely with the neighborhood.
My concerns are the apartments towering over single family homes, infrastructure changes to Nall north of 58th,
affordable housing, and the need for more rental properties in the Mission area.

The Locale, Mission Bowl apartments, and Mission Gateway apartments are all not nearly as close to single family homes
as 58Nall is planned to be. They are not towering over single family homes of your constituents. They do not have
balconies that peer over into the yards and private space of the homes around them. They are located near larger
commercial buildings and fit the aesthetic of their neighbors. If 58Nall were to be two stories instead of three, I feel it
would be a much better fit with the existing neighborhood.

The Locale, Mission Bowl Apartments and Mission Gateway are on already existing main thoroughfares with traffic
lights. With the approval of 58Nall, I am concerned that in the near future there will be a demand to put up traffic lights,
expand lanes on Nall north of 58th, widening intersection at 58th & Nall or 58th & Maple. From the meeting last night, it
became abundantly clear that if the traffic report suggested 58Nall would negatively impact the traffic of the area, the
1

infrastructure of the city and the neighborhood would be the ones having to change, not 58Nall development plans.
With that area of Nall being in Roeland Park, who pays for infrastructure improvements to Nall? Does that fall on the
Roeland Park tax payer?

My husband and I bought our home in March 2020 and we love our neighborhood. We love that we can walk to local
businesses and parks. We love that even though we are directly on Nall, it is not busy, we feel safe crossing the street.
We want to stay here for a long time, however, we are not interested in decreasing our land ownership, property value
or living in a congested traffic area. We heard other homeowners that feel the same way. I feel that the City does not
care that homeowners will leave the area, as you will see more tax revenue and incentives from a multifamily apartment
complex than individual homeowners. I understand that I am not your priority.

Mr. Moffitt and Mr. Klover said 58Nall will improve our property values. They did not site any research or sources for
this statement. Please provide information on how this particular project will improve home values in Mission and
Roeland Park.

Mr. Moffitt brought up the need for apartments many times last night, but provided no sources for his statement.
Mission Bowl apartments will have approximately 164 units and Mission Gateway increased from 168 to 372, that’s well
over 500 apartments in the works within 1 mile of 58Nall. I would like Mr. Moffitt, Mr. Klover, and the city of Mission to
provide sources and information that supports the need for 77 more rental units within this 1 mile radius.

Mr. Klover advised that the studio apartments would be around 650‐700 square feet and $2 per square foot. That is
anywhere from $1300‐$1400 per month for a studio. As with most rentals, I am assuming renters of 58Nall will need to
have an income three times the monthly rent in order to qualify to live there. A single person renting a studio apartment
would need to earn nearly $4,000/month or $48,00 per year in order to qualify to live at 58Nall. For reference, a
teacher's starting salary in the Shawnee Mission School District is $43,779. A first year teacher in our school district
would not be able to afford to live in an studio apartment at 58Nall. A minimum rent of $1300 a month is not affordable
when our minimum wage in Kansas is $7.25 and Missouri is less than $12 an hour. This is not affordable housing.

I am curious if any other projects were considered for this space. A park, greenspace, dog park, soccer field, community
gathering area, restaurants, continuation of Downtown Mission shops, other retail, etc. If yes, please explain why those
were not explored further.

At this point, I feel that all I can do is continue showing up to meetings, hear what the developer and the City have to say
and accept that this project will go through. Though there are other approvals this project must obtain, I feel that there
is no negotiation room for residents' concerns to actually be considered.

Lastly, my hope is that that all promises regarding this project are kept and that it does not negatively affect
homeowners in the area.
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I am looking forward to your response whether it is via email or phone call.

Thank you,

Caroline Brown
5733 Nall Ave

Sources:
SMSD Salary https://resources.finalsite.net/images/v1633018219/smsdorg/u48uvnlmix0urqhhja24/2021‐22CERTPAY‐
2.pdf
Mission Gateway Units
https://fox4kc.com/news/developer‐pitches‐new‐plan‐for‐mission‐gateway‐project/
58Nall Units
https://www.missionks.org/city‐government/departments/community‐development/current‐
projects/?et fb=1&PageSpeed=off On May 10, 2022, at 10:04 AM, Karie Kneller
<KKneller@missionks.org> wrote:

Good morning, and thank you for attending last night’s neighborhood meeting at the Powell Community
Center.
Your input about the Preliminary Development Plan at 58th and Nall is important to us, and we want you
to stay informed as the project develops. Staff took notes during the meeting, and we will take your
comments into account as we consider the project prior to the Planning Commission vote at its next
regular hearing on May 23rd. The slides that were presented at the meeting are now available on the
City’s website under the Current Projects webpage. You can also read about the other developments
that are currently underway or being considered by the Planning Commission and City Council.
A few important dates to remember:
May 23rd – Planning Commission hearing: Case #22‐12, Rezoning of properties at 58th and Nall – Moffit
Development Co. Inc., will be a public hearing and you are welcome to share thoughts with the
members of the Planning Commission during the public hearing session prior to their vote to
recommend approval or denial of the project to the City Council. The information, including all
documents associated with the development application and the Staff Report, will be posted as a
complete packet on May 18th on the City’s website HERE. Case #22‐13 for the Preliminary Development
3

Plan of 58th and Nall will be heard subsequently, followed by Case #22‐14, Snack Shack Historical Sign
Designation Permit.
June 15th – City Council hearing: Case #22‐12 and Case #22‐13 regarding the rezoning request and
development proposal at 58th and Nall will be heard by the City Council. The public is invited to attend
the meeting and provide input before the Council’s vote to approve or deny the request.
Following approval or denial of the cases heard at the Planning Commission and City Council meetings,
the proposals may be revised according to the conditions set forth by the Commission and/or Council
and resubmitted as either a revised Preliminary Development Plan or a Final Development Plan
depending on the outcome of the public hearings. The Final Development Plan will be heard again by
both the Planning Commission and City Council before it is approved for construction. Regular updates
will be posted on the City’s website under Current Projects.
If you have other questions, please don’t hesitate to contact me directly either by email or by phone. I
am happy to answer any questions or concerns.

KARIE KNELLER
City Planner
6090 Woodson St. | Mission, KS 66202 | 913.676.8366
M
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Q & A About Apartment Developments in Mission
Q: Why is there such a demand for apartments right now? It seems like they are everywhere.
A: Yes, the past decade has a seen a boom in apartment construction. This has been driven primarily by
a growing segment in the housing market of those that chose to rent over owning a home, “renters-bychoice.” Choosing to rent over homeownership is a personal choice based on individual factors.
One of the more common factors, especially today with the rising cost of single-family homes, is
affordability. The average price for a home in Johnson County is over $400,000. Many people simply
cannot afford the monthly mortgage payment or do not have enough in savings for a 5% down payment.
Another factor is lifestyle. Many people prefer to rent rather than own a home because they do not want
to deal with the care and maintenance that comes with a home such as yard work, painting, or expensive
repairs. Others like the security that comes with renting, being able to lock the door and go away for an
extended period.
Yet another factor is the subtle shifts that are occurring in demographics. “Baby Boomers.” Those born
between 1946 and 1964 represent the largest single age group in an American history, representing
nearly 52% of the overall population at one time. This age group typified the American family with two
parents and two to three children living in a suburban home. However, things are changing today.
Studies indicate that while there will be 4.4 million more households with children by 2040, the biggest
growth in households (81%) will be those without children. Households with more than one adult will
comprise 42% of this growth while single-person households will comprise nearly 39% of this growth.
This emerging shift in demographics is one of the underlying components of a growing market demand
for apartments as opposed to homeownership.
While the demand for multi-family housing is starting to level off in some of the major cities around the
United States, the demand in Kansas City remains high. Emerging trends in economics, lifestyle choices,
and work options are proving to be some of the underlying drivers for this continued demand. Many
people are finding that the cost of living is much more reasonable in the Mid-west as compared to either
Cost, or even cities such as Austin, Dallas, or Denver. In addition, people are discovering that they have
options in how they work such as remote work, which allows more flexibility in where they choose to live.
Thus, Kansas City has become a community of choice for a lot of people.

Q: How many apartment buildings are currently in Mission?
A: Mission has 19 apartment buildings. These includes large apartment complexes such as Silverwood
and the Bridges at Foxridge on the north end of the city and smaller apartment buildings such as At
Home and Maple Hill apartments in the center of the city. Most of these apartments were constructed in
the 1970s. Until The Locale, which opened in 2020, the last apartment complex to be constructed in
Mission was Silverwood Apartments (5100 Foxridge) in 1986.

Q: How many new apartment buildings are being proposed for Mission right now?
A: Presently there are six multi-family residential development projects that are at some point in the
development process with the City.
Mission Bowl – 5399 Martway – will start construction this spring and is expected to be completed by
2024. When completed it will be five stories and have 172 units, mostly studio and one-bedrooms.
A preliminary development plan for Mission Preserve at 51st and Riggs was approved this past winter.
This will be a 132-unit apartment complex for individuals 55 years of age or older that are still active and
independent. Final development plans are expected to be submitted later this summer and construction
to start next spring.
The Gateway – 4801 Johnson Drive – was initially approved for 168 units in 2017. Work began on the
residential component of the project in 2019 but was stopped due to financing difficulties that the
developer was experiencing. The developer is now proposing to complete the original residential
component as well as a second residential component that would bring the total number of units to 371.
Approval for the additional residential component has not been approved at this time.
Block Reality Services has purchased the property at 5665 Foxridge that was at one time a call center for
the credit division of the JC Penney department store. They are proposing to construct a five-story
apartment building with approximately 300 units, and amenities that are typically found in luxury
apartment buildings. No approvals have been granted at this time.
58 Nall is a three-story, 77-unit apartment building proposed for the southwest corner of 58th Street and
Nall Avenue. This project is scheduled to be heard by the Planning Commission on May 23, 2022.
W. 58th Terrace project consists of 17, two-story townhome units proposed to be built at the southeast
corner of W. 58th Terrace and Nall Avenue. A formal application for consideration of land use
development has not yet been submitted to the City.

Q: Why are so many apartments being proposed in Mission?
A: “Location, Location, Location” is the often-quoted maxim of real estate, and Mission is ideally located.
Mission is just a few minutes away from the Country Club Plaza and downtown Kansas City, as well as
business and shopping/entertainment centers in Johnson County.
Mission also offers something that a lot of suburban communities do not have – an active, viable,
walkable downtown. Studies have shown that renters often want an apartment within an active,
walkable downtown. They purposely seek out locations where they can walk or bike to restaurants, bars,
stores and services that are right down the street or a block or two away. The “urban” downtown with
its vitality and active lifestyle has become the hip, cool place to be for not only millennials, but the baby
boomers, too. And developers are responding to this desire by seeking out properties within existing
downtowns.

Q: Why does the City incentivize these types of development?
A: The Locale, Mission Bowl, Gateway, and the Block Reality Services project have all requested
incentives from the City in the form of Tax Increment Financing (TIF). TIF allows the developer to receive
the property taxes derived from the additional assessed value (the increment) on the property once the
project is completed. The additional property tax helps offset cost for the purchase of the land; site work
such as demolition, grading, and infrastructure; and parking – including structured parking. With each of
these applications for TIF, the City has entered into a redevelopment agreement with the developer that
stipulates the terms for the use of TIF including duration, eligible costs to be reimbursed by TIF, and
specific benefits that the City will receive such as public parking, set aside of a certain percentage of units
for affordable housing, or sustainability requirements. The City evaluates each request for incentives on
its own merits and decides what makes the best sense for the community and the developer.
While the City has not actively sought out residential development, it has not actively discouraged either.
The City made a considerable investment in the downtown Johnson Drive corridor a few years ago with
new sidewalks, planter boxes and landscaped areas, and streetlights. This was done to make the
downtown an attractive place for visitors and to encourage shopping and dining activities. However, the
key ingredient to a successful downtown is people that live and play right in the downtown. When we
have residents that live in the downtown and within walking distance of businesses, we are creating a
base of customers that will support those business for years to come.

Q: How will the City ensure that these new apartment developments are maintained?
A: Sometimes a developer will sell an apartment development project once it is completed. They sell the
apartment development to a company that can maintain and operate the apartment as part of a
portfolio of other apartment buildings. If the project utilized an incentive such as TIF, the redevelopment
agreement will require that the City approve any sale or assignment of the development. However, this
approval cannot be unreasonably withheld. Beyond that, the City does not really have the power to
dictate whether a property can be sold or not.
The City does have a rental property licensing program. Those that rent property, whether it is an
apartment or single-family home, are required to get an annual license from the City. Apartment
buildings are required to have at least 5% of their units inspected annually as part of this program. This
ensures that the property is being well maintained and that are no code violations. This program has
helped to keep rental properties, especially older properties, in good condition.
Additional Sources of Information:
Books:
Retrofitting Suburbia (2008); Ellen Dunham--Jones and June Williamson
The Rise of the Creative Class – 10th Anniversary Edition (2012); Richard Florida
Suburban Remix – Creating the Nex Generation of Urban Places (2018); Jason Beske and David Dixon
Virginia Chapter of American Planning Association Lynchburg Symposium on the Surburban
Remix- Suburban Remix: Creating the Next Generation of Urban Places

Missing Middle Housing – Thinking Big and Building Small to Respond to Today’s Housing Crisis (2020);
Daniel Parolek
Mission Middle Housing Web Page https://missingmiddlehousing.com

Articles:
Smart Growth and Economic Success: Benefits for Real Estate Developers, Investors, Businesses and
Local Governments (2012); Environmental Protection Agency
KC apartments almost full: Occupancy at 94 percent (2013); Rob Roberts, Kansas City Business Journal
New lease on luxury: High-end apartments give homes a run for the money (2013); Kansas City Business
Journal
Reports:
First Suburbs Coalition Regional Housing Report (2019) - National League of Cities and Mid-America
Regional Council.
2021 Johnson County Housing Study – United Community Services of Johnson County

My perspective is shaped by the fact that I live directly across the street from Sunflower Medical main
entry AND I am employed at a one year old 67 unit apartment building at 6016 Roger Road in Shawnee
next to Old Shawnee Pizza on Nieman. I am the maintenance person at this apartment building where
the rents range from $1450/studio- $2200/spacious two bedroom.
While the owner Kevin expected that young professionals would be the predominant tenant market it
turns out that half are over 55yo, pleasantly kind and frankly, quite ordinary. Including one retired
couple that sold their home at 55th & Dearborn in Mission bc maintenance. No flash, no danger, just
people- like us.
The tenants filter out into the neighborhood daily; Walking dogs, supporting stores and businesses,
going to and from work, being neighbors. The very same activities that occur daily in 58th and Nall area.
As neighbors we should demand the developer:
-adhere to noise ordinance 10pm – 7am during construction
-keep the mud and gravel off our streets during construction
(I’ve witnessed first hand how such projects can keep the streets continuously trashed for weeks)
(some little kid on a bicycle could end up with broken teeth)
-insist that their contract employees park vehicles legally and responsibly and don’t litter our
neighborhood
The following clip from Nextdoor is a concerning portrayal of potential parking issues:
Par king will pos s ibly be a pr oble m. Do the math and don't jus t go by what's on pape r .
Pos s ibly mor e than 1 ve hicle pe r unit s o 77 units x 2 ve hicle s = 154 s pace s ne e de d. If
half of the units have 2 ve hicle s the n 77 + 38 mor e = 115 s pace s ne e de d. 83 s pace s
pr ovide d me ans 32 ve hicle s would ne e d to par k e ls e whe r e ie s tr e e t. What if s ome one
has a gue s t/vis itor ? Mgmt will ne e d 1- 2 pe rmane nt s pace s to conduct bus ine s s whe the r
live in or not. How many handicap s pace s will be pr ovide d whe the r the y'r e te nants or
not. Is the 83 s pace s including this or not. Some thing to think about.
When Sunflower medical was in business here over 100 cars came and went daily. The Bickford shuttle
would pull up and block the street daily for a few minutes. Cars would jockey for street spaces along
south side of 58th. A plumber I hired collided with a parked Ford while backing out of my driveway. Cars
would park on both sides of Maple south of 58th. The City designates 58th as a secondary street meaning
it is BUSY for a residential area.
As neighbors we should hold City’s feet to the fire and demand appropriate street parking restrictions
to curtail the return of parking chaos that Sunflower Medical brought. I suggest NO Parking on 58th
between Maple and Nall. NO Parking on east side Maple south of 58th. NO Parking on Maple north of
58th for 100 feet.
In regards to safety and security, when some sketchy character is stalking the neighborhood checking
door handles or poking around yards and you see this from your window what do you do? Nobody will
make that call from an empty medical office or empty ScriptPro building after hours.

Regarding noisy air conditioners, There are over 80 condenser units on the roof at 6016 Roger Road in
Shawnee. You can’t hear a thing unless you’re up there next to them.
And that enormous empty parking lot that currently sits at 58th & Nall? Take this as good or bad
depending on your driving habits but it is a favorite for police patrols- including that secret white pickup
truck used as a squad car by Roeland Park PD.
I take the developer’s portrayal of need for apartments as true and sensible. The “American dream” of
home ownership sure sounds pretty but makes less sense today for an increasing amount of people. I
enjoy home maintenance and yard work. I think I’m in the minority. My newlywed friends Chris and
Audra viewed over a dozen homes for sale in Mission and roeland Park and gave up. They were
ultimately uncomfortable with spending a fortune on an overpriced home knowing they would need to
renovate a kitchen, bathroom or foundation. The housing market is currently loaded with red flags for
buyers.
The Locale is nearly full because their tenants see in Mission for the same things we do; access to
highways, center of the metro area, adorable downtown ambience, unique businesses, places to enjoy
food and drink, all walkable, low crime, good schools, the list goes on. Who among us wouldn’t want the
local economy to thrive? More residents means more customers means more successful businesses.
Good on ScriptPro for making a few dollars, too. Seems they have been a good neighbor to us in this
area. Attractive buildings surrounded by maintained landscaping and cleared sidewalks in the winter.
Pandemic and work-from-home have probably decreased their need for square footage anyway. Seems
like smart business on their part.
At our house we’re not too wild about a year or more of construction noise. When Johnson Drive was
rebuilt guess which street over 16 dump trucks/day drove through? But noise is nothing new here.
Come sit on my deck and drink iced tea with me. Within minutes a leaf blower, power saw or mowing
crew will destroy the peaceful bird sounds. This is the city. We already know this. When the project is
complete and our new neighbors move in I suspect it’ll be a lot like 6016 Roger Road in Shawnee: boring.
Tim Roy - 5739 Maple

Multi-Family Housing Projects In Mission As of 2022
Existing Multi-Family Housing Developments

Property Name

Site Address

Goddard Apartments
Mission Gardens
Mission Terrace - At Home

6008 Nall Ave
5905 W. 58th St
5720 Martway St

The Maples

5811 Maple St

Bridges At Foxridge

5250 Foxridge Dr

The Gables-At Home

Mission 58

The Retreat at Mission

5934 Outlook St

5601 W 58th St

6230 W 51st St

2017: Rent
Range and
Unit Types

2022: Rent Range and Unit
Types

11

Unknown
Unknown
$810 - $850
1 Bedroom

$490-$675 Studio and 1
Bedroom
Unknown
$855-$875
1 Bedroom

16

1 ,2 Bedrooms

Number of
Units
6
25

Unknown
$859-$1010
1 Bedroom
$1,010- $1,415
2 Bedrooms

317

$840 - $1150
1, 2, 3
Bedrooms

43

$800 - $1050
1,2 Bedrooms

$1,100
2 Bedrooms
$645
1 Bedroom

16

$625 - $725
1, 2 Bedrooms

$Unknown
2 Bedrooms

$1,120- $2,400
3 Bedrooms
$895- $950
1 Bedroom

Amenities
two dwellings
converted to 3plex apts.
Unknown

Year Original
Construction
(AIMS)
1935
1960

Google Fiber

1964

Unknown

1964

Pool,
Clubhouse,
Covered
Parking,
Garages, Dog
Park, Tennis
Court

1966

Google Fiber

1966

On site laundry,
downtown
proximity

1968

Pool, Garages,
Basketball Court

1971

$837
1 Bedroom

108

$650 - $975
1, 2, 3
Bedrooms

$947
2 Bedrooms
$1,137
3 Bedrooms

Property Name
Mission Woods- At Home

The Falls

Wellington Club

Mission Point - At Home

Mission Ridge - At Home

Mission Heights

Site Address
5920 Reeds Rd

6565 Foxridge Dr

6900 W 50th Ter

5708 Outlook St

5911 Reeds Rd

5717 Outlook St

Number of
Units

2017: Rent
Range and
Unit Types

48

$725 - $880
1, 2 Bedrooms

435

$659 - $900
Studio, 1, 2
Bedrooms

224

$625 - $975
1, 2, 3
Bedrooms

34

$800 - $900
1,2 Bedrooms

30

$695 - $825
Studio, 1
Bedroom

40

$719 - $910
1,2 Bedrooms

2022: Rent Range and Unit
Types
$885
1 Bedroom
$995
2 Bedrooms
$552- 7890
Studio
$732- $839
1 Bedroom
$970- $1,460
2 Bedrooms
$720- $890
1 Bedroom
$865- $1,073
2 Bedrooms
$1,215- $1,642
3 Bedrooms
$Unknown
1 Bedroom
$895
2 Bedrooms
$825
Studio
$Unknown
1 Bedroom
$719
1 Bedroom
$859
2 Bedrooms

Amenities

Year Original
Construction
(AIMS)

Google Fiber

1972

Cover Parking,
Pool,
Clubhouse,
Garages

1972

Clubhouse,
Pool, Basketball
Court, Sand
Volleyball Court

1972

Google Fiber

1973

Google Fiber

1973

1974

Property Name
Mission Hills - At Home

Foxfire Apartments

Hillsborough

Site Address
5954 Woodson St

5020 Glenwood St

5401 Foxridge Dr

Number of
Units

2017: Rent
Range and
Unit Types

120

$800 - $880
1,2 Bedrooms

$975
2 Bedrooms
$710- $825
1 Bedroom

280

$585 - $740
1, 2 Bedrooms

$825-920
2 Bedrooms

2022: Rent Range and Unit
Types
$895
1 Bedroom

$850-$1,035
1 Bedroom

Maple Hill

Mission View - At Home (Formerly
Outlook Apts)

Silverwood

5946 Maple St

5933 Outlook St #2

5100 Foxridge Dr

329

$790 - $1040
1, 2 Bedrooms

Covered
Parking, Google
Fiber
Pool,
Clubhouse,
Covered
Parking, Tennis
Court
Pool,
Clubhouse,
Covered
Parking,
Garages, Tennis
Court,
Basketball Court

$1,425- $1,475
2 Bedrooms
$Unknown
Studio

12

$865- $895
1 Bedroom
$850- $1,030
1 Bedroom

24

280

$1,050-$1,350
2 Bedrooms
$625- $675
1 Bedroom

Amenities

$738 - $1405
1, 2 Bedrooms

$1,090- $1,150
2 Bedrooms

Year Original
Construction
(AIMS)

1976

1984

1984

1984

1985
Covered
Parking, Pool,
Clubhouse,

1986

Property Name

Site Address

Number of
Units

2017: Rent
Range and
Unit Types

2022: Rent Range and Unit
Types

$895- $1,195
Studio
$1,295- $1,795
1 Bedroom
The Locale

6201 Johnson Drive

201

Not Built

$1,695-$2,795
2 Bedrooms

Amenities
Firepit, pool,
spa, lounge,
commercial
kitchen, movie
theater, dog
park, dog wash,
garage parking,
valet dry
cleaning,
tanning, fitness
center, bike
storage and
repair, package
delivery system

Year Original
Construction
(AIMS)

2020

Senior Living Development Projects
The Welstone at Mission Crossing

6050 Broadmoor St

$2510
1 Bedroom
101

1, 2 Bedrooms

$3,290
2 Bedrooms

$1,399-$2,328
1 Bedroom
Mission Square

6220 Martway

55

1, 2 Bedrooms

$2,444- $3,476
2 Bedrooms

Clubhouse, WiFi, Prepared
Meals
Clubhouse,
Pool, Spa,
Fitness Center,
Business
Center, Cafe,
Dog Park,
Courtyard, Grill
Area, Tanning
Bed, Game
Room, Garage
Parking,
Doorman

2014

2010

Multi-Family Housing Developments Approved But Not Yet Built

Gateway (Initial Buildings)

4817 Johnson Drive

168

Not Built

Not Built

Mission Bowl

6201 Johnson Drive

176

Not Built

Not Built

pool, lounge,
commercial
kitchen, garage
parking, fitness
center, bike
storage and
repair, package
delivery system
pool, lounge,
commercial
kitchen, movie
theater, dog
park, dog wash,
garage parking,
fitness center,
bike storage and
repair, package
delivery system

Not Built

No Built

Multi-Family Housing Developments Proposed But Not Yet Approved

Property Name

Site Address

Number of
Units

2017: Rent
Range and
Unit Types

2022: Rent Range and Unit
Types

Not Built

Mission Preserve (55 and Over)
Proposed by Stride Development

W. 51st Street

132

Pending Final
Development
Plan Approval

Gateway (Proposed Additional
Apartment Building) Proposed by GFI

4801 Johnson Drive

204

Proposed, But
Not Approved

Not Built

Apartment Building Proposed by Block
Reality Services

5665 Foxridge

Approx. 300

Proposed, But
Not Approved

Not Built

77

Proposed, But
Not Approved

Not Built

58 Nall Apartment Building Proposed by
John Moffit, Jr.
58th and Nall

Amenities
pool, lounge,
commercial
kitchen, fitness
center, bike
storage and
repair, package
delivery system
pool, lounge,
commercial
kitchen, fitness
center, bike
storage and
repair, package
delivery system
pool, lounge,
commercial
kitchen, fitness
center, garage
parking, bike
storage and
repair, package
delivery system
25 garages for
residents.
Fitness Center

Year Original
Construction
(AIMS)

Not Built

Not Built

Not Built
Not Built

EXISTING MULTI-FAMILY HOUSING DEVELOPMENTS (INCLUDING SENIOR)
Total Number of Existing Multi-Family Developments
Total Number of Existing Units

23
2,755

MULTI-FAMILY HOUSING DEVELOPMENTS APPROVED BUT NOT YET BUILT
Total Number of Multi-Family Development Projects
Total Number of Approved Units

2
344

MULTI-FAMLY HOUSING DEVELOPMENTS PROPOSED BUT NOT YET APPROVED
Total Number of Multi-Family Development Projects
Total Number of Proposed Units

4
713

TOTAL FOR ALL MULTI-FAMILY HOUSING DEVELOPMENT EXISTING, APPROVED, AND PROPOSED
Total Number of Projects Overall
Total Number of Units Overall

29
3,812

MINUTES OF THE PLANNING COMMISSION
May 23, 2022
DRAFT
The regular meeting of the Mission Planning Commission was called to order by Chairman Mike
Lee at 7:00 P.M., Monday, May 23, 2022. Members also present: Brian Schmid, Cynthia Smith,
Megan Cullinane, Robin Dukelow, Amy Richards, and Charlie Troppito were all present. Stuart
Braden and Wayne Snyder were absent. Also in attendance: Brian Scott, Deputy City
Administrator; Karie Kneller, City Planner; and Kimberly Steffens, Recording Secretary.
Chairman Lee provided the following statement: “It is 7:00 P.M. and I would like to call this
meeting to order. The public is invited to participate. If you would like to make a comment,
then please raise your hand but stay seated. We will call on you to go to the lectern. Begin by
first stating your full name and place of residence for the record. Please be conscientious of
others trying to speak and speak slowly and clearly. If I need to confirm something that may
have been difficult to hear, I will ask for clarification.”
Approval of the Minutes from the April 25, 2022 Meeting
Chairman Lee asked if there were any changes that need to be made to the April 25th minutes?
Seeing no comments from the Commissioners present, he then asked for a motion to accept
the minutes of the April 25, 2022 meeting.
Commissioner Richards moved to approve the April 25th Planning Commission minutes.
Commissioner Troppito seconded the motion. The motion passed 7-0 (Commissioners Lee,
Schmid, Smith, Cullinane, Dukelow, Richards, and Troppito voting Aye).
New Business
Chairman Lee opened the public hearing for Case 22-12, Approval of a Rezoning for 58th and
Nall Avenue Properties.
Brian Scott, Deputy City Administrator, explained that this is a rezoning from “MS-2” and “PBP”
to “DND” for four parcels of property located at the southwest corner of 58 th Street and Nall
Avenue. The proposed rezoning is in conjunction with a preliminary development plan for a
three-story, 77-unit apartment building that is proposed to be built on this location. The
Preliminary Development Plan is also scheduled to be considered this evening as well. Mr.
Scott explained that before we hear the staff report, it may be good for the applicant to
introduce himself and his project. This will provide some general context for the discussion.
Mr. Scott then introduced John Moffit of MoJoBuild.
Mr. Moffit stated a Preliminary Development Plan for a 77-unit multi-family development for
properties generally located at 58th and Nall was submitted to the City. He believes that his

development will fulfil a need for more affordable housing opportunities in Mission. Mr. Moffit
explained how he believes this project will benefit Mission in terms of providing another
housing type, bringing residents to shop and dine in the downtown area, and by providing a
buffer between the downtown businesses along Johnson Drive and the residents to the north
(see attached presentation).
Mr. Moffit introduced Mr. Patrick Reuter with Klover Architects. Mr. Reuter presented an
image of the proposed development and site plan. Mr. Reuter stated that the proposed
apartment building will be three-stories with a total of 77-units. The development will be two
buildings – one building will be at the corner of 58th and Maple and then then other will be at
the corner of 58th and Nall. The two separate buildings are necessary because of a utility
easement that runs down the middle of the block. The building will have a “Modern
Farmhouse” style that fronts 58th street to the north and Nall Avenue to the east, and there will
be walk-out units at the ground level. The building will have ten (10) studio, fifty (50) onebedroom, three (3) one-bedroom with a den, and fourteen (14) two-bedroom apartments for a
total of 77 units. There will be 91 parking spots total. 25 spaces will be garages tucked under
the back of the building, 58 will be surface parking spaces, and 8 will be on-street parking,
providing an average of 1.18 parking spots per unit. There will be 2 ADA spots in the visitor
parking lot and some of the garage units will be ADA accessible as well. The building will also
offer a fitness area for residents and trash will be contained in an area inside the smaller
building at the corner of 58th and Maple. Mr. Reuter concluded by adding that the applicant
has completed the sustainability scorecard and looks forward to meeting with the Sustainability
Commission in the near future to review. The applicant believes that the project meets a
number of the criteria outlined in the scorecard.
Mr. Moffit stated they did a rental rate comparison of their proposed rental rates with the
Locale. Their studio units would rent for $1,050, and 1-bedroom units would rent for $1,400.
The Locale 1-bedroom rent for $1,895. He summed-up his presentation by again pointing how
he believes that his project fills a specific niche in the housing market for Mission.
Ms. Karie Kneller, City Planner, gave the Staff Report detailing the 14 points of The Golden Rule,
criteria by which to consider a rezoning case, provided by the Kansas Supreme Court in the case
of Golden v. City of Overland Park (1978). This also aligns with Section 440.140(E) of the
Mission Municipal Code, which provides for the consideration of zoning applications.
1. The character of the neighborhood.
Analysis: 58th Street is a divider between residentially zoned properties to the north and
commercial/retail zoned properties to the south. The properties to the north are zoned “R-1”
Single-Family with the exception of a few properties along Outlook Street that are zoned “R-4”
Garden Apartments. Properties south of 58th Steet are a mix of “PBP” Planned Business Park
District and “MS2” Main Street District 2. The properties zoned PBP are owned by ScriptPro and
reflect zoning intended for their campus environment. The properties zoned MS2 are intended

to mirror some of the retail and commercial activity along Johnson Drive (zoned “MS-1”), but
introduce an office component, which in theory, would reduce the intensity of the land use.
2. The zoning and uses of nearby properties and the extent to which the proposed use would be
in harmony with such zoning and uses.
Analysis: "DND" Downtown Neighborhood District at Section 410.270 of the Mission Municipal
Code intends to encourage private and public investment in neighborhoods surrounding
Mission’s downtown commercial core. The intent is to offer a unique living environment that
offers a variety of housing styles, that supports downtown businesses, and acts to stabilize the
surrounding single-family neighborhoods. Johnson Drive is a half-block south of the properties
proposed to be rezoned. Properties along Johnson Drive are zoned MS1, which is intended to
support retail and commercial activity. The properties to the north of the proposed rezoning,
both in Mission and Roeland Park, are zoned R-1, which is intended to support single-family
homes. The DND zone is an ideally suited transition between these two land uses. The
residential context of this zoning supports the residential areas to the north by providing less
activity, traffic, and noise than may normally be associated with commercially zoned properties.
The residential context of this zoning will also support the commercial activity to the south by
providing additional residents within the downtown corridor who will frequent and support
shops and businesses. The DND zoning regulations permit the “missing middle” housing
typology that is needed to support other surrounding zoning and land uses and is entirely
appropriate for the surrounding zoning districts and land uses.
3. The suitability of the property for the uses to which it has been restricted under the
applicable zoning district regulations.
Analysis: The parcel zoned MS2 was a former medical clinic and has been vacant for
approximately a year and a half. The parcel is ¾ of an acre with a one-story building that is just
under 9,000 square feet. A clinic is a specialized use with a limited market of buyers. Other uses
permitted under the MS2 zone would be commercial or retail with some component of
permitted residential. This type of use would require extensive renovation to be financially
viable, and adaptive reuse of the building is unlikely due to its square footage.
The other three parcels are zoned PBP which limits uses to office or light industrial. Residential
uses would also be permitted in PBP. All three parcels are owned by ScriptPro and have been
converted from residential to office uses. The properties have been vacant for the past two
years as a result of the COVID-19 pandemic. ScriptPro now allows employees to work from
home or other remote locations. As with the medical clinic, the re-use of these properties is
limited given the type of structure, limitations on zoning, and parcel size.
Of the three existing structures, the newest is nearly 60 years old. Due to their age, design,
limited use under current zoning, and relatively high appraisal value, potential re-use is unlikely.

4. The extent to which approval of the application would detrimentally affect nearby properties.
Analysis: The current zoning for the subject properties could have a detrimental effect on the
surrounding area. Because of the points stated in Item 3 concerning the limited use of the
buildings, age and value, the chance that these properties will remain vacant is high. The result
is further decay of the buildings, neighborhood blight, and potential for vandalism. The
proposed DND zoning will allow the properties to be utilized in a manner that is supportive of
the surrounding neighborhoods and businesses.
5. The length of time the property has remained vacant as zoned.
Analysis: All the existing properties have been vacant for one to two years.
6. The relative benefit to the public health, safety, and welfare by retaining applicable
restrictions on the property as compared to the destruction of the value of the property or
hardship to the owner associated with denying its request.
Analysis: As referenced in Item 3, the existing properties are under-utilized. The age of the
structures, the value, and the limited uses permitted under the current zoning do not permit
the highest and best potential use. These properties are a detriment to the current owner and
surrounding property owners. This situation is likely to persist if the request to rezone to DND is
not approved.
7. The Master Plan or Comprehensive Plan.
Analysis: The Comprehensive Plan, adopted in 2007, identified this area as mixed-use, medium
density. The updated Comprehensive Plan (currently in final draft form) identifies this area as
“office” and “mixed-use downtown.” Mixed-use downtown would include multi-family housing
as proposed with this development. The office designation reflects the current use of 5555 W.
58th Street as a medical clinic. Because the Plan update is in draft form, these designations are
not finalized.
8. The extent to which the proposed use would adversely affect the capacity or safety of that
portion of the road network influenced by the use or present parking problems in the vicinity of
the property.
Analysis: The existing properties were previously offices with associated traffic patterns during
business hours (generally 8 a.m. to 6 p.m.), with limited parking issues. Since the properties
have been vacant for at least a year or more, there has been no recent traffic associated with
the office uses. If the properties remain as they are currently zoned, and the office spaces are
filled, the traffic and parking could have a greater impact on surrounding neighborhoods and
street network.

The proposed rezoning to “DND” will limit land use to residential. This type of land use has
traffic patterns that often peak on evenings and weekends and is typically limited to residents.
The vehicular traffic would be similar to the existing residential uses north of 58 th Street (see
also, Transportation and Circulation analysis).
9. The recommendation of the professional staff.
Analysis: The City of Mission Planning Staff believes that the requested rezoning to DND is
appropriate for the proposed use and will be in harmony with the surrounding zoning and land
uses.
10. The extent to which utilities and services, including, but not limited to, sewers, water service,
police and fire protection, and parks and recreation facilities, are available and adequate to
serve the proposed use.
Analysis: The proposed rezoning to DND will not have an adverse impact on existing utilities or
city services according to studies conducted by engineering professionals.
11. The extent to which the proposed use would create excessive stormwater runoff, air
pollution, water pollution, noise pollution or other environmental harm.
Analysis: The properties that are being considered for rezoning are currently designed and
intended to be used as office buildings with surface parking. While there is currently pervious
grass surface area, most of the surface area is impervious. The proposed use will have slightly
more impervious surface, but not enough to have a significant impact on stormwater run-off.
The proposed development will have storm water infrastructure to capture runoff and direct it
to the storm sewers or an underground detention facility that will retain additional runoff
during storm events. Noise or air pollution is not expected to increase with DND zoning.
12. The extent to which there is a need for the use in the community.
Analysis: There is a high demand for multi-family housing in the Kansas City area. This demand
is driven by several factors including a growing number of single or two-person households
without children, a growing number of individuals who are choosing to relocate to the midwest due to lower cost of living and employment opportunities, and a growing number of
individuals that prefer to rent than own a home. A recent housing study indicated that
occupancy rates for multi-family housing in Mission is near 95 percent. This near-capacity
scenario suggests a high demand for quality housing such as that which would be provided by
the proposed development.
13. The economic impact of the proposed use on the community.

Analysis: The proposed rezoning to DND will result in a higher and better use for the properties
than present zoning would allow. The appraised value of the proposed multi-family
development will be higher than the appraised value of the current properties. Furthermore,
the additional population density will be an economic catalyst for the community through
additional sales tax dollars from businesses in the community that they frequent.
14. The ability of the applicant to satisfy any requirements applicable to the specific use
imposed pursuant to the zoning district regulations.
Analysis: The applicant is a realtor and developer with over 40 years of experience in the
Kansas City area. The company has completed other residential development projects and has
demonstrated the capacity to successfully complete the proposed development project. The
project as proposed meets the requirements set forth in DND zoning regulations.
Ms. Kneller showed a zoning map with the current zoning of the subject property, “MS2” Main
Street District 2 and “PBP” Planned Business Park District, and surrounding properties. To the
west, properties are zoned MS2 and PBP, to the east properties are zoned MS2 and PBP, to the
south properties are zoned MS2, PBP, and “MS1” Main Street District 1, and to the north
properties are zoned “R-1” Single-family Residential.
Ms. Kneller presented a Future Land Use map for the City of Mission in proximity to the subject
property, with the subject and properties to the west designated as Mixed-use MediumDensity. Properties to the east, north of 58th Terrace are designated at Office use, and
properties south of 58th street and along Johnson Drive to the south are designated Downtown
District. Properties to the north in Mission and Roeland Park are designated as Residential, Low
Density. Ms. Kneller stated that the properties in the rezoning proposal are part of the
Downtown Commercial District.
Ms. Kneller stated that The City of Mission adopted the Climate Action KC Plan in 2021. This
regional plan identifies recommendations that government agencies can implement to achieve
net zero carbon emissions by 2050. Land use goals encourage mixed-use communities that are
walkable and vibrant. The goals promote infill development, recommend updated zoning codes
to promote walkability, and suggest reducing on-site parking requirements. The Climate Action
KC Plan also encourages transit-oriented development, increased mass transit ridership, and
bike-ability.
Ms. Kneller stated that Staff’s General Assessment and Analysis was that changing
demographics, an increase in remote work opportunity, reduced retail land use due to
increased online shopping, and an evolving residential market associated with demographic
changes have driven development toward multi-family housing in recent years. This is a trend
regionally, as well as nationally. Housing equity has long been a priority in the City of Mission

and the desire residents have voiced for more diverse housing choices is documented in our
Comprehensive Plan.
The Comprehensive Plan also documents residents’ desire for multi-modal transportation
options. This proposal is within a quarter mile of the transit station on the City’s east side and
serves infill redevelopment needs to encourage transit-oriented developments now and in the
future. The location of the development also promotes multi-modal transit to support climate
change mitigation strategies in Mission, while also promoting healthy living, and encouraging
economic development in the downtown area. Multi-modal transportation is a goal in both the
Comprehensive Plan and the Climate Action KC Plan.
Increased population in the downtown area can act as a catalyst for increased commercial
activity and prosperity for businesses and residents alike. Developments like those permitted in
the DND zone around the downtown area near single-family residential homes can help
support the investments of nearby homeowners and business owners while acting as a buffer
between the commercial corridor and single-family neighborhoods. The existing zoning allows a
more intense use of land under the PBP and MS2 designations, and rezoning to DND provides a
more reasonable south-to-north transition between commercial activity and neighborhoods.
Multi-family development would also provide population on the site at ground-level 24-hours a
day providing a greater sense of security than from an office building that is vacant in the
evenings and on weekends.
Ms. Kneller provided an example of massing in a neighborhood context at a location three
blocks to the west on 58th street with a similar typology of uses with DND zoning on the south
side of 58th Street and R-1 zoning on the north side of the street. The apartments at 58th Street
between Woodson Street and Dearborn Street, Mission Gardens, is generally two-and-a-half
stories with the structure on the west side at a height of three stories.
Ms. Kneller stated that a traffic study was conducted by George Butler Associates (GBA). GBA
conducted a trip generation comparison traffic analysis for the subject property. GBA compared
the traffic generation of existing office use conditions in the MS2 and PBP zones with the traffic
generation of the proposed multifamily development that could occur under DND zoning
regulations. The study shows there will be only minor increases in the overall trip generation
for the proposed development; an additional seven total vehicle trips in the morning, and an
additional six vehicle trips in the evening at peak times. The office uses generally attracted
inbound morning trips and outbound evening trips, and the proposed residential development
use would attract morning outbound trips and evening inbound trips. The anticipated traffic
pattern associated with the proposal would closely match that of the adjacent residential
neighborhoods to the north and east.
Staff initially suggested that the applicant could reduce the number of parking spots on site that
are required by the DND zoning designation, as the reduction of parking area would promote

walkability and multi-modal transportation priorities. However, the applicant was reluctant to
diminish the amount of allocated parking since many residents in the region are still dependent
upon vehicular transportation and a comprehensive multi-modal system is not yet available.
Until more connected multi-modal transportation options are readily available to residents of
Mission, reducing the number of parking spaces for residential developments is not a feasible
option for most projects. The applicant provided the amount of parking required by municipal
code for one- and two-bedroom units.
The proposed development helps fill a demand for additional housing in Mission by providing
new, unique and affordable options. The location of the development in the downtown
neighborhood context fits the Comprehensive Plan’s future land use goals and meets a
precedent already set within Mission and surrounding jurisdictions. Traffic and circulation
would not be significantly impacted by development patterns associated with the DND zoning
regulations. Rezoning the property will be a better fit for the commercial businesses along
Johnson Drive, as well as for the adjacent residential neighborhoods.
Ms. Kneller stated that Staff recommends that the Planning Commission recommend approval
to the City Council of Case #22-12 for rezoning the property at 58th and Nall to “DND”
Downtown Neighborhood District.
Chairman Lee thanked the applicant and Ms. Kneller for their presentations and then asked if
there was anyone from the public who would like to speak. He reminded those wanting to
speak to please provide their name and city of residence for the record and that they limit their
comments to three minutes. He would like to allow everyone at least one opportunity to
speak, then if there are follow-up comments or questions, people can be acknowledged again
for those.
Nate Esposito (5527 Maple Street) stated “I am not against the apartments. I am offended that
this seems like a done deal.” Esposito stated that the traffic study doesn’t account for more
traffic than existing conditions and wants the City to do something about the parking. Esposito
claimed there is speeding on the street and parking on the north and south side of 58th Street.
This is going to be not only a hassle but also a nightmare.
Shelby Esposito (5527 Maple Street) stated that Moffit’s anecdote about residents being
excited does not reflect the attitude of most of the neighbors. She expressed concern that the
project does not appear to have enough parking and inquired whether the City or the
developer was going to add sidewalks. Ms. Esposito further stated that adding sidewalks should
not be the responsibility of the taxpayers. Ms. Esposito suggested that speed bumps could be
added to slow traffic, but that she was concerned about residents’ taxes being used to pay for
them rather than the developer paying for the traffic calming measure. Ms. Esposito asked if
police presence was going to be increased in the area, and would the developer pay for the
resources needed. Ms. Esposito asked about the traffic study and trips generated on weekends.
Ms. Esposito claimed the study did not account for all additional traffic. Ms. Esposito stated

that there are 19 children and 9 dogs in the first eight houses north of 58th Street on Maple, and
residents are concerned for their safety.
Brad Proctor (5629 Nall Avenue) asked if there are tax benefits to the rezoning. Mr. Proctor
asked if the Johnson County Wastewater system could handle the additional capacity. Mr.
Proctor voiced concern about the increased density and stated that the size of the apartments
seems to be greater than the property can accommodate.
Chairman Lee asked if there were any other comments from the audience regarding the matter
of the rezoning. Seeing none, he closed the public hearing and then opened the discussion for
the members of the Planning Commission.
Commissioner Cullinane stated no concern about the rezoning case.
Commissioner Smith voiced concern about the traffic study. She did not believe that the traffic
study was accurately accounting for what presently existed – that the properties in question
were currently vacant – and thus, the additional traffic counts were too low. Commissioner
Smith also expressed concern about the impact that increased traffic would have on Johnson
Drive. Smith stated that it was difficult to cross Johnson Drive as a pedestrian now, and that she
didn’t feel it was safe to encourage more pedestrians along this corridor.
Mr. Scott stated that it may be more appropriate to discuss the traffic study as it relates to the
preliminary development plan for this project, which was the next item on tonight’s meeting
agenda.
Commissioner Smith then asked if there was a density cap on the DND zone and whether 77
units was too many. Commissioner Smith asked if there was another zoning designation that
was a better fit.
Ms. Kneller stated that Staff worked with the applicant to evaluate the best zoning designation
for the subject area, and Staff determined that DND was the most appropriate zone between
commercial and single-family residential uses.
Mr. Scott stated that the proposed “DND” zoning allows for a maximum of 50 units per acre, so
a total of 72 units would be allowed. The developer is proposing 77 units. They have 1.45 acres
of property therefore the are just a little over the number of units per acre. (It was determined
later in the meeting that the property is 1.54 acres and the 77 units conforms with the density
requirements set out in the code.)
Commissioner Schmid stated that the rezoning encouraged a desirable outcome for the City
and that rezoning to DND and having a residential use for the area, as opposed to commercial,
is better for the City. He acknowledged the concerns of the residents who came forward to
speak but stated that the rezoning would be beneficial compared to what the (office) use had
been.

Commissioner Richards moved that the Planning Commission recommend to the City Council
approval of Case # 22-12, Rezoning for the 58th and Nall Properties. Commissioner Troppito
seconded the motion. The motion passed 7-0 (Commissioners Lee, Schmid, Smith, Cullinane,
Dukelow, Richards, and Troppito voting Aye).
Chairman Lee then opened the Public Hearing for Case # 22-13, Approval of Preliminary
Development Plan for a proposed 77-unit multi-family project at 58th and Nall. He again
reminded those that were wanting to speak to please provide their name and City of residence
for the record and that they limit their comments to three minutes.
Ms. Kneller gave the Staff Report for the project proposal. The applicant, Mojo Build submitted
a Preliminary Development Plan for a 77-unit multi-family development for the property
located generally at 58th and Nall.
The applicant identified the following criteria for choosing the location and housing type:
1. Accommodate “missing middle” housing – a typology identified as pre-WWII duplexes,
row homes, courtyard apartments that provide a transition from commercial uses to
single-family homes
2. Support the downtown commercial corridor in Mission and promote economic
development
3. Provide a solution to the demand for walkable neighborhoods that Mission residents
have listed as a priority during public input meetings and surveys
4. Respond to the regional demand for quality, multi-family rental housing in proximity to
regional downtown areas and job opportunities
5. Diversify choices of housing types in the downtown Mission area
6. Prevent crime associated with vacancy and blight due to long-term vacancy
Ms. Kneller stated that the properties to the west of the subject property were zoned MS2 and
PBP. Properties to the East were zoned MS2 and PBP, and properties to the east were zoned
MS2, PBP, and MS1. The properties to the north were zoned R-1.
Ms. Kneller presented the surrounding area site conditions from Google street view. The
properties to the north were single-family single-story homes and the property on the
northeast corner of 58th and Nall in Roeland Park was a two-story single-family structure. The
property where the proposed development would be located at the southwest corner of 58th
and Nall was currently a parking lot. The property on the southeast corner of 58 th and Nall was
a single-family single-story home rental, and just south of that property was a single-family type
of structure that was converted to office use. The next three properties south on Nall were also
single-story office structures. The view west on 58th street at about mid-block showed a singlestory vacant office building with a 2.5-story multifamily building in the distance. On the
northwest corner of 58th and Maple is a 2.5-story multifamily building, and behind the existing

single-story office structure on the northeast corner of 58 th and Maple, behind the proposed
development, is a 2.5-story multifamily structure.
The site is served by a water main that runs north and south on the property, bisecting the
block. A water main that runs east and west also exists on the site in the right-of-way behind
the curb. Stormwater generally drains northwest to southeast and there are no existing
stormwater systems on site. Stormwater inlets on Nall Avenue capture runoff. Existing
impervious area is approximately 46,200 square feet (1.06 acres), and existing pervious area is
approximately 30,000 square feet (.5 acre). The property is also served by underground
electrical and gas utilities.
Ms. Kneller stated that the Mission Municipal Code that specifies the regulations for DND zones
has the intent to encourage private and public investment, a unique living environment, and a
variety of housing styles that support downtown businesses and stabilize single-family
neighborhoods. Multi-family structures are permitted with a maximum height of three stories
or 45 feet. Front setback shall be a minimum of 10 feet, and side setback shall be a minimum of
six feet if adjacent to a residential zone. Rear setback is 25 feet, and there is no requirement
regarding lot width, depth, or area for townhome construction. The proposal specifies 91 total
parking spaces for a ratio of 1.18 spaces per unit. Of the 77 units, 10 are studio units, 50 are
one-bedroom units, 3 are one-bedroom with a den, and 14 are two-bedroom units. Two
parking stalls are ADA compliant per municipal code at §425.100. Parking regulations per the
municipal code at Section 410.300 for DND zoning designation are as follows:
For studio units and two-bedroom units, one parking space per unit is required. For two- and
three-bedroom units, two spaces are required.
Ms. Kneller stated, landscaping is regulated in the municipal code at §415.060, §415.090, and
§415.110. These sections of the code require designation on the site plan of large trees that will
be removed prior to construction, required trees on street frontage every 50 feet, one tree for
every 20 cars in parking areas, and six percent of the parking lots to be landscaped.
The existing buildings and parking areas on the subject property would be removed and two
new three-story buildings separated by a green space on 58th Street would be erected in an Lshape fronting 58th Street and Nall Avenue. Parking within the lot’s interior would consist of
“tuck under” garages on the back side of the buildings, and surface parking along the property’s
interior lot area along the property line, for a total 91 parking stalls, with entry points on Maple
Street and Nall Avenue. The site design also includes eight on-street parking stalls on Nall
Avenue for visitors. Two ADA stalls are provided at the Nall Avenue parking lot near the
entrance to the leasing office.
The site currently does not have sidewalk connections on 58th Street or Maple Street. The
applicant proposes a five-foot sidewalk on the perimeter of the entire site with ADA ramps at

corners for universal access. The Landscape Plan also proposes native, non-invasive species of
shade trees, ornamental trees and grasses, deciduous and evergreen shrubs, green space for a
small dog park between the buildings, and rock hardscaping as a comprehensive landscape
improvement to soften the edges of the property. The parking area will be nine percent
landscaped, with approximately seven trees in landscaped islands within surface parking. Trees
are spaced about every 35-40 feet along 58th Street and an average of 50 feet along Nall
Avenue. The proposal exceeds the required parking area landscaping in the municipal code.
Ms. Kneller cited The Comprehensive Plan, stating that it classifies the future land use for the
property and adjacent area to the west as “mixed-use, medium density.” Mixed-use may be
defined as individual structures that perform multiple functions on one parcel (vertical mixeduse), or it may be defined as a land area that includes multiple single-use structures with
varying functions (horizontal mixed-use). The goal is to promote a mixture of office, retail, and
residential uses along the Johnson Drive commercial corridor.
Section 4-13 of the Comprehensive Plan promotes revitalization and redevelopment in the
Downtown District. The goal is to ensure an adequate supply of affordable housing for the
community. Section 4-14 of the Plan recommends identifying areas that may support
redevelopment of “life-cycle housing” in the Downtown District. This housing promotes healthy
and safe communities for low-moderate income seniors, persons with disabilities, families, and
singles that is affordable and accessible. Likewise, the Plan recognizes the need for alternatives
to the traditional suburban housing style in proximity to existing commercial areas that soften
the transition between single-family residential areas and commercial areas.
The Comprehensive Plan update is in its final draft and is slated for adoption in 2022. Elements
of the update include the following:
To promote development of multi-family housing options; to encourage residential
revitalization as housing stock in Mission ages and market demands change; to reduce the
negative impact on residential property values through transitional land use policies and
development standards; to add “missing middle” zones to address infill development and as a
method to transition between commercial land uses and single-family neighborhoods; to
develop a strategy to protect and expand affordable housing in Mission; and to encourage
residential multi-family uses which have a density ratio of 50+ dwelling units per acre.
This horizontal mixed-use scenario in the Downtown and East Gateway districts is consistent
with an effort to create increased density in the area to support economic development and
downtown businesses.
The intent of the Johnson Drive Design Guidelines is to promote architecture compatible in
form and proportion with neighboring buildings that incorporate a variety of forms, materials,
and colors in design, and create a unified appearance. The buildings that adhere to the

principals set forth in the guidelines provide visual interest and create an enjoyable humanscaled space with pedestrian connections. The guidelines address aspects like site design,
facades, and material choices, along with the ways in which a site is part of the larger context.
Developments facilitate recruitment of retail businesses to the Johnson Drive commercial
corridor.
Other elements of the Johnson Drive Design Guidelines dictate building orientation and site
design, and building facades, including the materials and colors consistent with other
development along and adjacent to the Johnson Drive corridor. This project proposal meets
these criteria.
In 2019, the First Suburbs Coalition Regional Housing Summit Report, which was a result of a
study conducted in conjunction with the National League of Cities, concluded that “rental
housing is a critical part of a community’s housing ecosystem, offering an alternative to
homeownership costs, serving as a transition to home ownership, and providing a way for
residents to downsize from a single-family home.” The median monthly rent in Mission at the
time was $899 (adjusted to 2017 dollars), which was just slightly above the Kansas City
Metropolitan Statistical Area median rent of $894. During the same time, 95% of available
rental housing was occupied in Mission which indicated that Mission might be experiencing a
shortage of available housing. This scenario would increase rental rates due to lack of supply. A
lack of supply subsequently pushes the affordability of rental housing out of the range of most
area residents. The Report recommends that Mission increase its housing stock of rental
dwellings at a variety of price points to reduce the pressure on renters in the region.
The Report also indicates that the area population is projected to increase, which would further
strain the viability of accessible housing in Mission. The Mid-America Regional Council (MARC),
through its research, stated that 27 percent of population growth from 2010 to 2016 was in
suburbs like Mission. To provide some relief, Mission’s neighbor, Shawnee has loosened its
zoning ordinance to allow for a greater mix of housing types such as townhomes, duplexes,
triplexes, fourplexes, and small-scale apartment buildings known as the “missing middle.”
On behalf of the developer, GBA performed a trip generation analyses for the proposed
developed land use as compared to the existing developed land use. The existing land use
development (general office and medical office) is estimated to generate about 40 total trips
during the morning peak hour and approximately 48 total trips during the evening peak hour.
The proposed land use development is estimated to generate approximately 47 total trips in
the morning peak hour and 54 total trips during the evening peak hour. Based on this analysis
the proposed multi-family development for this location is anticipated to generate 7 additional
vehicle trips in the morning peak hour and 6 additional vehicle trips in the evening peak hour
more than what the existing general office buildings and the medical office building would
generate.

GBA anticipates that the adjacent roadways, such as Johnson Dr. and Nall Ave., can serve this
additional traffic volume and adequately disperse it so that adverse traffic impacts at any
specific location are minimized. The local street network adjacent to the development (Nall
Ave., 58th St., and Maple St., etc.) is also anticipated to have available reserve capacity to serve
this anticipated small daily traffic increase.
GBA performed a stormwater study for the subject property and concluded that the existing
drainage patterns would remain largely consistent with the proposed development.
Stormwater runoff will generally drain from the northeast to the southeast via a combination of
overland flow and enclosed system to an existing storm sewer inlet. The proposed retention
basin meets or exceeds the stormwater management requirements, and the stormwater
management plan will reduce the risk of flooding for properties downstream. The stormwater
management system will also provide water quality benefits for the proposed development.
The applicant submitted a Sustainability Scorecard that outlines criteria intended to align with
the Mission Sustainability Commission’s recommendations for energy, environment, and
equity. While the development will not be seeking sustainability certifications, the location
within walking distance to the nearby transit station, construction of connecting sidewalks to
promote walkability, bicycle storage facilities, and recycling areas for residents addresses some
of the criteria recommended by the Sustainability Commission. Other criteria that meet
recommendations are Energy Star appliances, native landscaping to increase water
conservation and metering to reduce waste for irrigation and overspray, and exterior lighting
specifications designed to limit light pollution. The applicant has scheduled a meeting with the
Sustainability Commission on June 6th to discuss the development’s impact and ways to
strengthen the sustainability efforts for this project.
Ms. Kneller stated that Staff’s analysis concluded that housing affordability in Mission has been
increasingly out of reach for many area residents, which edges out the average resident making
the area median income salary. Increasing the number of available rental units in Mission will
increase the likelihood that with the additional supply, area residents will see lower housing
costs over time. “Missing Middle” housing availability offers area residents options beyond
high-end resort-style apartments or outdated lower-end options. As some of Mission’s existing
housing stock ages, newer, high-quality medium-density development can offer residents more
diversity and housing choices. As office space becomes increasingly vacant adjacent to and in
the downtown area, this type of infill development can mitigate potential blight in Mission’s
most vital economic area while preserving the integrity of surrounding neighborhoods.
The proposal also supports the Comprehensive Plan by creating a multi-family development as
part of a mixed-use area in the Downtown District. The additional residential population
supports local businesses, and the development would buffer the residential neighborhoods to
the north from higher intensity commercial activity. The proposed development fits the
neighborhood character by its material selection and color combinations identified by the

Johnson Drive Design Guidelines, and the City’s regulatory code supports the three-story
development with allotted parking as proposed.
Mission’s goals, as identified in the Comprehensive Plan, Johnson Drive Design Guidelines, and
the Municipal Code, are to encourage unique and dynamic neighborhoods that support a
vibrant and viable commercial corridor in the Downtown District. These goals, and the
guidelines and recommendations that support them, have been identified by residents through
years of public engagement and by various City officials and Staff. With the consideration of
local and regional plans, traffic, stormwater, and housing studies, as well as good planning
practice, the proposed development at 58th and Nall has Staff’s support.
Staff recommends that the Planning Commission vote to recommend approval of the proposed
multifamily development at 58th Street and Nall Avenue to the City Council with the following
conditions:
1. The owner or owner’s agent maintains, in perpetuity, all aspects of the building
structures, surrounding landscaping on the subject property, and parking thereon.
2. The applicant will work with the Sustainability Commission to identify additional
sustainability criteria that meet the expectation of new developments in the City of
Mission.
Chairman Lee asked if there was anyone from the public that would like to speak to the
proposed preliminary development plan for a multi-family development project at the
southwest corner of 58 and Nall.
Andy Hyland (5513 Russell Street), and member of the Sustainability Commission, voiced
support for the development. Currently a resident of Ward III, Mr. Hyland stated that he
previously lived at 5638 Woodson and was very familiar with the neighborhood. He appreciates
the concerns voiced by residents but is supportive of the project because he believes it
promotes walkability and affordability and aligns with the goals of the Sustainability
Commission.
Adam Wolfe (5529 Maple Street) stated concerns about children playing and riding bikes in the
street. Wolfe’s family moved from an Overland Park apartment (Avenue80) to a single-family
home in Mission and expressed his belief that this project would not be attractive to families
with children. Wolfe asked about the Gateway development project timeline and requested
that the City slow down its process to consider the “new normal” following the pandemic in
order to make the best decisions for the long run.
Caroline Brown (5733 Nall) , stated that if the code would only support 72 units is it possible to
hold the developer accountable to what the code would allow? With the apartments proposed
at the Gateway and Mission Bowl there would seem to be over 500 units within a one-half mile
of this proposed development and Ms. Brown questioned the need for more apartments. She

stated that she sees “For Rent” signs in front of other apartments and wonders how there is a
need. Brown stated rent for the studios will be “$1,000ish” and the 1-bedroom units will be
$1,400, which is not affordable for teachers and stated the need to hold the developer
accountable to maintaining units as affordable.
Cindy (last name inaudible) (5825 Nall), asked for clarification as to what drives down costs in
the long run and how the project accomplishes this. The speaker also inquired about the total
number of apartments in Mission and how many are necessary. Additionally, she asked why the
developer would build apartments on these parcels and not single-family houses.
Ms. Kneller stated that by increasing supply, demand would decrease, and rents would
decrease accordingly in the long run. By adding more housing stock and a variety of options,
having more choices could also impact rent prices by driving them down. Ms. Kneller stated
that she did not have the exact number of apartments available at this meeting but would be
happy to follow-up to provide that information.
Brian Scott stated that there are approximately 20 apartment complexes in Mission. These
range in size from larger complexes with few hundred units mostly on the north end of the city
around Foxridge to smaller apartment buildings with 8 to 12 units located more in the central
part of the city. Prior to construction of The Locale (2020) the last apartment project was built
in 1986, or more than 30 years ago. Mr. Scott stated that changing markets and demographics
are resulting in a higher demand for multi-family housing There is a growing segment of the
housing market that is made-up of individuals that choose to rent as opposed to buying a
home.
The resident at 5825 Nall asked if the developer had requested any incentives for the project.
Mr. Scott replied that the developer has inquired about the use of IRBs (Industrial Revenue
Bonds) which would be used to provide a sales tax exemption materials and labor to help to
offset some of the rising costs that everyone is experiencing right now with construction. Mr.
Scott advised that the conversations were preliminary, and no formal request had been made.
Julie Keen (5536 Maple Street) identified herself as a 36-year resident of Mission. Keen’s
concerns relate to the traffic impacts to the neighborhood, and she wants to be on record as
opposing this project.
Chairman Lee asked if there were any other comments from the public. Seeing none, the public
hearing was closed. Chairman Lee then opened the floor for discussion by the Planning
Commissioners.
Commissioner Cullinane asked Mr. Moffit if there were other multi-family developments, he
had completed in the Kansas City Metro area and whether they had been sold.

Mr. Moffit replied that other properties had been sold, and that he had not done a project
similar to what is being proposed in this case. Moffit stated that his intent was to maintain
ownership of the 58Nall project for “a long time.”
Commissioner Troppito asked whether the City Attorney had reviewed the rezoning proposal
and recalled that on other projects he believed the Land Use Attorney had offered an opinion
as to the Planning Commission’s requirement to approve a rezoning request.
Mr. Brian Scott stated that the City Attorney had not reviewed the proposals, and that he was
not familiar with that being a consistent practice on past projects. Staff’s analysis of the Golden
Criteria was previously detailed in Ms. Kneller’s staff report.
Commissioner Troppito stated that there has been an increase in area storms which produced
significant stormwater runoff and asked if the existing stormwater infrastructure could handle
the runoff from the project. Commissioner Troppito asked specifically about how the quality of
the stormwater was being improved as stated in the stormwater study.
Ms. Kneller stated that GBA conducted the stormwater analysis and that City’s Public Works
Director, also an engineer, reviewed GBA’s analysis and concurred with GBA’s assessment.
Commissioner Troppito expressed his desire to see a specific statement from the stormwater
engineer on future projects definitively stating there was no negative impact.
Mr. Scott affirmed Ms. Kneller’s statement that City staff had reviewed the storm water study
and had no concerns. Mr. Scott further stated that while there are some pervious areas
existing currently, the site is mostly impervious. As a result, the study reflects a modest
increase in storm water runoff. Furthermore, the study generally shows the water runoff to be
from the northeast corner of the property to southwest. The applicant proposes to install inlets
in the parking lot that will collect the stormwater runoff and be directed by pipes to an
inground detention cell at the south end of the property. Once the storm event has passed, the
water detained will be slowly released into the City’s existing storm sewers. Mr. Scott stated
that the detention cell has sand within it that allows the water to percolate, and filter to a
certain degree, but it will not capture every hazardous material and would likely need to be
cleaned out periodically.
Commissioner Troppito inquired whether a NPDES permit would be needed for that and
approved by the City.
Mr. Scott stated that was correct.
Commissioner Smith stated that the narrative repeatedly talks about “missing middle housing”
but she doesn’t believe that the definition provided through the link in the staff report fits this
project; she believes it has too many units. Smith stated that she also doesn’t feel the project
fits the criteria of the Johnson Drive guidelines because the scale is not compatible with the

single-family homes. Smith stated that she feels the elevations are monolithic and the roof
looks to be 54 feet tall; the DND zone allows a 45-foot roof.
Mr. Reuter then approached the lectern to provide additional follow-up to the questions being
asked. He stated Mr. Scott was correct about the detention cell and that it was not going to
entirely filter out all of the oils and salt that might be collected from a parking lot during a
storm event. Mr. Reuter indicated the cell would to be periodically cleaned out.
Mr. Reuter stated that it appears there was a typo on the site plan citing total acreage of the
site to be 1.45 acres, when in fact it is actually 1.54 acres according to the plat. With this
clarification on total site acreage, 77 units would be permitted under the provisions of the
code. Mr. Scott responded that he would confirm on the plat, but if the property is 1.54 acres
in size, then Mr. Reuter is correct, 77 units would be permissible under the code for “DND”
and no deviations would be required for density.
Commissioner Smith asked to confirm as to how to measure the roof height, stating she
believed it did not fall within the height requirements allowed by code.
Mr. Scott stated that the measurement should be taken, according to Municipal Code, from the
ground to the highest point of the roof; if the roof height is above 45 feet, the applicant would
need to request a deviation.
Mr. Reuter stated that several jurisdictions in Johnson County measure the height of the
building to the mid-point of the height of the roof itself. He thought this would be the case in
Mission as well.
Mr. Scott responded, that was not the case with Mission. The code specifically states the
height of the building is measured from the ground to the highest point. In this case, the code
specifies three stories or 45 feet. The plans indicate the top of the roof line to be about 53 feet,
so an eight (8) foot deviation would be needed.
Mr. Reuter stated they would look again at the roof height.
Commissioner Smith again reiterated her concerns with the building’s massing could be
addressed by “stepping back” upper levels of the building. Additionally, she presented her view
that balconies on building facades does not keep the building from feeling monolithic.
Commissioner Cullinane asked that if there will be 77 units, where will the visitors park? She
further stated a concern with parking and the busy streets, particularly on Nall. Commissioner
Cullinane asked if there was an opportunity for a four-way stop at the 58th and Nall intersection
or speed bumps.
Commissioner Smith asked if the City was just going to let the older apartments “go to seed,”
and abandon them.

Mr. Scott stated, “no,” and that he felt this was not a fair characterization of the City’s
investment in multi-family property. In fact the City has a rental license program which
requires owners of rental property within the city to get an annual license. The program
further requires that 5% of the units within an apartment complex be inspected on an annual
basis. These inspections are completed by City staff and address life safety codes (i.e GFI
circuits, hot water heaters are in safe working condition, there is no evidence of mold or any
kind of infestation, etc.).
Commissioner Schmid suggested the plan add more on-street parking. Schmid stated that
widening the streets won’t help and research shows that widening actually creates more traffic.
Schmid asked if more street parking could be added to encourage walkability and pedestrian
safety. In addition he expressed his desire to see the sidewalk moved away from the street to
increase a buffer that supported or increased pedestrian safety along the sidewalks. Schmid
stated that the trees as proposed were too far away from the sidewalk to provide shade.
Commissioner Cullinane stated her concerns with having adequate green space and that while
the southeast portion of the project had some, she didn’t feel it was adequate. Commissioner
Cullinane stated it will be interesting to see what the Sustainability Commission says.
Vice Chair Dukelow asked if the Planning Commission will have the opportunity to see the plan
again?
Mr. Scott advised that tonight the Planning Commission was considering the preliminary
development plan (PDP). If approved, the PDP will then be considered by the City Council at
their June 15 legislative meeting. At a later date, the applicant will submit a final development
plan that will be considered again by the Planning Commission. The final development plan will
be where the details of the project are further flushed out.
Vice-Chair Dukelow stated that the height seems too tall and the setback from the street did
not seem sufficient for pedestrian comfort. Vice-Chair Dukelow expressed her opinion that the
10-foot setback as proposed is not enough and she would like the architect to re-work the
edge. Vice-Chair Dukelow stated that the Johnson Drive Design Guidelines recommend a 360degree design, and that the proposal did not include those details on the back of the buildings.
Vice-Chair Dukelow stated that she felt the roof is too dark and a lighter color would reduce the
heat island effect. Vice-Chair Dukelow further expressed her opinion that the bike facilities
were nice to have for the facility, but additional bike racks – at least one – would be good to
have for visitors. Vice-Chair Dukelow asked if the energy for the property would be electric and
if any of the appliances would be gas
Mr. Reuter stated that the appliances would be electric and Energy Star Rated. Mr. Reuter
stated that gas might be available for barbeque but not for appliances.
Vice-Chair Dukelow asked what the material for fencing would be.

Mr. Reuter stated that the fence would be an aluminum type, but they had not gotten that far
into the details. The fence material would be provided with the Final Development Plan.
Vice-Chair Dukelow asked if the irrigation system would be on a timer or smart system for
water conservation.
Mr. Reuter stated that a smart system for irrigation was standard protocol.
Vice-Chair Dukelow asked what the trash enclosure would look like and expressed that the
Planning Commission would want to see elevations and a perspective with the final
development plan.
Mr. Reuter stated that the trash enclosure would be within a garage and completely screened
from view.
Commissioner Troppito asked where internet routers would be located.
Mr. Reuter stated that routers would typically be within closets for each unit.
Commissioner Troppito stated that if the routers were in closets that the residents would need
to purchase boosters at their own expense. Commissioner Troppito asked that the router
locations would be addressed in the Final Development Plan.
Mr. Reuter stated that they would consider moving the routers to another location for the Final
Development Plan.
Seeing no further questions or discussion, Chairman Lee asked if the Commission was ready to
vote. Vice-Chair Dukelow moved to approve the Preliminary Development Plan for the
proposed multifamily development at 58th Street and Nall Avenue to the City Council with the
following conditions:
1. The owner or owner’s agent maintains, in perpetuity, all aspects of the building
structures, surrounding landscaping on the subject property, and parking thereon.
2. The applicant will work with the Sustainability Commission to identify additional
sustainability criteria that meet the expectation of new developments in the City of
Mission.
Commissioner Schmid seconded the motion.
Commissioner Cullinane moved to amend the motion to have a more in-depth study and review
of traffic at 58th and Nall. Vice-Chair Dukelow seconded. The amendment passed with a vote of
6-1 (Chairman Lee voting Nay)
The motion to approve Case # 22-13, Approval of Preliminary Development Plan for a proposed
77-unit multi-family project at 58th and Nall as amended passed 6-1 (Commissioners Lee,
Schmid, Cullinane, Dukelow, Richards, and Troppito voting Aye; Commissioner Smith voting
Nay).

Chairman Lee then moved to the next item on the agenda introducing Case # 22-14, Sign of
Historical Significant for Snack Shack.
Ms. Kneller presented the Staff Report for the Sign of Historical Significance Application for
Snack Shack.
Snack Shack applied for a Historic Sign designation for the pole sign on its property at 6018
Johnson Drive. The applicant states that the sign has remained unaltered since before Town
Topic, Inc. (dba Town Topic) bought the property in 1985 and operated a hamburger restaurant
at the same location. Before Town Topic, Whopper Burger operated a hamburger stand on the
same property. Because of the sign’s consistent use for the same type of restaurant and 1950sstyle diners, the applicant wishes to continue to use the sign at its current location and
designate it as an historically significant sign.
The subject property, located at the northeast corner of Johnson Drive and Beverly Avenue, is
currently in operation as The Snack Shack on Johnson Drive. The current owners purchased the
former Town Topic restaurant after it closed in early 2020 at the onset of the COVID-19
pandemic. The Snack Shack was slated to open in late 2021, but experienced multiple delays
due to equipment supply issues brought on by the pandemic. The Snack Shack officially opened
in April 2022.
Prior to Snack Shack, Town Topic purchased the property, a former Whopper Burger restaurant,
in 1985. Whopper Burger operated its business on the site since at least 1968, according to
archives of City Council minutes. Scot Sparks, the owner of Town Topic, stated in a letter to the
City that the pole sign was part of the purchase at that time. Sparks also stated that the pole
sign has “been associated with local burger stands/diners for its entirety.” Sparks noted that
the building has many features that include the Valentine Diner wall safe, diner-style counter
and stools, and jukebox that are original to the building.
Valentine Diners are historic landmarks in the United States, particularly in the Midwest.
According to the Kansas Historical Society, Valentine Diners were manufactured in Wichita in
the late 1930s until the mid-1970s and widely distributed around the country. Arthur Valentine,
the diner’s namesake, came to Kansas in 1914 and opened a restaurant in the late 1920s or
1930s in Hazelton, KS. Soon after, Valentine opened restaurants in Wichita and Hutchinson. He
constructed a few of the now well-known “lunchroom” pre-fabricated models before World
War II. After the war, Valentine continued to construct the diners, and lauded the buildings as
offering the self-employed restaurateur the ability to own their own small business. A post-war
sales brochure for Valentine diners stated:
"The individual operator is assured of a permanent, self-sustaining revenue where he
becomes his own boss and is not subservient to someone else. His immediate family may
assist in the operation of each unit, as only two operators are required on each shift
when it is running to capacity. During slow periods of business, one operator can do all

the work and give good and efficient service, thereby holding the overhead to a
minimum, with corresponding high profits."
In keeping with this ideal, the owners of Snack Shack, a husband, wife, and their son, have said
multiple times in articles written by the Shawnee Mission Post that they are excited to carry on
the traditional hamburger stand and diner business that was originally intended for the
building. In one Shawnee Mission Post article in April 2021, the Snack Shack owner stated, “that
location has already been, in some fashion, an American diner or burger restaurant for as long
as it’s been there. We are thrilled to…continue the legacy of that.”
Section 430.120, Signs of Historic Significance, provides the intent and criteria for identification
of a sign of historic significance.
A. Purpose. The signs of historic significance regulations are intended:

1. To provide for the preservation of the City of Mission's unique character, history, and
identity, as reflected in its historic and iconic signs;
2. To preserve the sense of place that existed within the central business district and in
areas of the City with concentrations of surviving historic signs;
3. To protect the community from inappropriate reuse of non-conforming and/or illegal
signs while ensuring that the signs are safe and well maintained;
4. To allow the owner the flexibility to preserve historic and vintage signs. This classification
does not preclude owners from removing these signs.
B. Criteria For Identification of a Sign Of Historic Significance.
1. To qualify for an application for identification as an historic sign, the sign shall comply
with the following criteria:
a. The sign shall have been installed at least forty (40) years prior to the date of
application;
b. The sign is structurally safe or can be made safe without substantially altering
its historical appearance;
c. The sign retains the majority of its character-defining features (materials,
technologies, structure, colors, shapes, symbols, text and/or art) that have
historical significance, are integral to the overall sign design, or convey historical
or regional context; and
d. The sign exemplifies the cultural, economic, and historic heritage of the City.
2. In addition, the following criteria may also be considered in the application process:

a. The sign is an example of technology, craftsmanship or design of the period
when it was constructed;
b. The sign may include, but is not limited to, a detached sign, pole sign, a roof
sign, a painted building sign, or a sign integral to the building's design (fascia
sign) or any other type of sign that was permitted on the property at the time
the sign was installed; and
c. The sign is unique, was originally associated with a local business or local or
regional chain, or it is a surviving example of a once common sign type that is no
longer common.
The property is zoned “MS1” Main Street District 1. The structure adheres to all municipal
ordinances set forth in the code at Sections 410.160-210 for intent, permitted use, height and
area regulations, development standards, and performance standards.
This property is located on the Johnson Drive frontage and should adhere to the design
standards for the corridor. The intent of the Johnson Drive Design Guidelines is to promote
architecture that is compatible in form and proportion with neighboring buildings that
incorporate a variety of forms, materials, and colors in design that create a unified appearance.
The buildings that adhere to the principals set forth in the guidelines provide visual interest and
create an enjoyable human-scaled space with pedestrian connections and facilitate recruitment
of retail businesses.
Section 4-13 of the Johnson Drive Design Guidelines provided guidelines that address the
following criteria for signs: signs must be professionally crafted and they should fit the overall
proportions of the building design; signs should not call attention to themselves at the expense
of neighboring businesses by virtue of their color, scale, lighting, material, or other obtrusive
features; pedestrian-oriented signs are encouraged; quality historical signs should be
preserved; signs should be complimentary with architectural materials and made of such
materials as wood, metal, or glass.
The sign serves to provide unique character, history, and identity. Many people may remember
the corner of Johnson Drive and Beverly Avenue because of the character of the Valentine
Diner architecture, as well as the interior illuminated sign. The sign has been an iconic
wayfinder in Mission for decades. The sign adds to Mission’s sense of place that exists within
the central business district. The sign is also safe and well-maintained.
The sign was likely installed long before Town Topic purchased the property in 1985, which was
37 years ago. One of the criteria for an historic sign stipulates that the sign is at least 40 years
old, and Staff can reasonably say that the sign is at least 40 years old due to its design details
consistent with the 1970s and 1980s, and the reasonable timeline of construction and
ownership of the property. The sign is an example of technology, craftsmanship or design of the
period when it was constructed. It has retained the majority of its character-defining features –

materials, technologies, structure, and shape – that apply to the regional context of the typical
diner or hamburger stand typology of the 1970s. The building, as well as the sign, exemplify the
cultural, economic, and historic heritage of the City because of the nature of the eclectic appeal
for which Mission is known. The sign is also unique and originally associated with a local
business or local or regional chain. The original midwestern Whopper Burger establishment,
then the locally renowned Town Topic restaurant, and now the Snack Shack, are all associated
in the regional context.
The culture of the diner or hamburger stand at 6018 Johnson Drive has been part of the placemaking of Mission’s downtown commercial corridor since the time that Whopper Burger
operated its burger stand at the corner of Johnson Drive and Beverly in the 1960s. The legacy of
that type of business is well-documented and a unique characteristic of eclecticism Mission is
known for. The sign’s structure and frame have not been altered to Staff’s knowledge since the
time of its original installation, and it is well-recognized locally. It is a relatively human-scaled
sign at just 20 feet tall, compared with other auto-oriented pole signs that typically tower over
businesses and sidewalks at upwards of 80 feet. It is placed within five feet of the building’s
exterior and is not obtrusive or distracting.
The nature of the sign’s placement is worth noting. When the City improved the streetscape at
Johnson Drive and requested right-of-way when Town Topic operated on the site, according to
Scot Sparks the property line was moved back from the street to within seven feet of the
building footprint. If the existing sign is removed, there is no appropriate place on the property
that is not within the right-of-way to relocate a monument sign.
The cost of removing the existing pole sign and replacing it with another type of sign would be
cost prohibitive for the business owners. After the delayed business opening due to the
pandemic and additional cost burden of supply chain and equipment issues as a result, the
added financial burden of the cost for replacing the sign is not a viable option for the business
owners. While a franchise such as Arby’s or Popeye’s, could likely absorb the incurred costs, a
small business such as Snack Shack would be disproportionately impacted.
Staff recommends that the Planning Commission approve the application for the Sign of
Historic Significance with the following condition:
1. The sign shall remain at the owner’s discretion as long as the building is used as a diner
or similar establishment.
2. If the business type changes, removal of the sign may be considered upon ownership
change.
Chairman Lee asked if anyone from the public would like to comment. (None approached)
Ms. Kneller introduced Rayna Andrew, the applicant.

Ms. Andrew introduced herself. She stated that she and her husband owned the Snack Shack
on Santa Fe in downtown Overland Park. They purchased the Town Topic building on Johnson
Drive, when Town Topic closed during the pandemic. They worked on renovating the building
and other necessary improvements, but with the pandemic and supply chain issues, it became a
challenge to get the work done. They finally got everything in place and opened last month,
but the issue of the sign was the only thing preventing them from getting their full occupancy
permit.
Chairman Lee stated that he had been to the establishment a few times since it opened, and
said he enjoyed his hamburger, but there were a few times on a Saturday when he arrived in
the early evening to find the business was closed. Ms. Andrew stated that she appreciated
Chairman Lee visiting and was sorry to hear of his disappointment about the restaurant being
closed. She added that it is difficult to find good staff right now that would allow them to
expand their hours, so right now they are focusing primarily on weekday hours, mostly lunch
and early dinner.
Chairman Lee then asked about the sign being refaced and if an application had been made for
that. Ms. Andrew stated that when they knew that the lease on the building in Overland Park
was not going to be renewed, they started to look around and found the Old Town Topic was
vacant, so they decided to purchase the building. At the time, the owners of Snack Shack had
talked to the previous City Planner by phone because this is when the pandemic caused
everyone to work from home. Ms. Andrew stated they had played phone tag back and forth
about installing the sign. Ms. Andrew stated that the previous City Planner told them that the
sign could be refaced, so Andrew hired a sign company. Ms. Andrew stated they later found
out that the sign company had never applied to the City of Mission for a permit to reface the
sign.
Ms. Andrew stated that after the sign was refaced, Jim Brown, the City Building Official, arrived
to conduct an inspection and they were still waiting on equipment to arrive so they could open
for business. Ms. Andrew stated that Mr. Brown told her the City had not received a sign
permit application for the sign and that they could possibly have to pay a fine, and Ms. Andrew
stated they were preparing to pay the fine. Ms. Andrew stated that when they purchased the
building from Town Topic, they also sold them the pole sign.
Ms. Andrew stated that after they were preparing to pay the fine for refacing the sign without a
permit, the city clerk got the approval for the sign, and they hadn't heard anything else until the
current City Planner and Building Official met them on-site and said they could apply for a Sign
of Historical Significance.
Chairman Mike Lee asked if the sign company was a licensed installer.
Ms. Kneller stated that the City did not receive a permit application, but that the City does
check that sign installers are licensed before granting the permit.

Chairman Mike Lee stated he did not see anything historical about this sign.
Ms. Andrew stated that they were told that the sign and the restrooms were okay.
Commissioner Troppito asked if they had anything in writing.
Mr. Scott stated that there was some miscommunication between the owners and the previous
City Planner and City Clerk.
Commissioner Troppito asked if the City Historian had been asked to comment.
Mr. Scott stated that the City had not approached the City Historian about the sign.
Chairman Lee asked if there had been any changes to the sign other than the refacing.
Ms. Andrew stated that she was not aware of any changes.
Commissioner Cullinane asked, “How did we get to this point?”
Mr. Scott stated that the City updated its sign code a few years ago. In doing so, there were
several on the City Council at the time who wanted to see pole signs eliminated altogether.
However, there were business owners who believed their pole signs were important for their
business identification and did not want to give them up. Thus, the City did an inventory of all
pole signs in the City of Mission, grandfathering them in under certain conditions. The code
provides that existing pole signs are non-conforming signs which can continue to exist so long
as they are associated with the same business. The code allows for maintenance of pole signs
where maintenance is defined to include refacing the existing sign if the face gets old or faded,
or if the brand of the existing business were to change. However, maintenance does not allow
for a new business to reface the existing sign. In essence, once the business leaves, then the
pole sign must be removed. Mr. Scott further explained that the code also provides that signs
may be deemed “historical” by the Planning Commission if they comply with certain criteria as
outlined in the code.
Commissioner Cullinane asked for clarification stating, “So we either need to make it a Sign of
Historical Significance or remove it.”
Mr. Scott responded that in essences, “yes.”
Commissioner Cullinane stated that if they expanded the building footprint, and if they had to
remove the sign to do so, the historic sign designation wouldn’t mean much.
Ms. Kneller advised that the code allows owners to remove the sign at will, even after a
designation as a sign of historical significance.
Mr. Scott further added that under the existing code, if the owner had to take a sign down for
any reason, they would not be allowed to be put back-up.

Chairman Lee asked if he bought the building and wanted to establish a different type of
business, like an auto parts store, would the sign be able to remain if it had a historical
designation.
Ms. Keller stated that under the conditions recommended by Staff, if the establishment
continued to be a diner or hamburger stand, the sign could remain, but that if the business type
changed, the sign would have to be reconsidered. Ms. Kneller stated that when interpreting
the code, all the criteria are considered in context; in this case, the sign meets all of the criteria
as it provides unique character and identity, a sense of place, it is at least 40 years old, and it is
associated with a local or regional chain.
Commissioner Cullinane asked if they sold the business then the new ownership can apply for a
new permit for a sign of Historical Significance?
Mr. Scott stated, “possibly.” He added that while he understands Ms. Kneller’s interpretation
of the code, he is not sure that he entirely agrees with it. Once the sign is designated as
historical it could remain that way. That would have to be further evaluated.
Commissioner Troppito suggested that the policy decision should be decided by the City Council
and not one of the Planning Commission.
Ms. Kneller stated that the Municipal Code requires that the Planning Commission either
approve the application for the historic sign designation or deny approval. If denied, the
applicant has an opportunity to appeal the case to the City Council.
Commissioner Smith stated that the sign has been here for 40 years, she thinks it would have
been necessary to replace parts in order to maintain it. Commissioner Smith asked if the sign
was in its original form.
Chairman Lee stated that if LED lighting has been installed, the sign has been altered and it no
longer meets the criteria for a Sign of Historical Significance.
Commissioner Troppito stated that by adding updated technology (i.e. by installing the LED
lights) then in its current state the sign does not meet the criteria to be considered an historical
sign.
Matt Tolle, co-owner, stated that the only thing they altered on the sign was to install LED
bulbs. With everything being sustainable now, it is nearly impossible to obtain the old
florescent style bulbs anymore. And the LED are more energy efficient.
Commissioner Troppito stated that there is past precedent when the Trinity Lutheran Church
was trying to change their sign; technology is the central element of the sign. He expressed an
opinion that the Planning Commission should remain consistent in the application of the
criteria.

Vice Chair Dukelow stated that the Casey’s sign was very similar. Dukelow stated that the
precedent set by the approval of that sign would be the rule, not necessarily the consideration
given to the Trinity Lutheran sign. Dukelow stated that, in her opinion, the human scale of the
sign also aligns with the criteria set out in the code.
Commissioner Cullinane stated that she would support the sign remaining as long as the
building remains a Burger joint.
Vicechair Dukelow made a motion to recommend approval of the application designating the
pole sign for Snack Shack at 6018 Johnson Drive as a sign of Historical Significance to the City
Council. Commissioner Schmid seconded the motion. The motion passed 5-2.
Upon passage, Ms. Kneller noted that the motion may have been stated incorrectly, in that if
the case were approved by the Planning Commission, it would not go to the City Council.
Mr. Scott stated Ms. Kneller was correct. The Planning Commission has the final say in this
matter. Mr. Scott suggested that the previous action/motion should be rescinded and the
Planning Commission should consider a revised motion.
Vice Chair Dukelow moved to rescind the previous motion. Commissioner Cullinane seconded
the motion. The motion to rescind passed 7-0 (Commissioners Lee, Schmid, Smith, Cullinane,
Dukelow, Richards, and Troppito voting Aye).
Vice Chair Dukelow moved to approve the application designating the pole sign for Snack Shack
at 6018 Johnson Drive as a sign of Historical Significance be approved. Commissioner Schmid
seconded the motion. The motion passed 5-2 (Commissioners Schmid, Smith, Cullinane,
Dukelow, and Richards voting Aye; Commissioners Lee and Troppito voting Nay).
Old Business
None.
Planning Commission Comments
Commissioner Cullinane asked when the Commission would hear a report on the convention
that Ms. Kneller and Vice Chair Dukelow recently attended.
Ms. Kneller stated she had not prepared anything for tonight’s meeting, but if the Commission
would like to stay, she could discuss it, or report at a later date.
General discussion ended in agreement to have a report at a later date.
Staff Comments
Mr. Scott stated that there would not be a Planning Commission meeting in June. However, the
July meeting is expected to be another heavy agenda with preliminary development plans for

Rushton Elementary School and the multi-family proposed by Block Reality Services at 5665
Foxridge, and a non-conforming situation permit for Big Biscuit.

Commissioner Troppito moved to adjourn the meeting. Commissioner Cullinane seconded the
motion. The motion passed 7-0 (Commissioners Lee, Schmid, Smith, Cullinane, Dukelow,
Richards, and Troppito voting Aye).
Meeting was adjourned at approximately 10:00 P.M.

The “Problem”


The lack of attainable housing within our community



Attainable Housing: market-rate housing for sale that’s unsubsidized,
profitable, and meets the needs of those with incomes between 80-120% of
the area median income, and is not financially burdensome to a household in
a specific income range



In 2018, the median contract rent for Johnson County was $884



Minimum wage workers cannot afford a 2-bedroom rental in the nation – and
1-bedroom rentals are not attainable in 95% of counties



Many factors contribute to an individual’s ability to attain housing: housing
policies, building codes, new construction costs, & additional monthly
expenses (i.e. automobile costs, childcare, utilities, student loans)



Growing population: Mission’s population is predicted to grow by just over 1%
(Source: MARC), and a higher ambitious rate, according to a local plan



To accommodate this growing population, a substantial increase in
construction rates will be required




Mission has an annual average construction need of 45 units through 2030. For
scale, the average annual construction rate from 2010-2019 was 1.4 units, with a
high of 3 in 2019!

Our development plan will bring new housing that emphasizes scale and
heights that are appropriate for single-family neighborhoods or transitional
neighborhoods, which seek to grow current and surrounding areas in a manner
where all localities benefit


As with all MOJO Built projects, we will ensure that our housing project will exist
in harmony with, and complementary to, the established Mission crossroads district

Our Changing Neighborhoods




Household Growth from 2010-2040:


87% of growth will be households without children



54% of growth will be single person households



50% of all growth will be rental housing

To meet this demand for
walkability, all new
housing will need to be
built in walkable
neighborhoods

Household Preferences from 2010-2040:


50% of people would prefer to be able to walk to work or shops



Only 10% live in neighborhoods where that is possible

Source: Kansas City Metropolitan Area Market Trends, Preferences and Opportunities to 2025 and 2040
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Project Location

View from southeast corner of building along Nall looking northwest

View from northeast corner of building at corner of 58th and Nall,
looking southwest

Key Points of the Solution:


Rethink Neighborhood Design by considering the following principles:

1)

Transitions: provide a transition between higher and lower intensity uses to
address compatibility issues

2)

Scale: The size and height of our new buildings will stay true to the
surrounding buildings and neighborhood context (35’ +/-)

3)

Context: Our design will fit the surrounding housing styles and include views
and amenities that enhance both the site and the neighborhood

View from 58th and Nall looking West

View from 58th and Nall looking South

MOJO Built’s Proposal for a Solution


Build a new type of housing for the City of Mission referred to as the “Missing
Middle”



Missing Middle housing seeks to meet the demand for walkable neighborhoods,
respond to changing demographics, and provide housing at different price points





This will help revitalize the Mission district with a new life force and new income sources



These new residents will interact with their neighbors and support the local businesses



Building homes where an office existed previously is proven to create neighborhoods,
whereas offices do not



Nall 58 residents will become a part of the Mission community and take ownership of the
neighborhood

This plan brings new housing that emphasizes scale and heights that are
appropriate for single-family/transitional neighborhoods, which seek to grow
current and surrounding areas in a manner where all localities benefit


As with all MOJO Built projects, we will ensure that Nall 58 will exist in harmony with,
and complementary to, the established Mission crossroads district



Nall 58 is a new type of housing which will serve a new type of resident, the
city of Mission will prosper from new financial contributions and new
economic activity



Nall 58 residents will participate in the authentic thriving crossroads and help
initiate a synergy of the downtown core, which the city of Mission is in the
unique position to promote


These residents will participate in the city’s activities, like the Farmer’s Market,
and will walk to their destinations in the city core.

This new economic activity will alleviate crime, result in a more vibrant
community, and help build a new type of urban infrastructure that will support
local business and help strengthen the intersection of the heart of Johnson
County and the cool of Kansas City

Sustainable Objectives

City of Mission

Item Number: 3.

ACTION ITEM SUMMARY

Date: June 1, 2022

Administration

From: Emily Randel

Action items require a vote to recommend the item to the full City Council for further action.

RE: May 4, 2022 Community Development Committee minutes.
RECOMMENDATION: Review and accept the May 4, 2022 minutes of the Community
Development Committee.
DETAILS: Minutes of the May 4, 2022 Community Development Committee meeting
are presented for review and acceptance. At the committee meeting, if there are no
objections or recommended corrections, the minutes will be considered accepted as
presented.
Draft minutes are linked to the City Council agenda packet so that the public may review
the discussion from the committee meeting in advance of the Council action on any
particular item.
CFAA CONSIDERATIONS/IMPACTS: N/A

Related Statute/City Ordinance:

NA

Line Item Code/Description:

NA

Available Budget:

NA

MINUTES OF THE MISSION COMMUNITY DEVELOPMENT COMMITTEE
May 4, 2022
The Mission Community Development Committee met at the Powell Community Center and
virtually via ZOOM on Wednesday, May 4, 2022. The following Committee members were
present: Ken Davis, Trent Boultinghouse, Hillary Thomas, Debbie Kring, Lea Loudon, Mary
Ryherd, Ben Chociej and Kristin Inman. Mayor Flora was also present. Councilmember
Boultinghouse called the meeting to order at 6:30 p.m.
The following staff were present: City Administrator Laura Smith, Deputy City Administrator Brian
Scott, Assistant City Administrator/Interim City Clerk Emily Randel, Public Works Director Celia
Duran, Public Works Superintendent Brent Morton, Parks and Recreation Director Penn Almoney
and Chief Dan Madden.
Public Comments
Councilmember Boultinghouse reminded the public they can participate via the chat feature on
Zoom. All comments would be visible to the group.
There were no public comments.
Public Presentations
Introduction of John Moffit and Proposed Development at 5555 W. 58 th Street
Deputy City Administrator Brian Scott introduced Mr. John Moffit, CEO of Moffit and Associates,
a real estate firm in Overland Park. Mr. Moffit has over 30 years of experience in the real estate
industry and is a senior member of both the National Association of Home Builders and the local
Home Builders Association and has submitted a redevelopment proposal to the City.
Mr. Moffit thanked the Council for the opportunity to present information on his proposed project
and to share some history regarding his tenure and experience in the Kansas City market. Mr.
Moffit is proposing a 77 unit, three-story apartment complex at the southwest corner of 58th Street
and Nall Avenue. The site includes the former Sunflower Medical Group office building as well as
three parcels to the south along Nall. All four parcels are currently owned by ScriptPro and
encompass approximately 1.45 acres.
Moffit indicated the scale and density of this project is intended to fill a specific market niche,
identified as the “missing middle.” This is a housing type which has been identified through
Mission’s update to the Comprehensive Land Use Plan as a missing element in the City’s existing
residential stock. His firm prides themselves in building quality not quantity. They are not doing
projects everywhere, and they seek to execute ad the best level possible, creating home and
communities for people.
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Henry Klover, with Klover Architects presented a brief overview of the project’s design. Mr. Klover
reminded the Committee that his firm had been involved with the design of The Locale, a project
he was very proud of.
Mr. Klover shared a PowerPoint presentation that detailed several renderings of the proposed
project and the layout on the site. The application for a preliminary development plan includes the
construction of two (2), three-story apartment buildings comprised of a mix of studio, onebedroom, and two-bedroom units. The project has 25 enclosed garages tucked under the back of
the buildings with an additional 58 surface parking spaces providing a total of 83 off-street parking
spaces. Eight on-street parking spaces are also proposed; primarily to serve the leasing office
and visitors to the building.
Mr. Klover referenced they were pursuing a “farmhouse” design with a blend of old and
contemporary, ensuring that the project had a strong presence at the corner or intersection of
58th and Nall and would have sidewalks on all sides to promote walkability and interaction with
the street(s). Mr. Klover indicated that although they were not seeking any specific LEED or Green
Globe certification, the project was being built with a number of sustainability considerations.
These were detailed more fully in a checklist included in the presentation. He concluded his
presentation by reiterating the project filled a specific market niche and made himself available to
answer any questions.
Councilmember Hillary Thomas thanked the developer for the presentation and asked Mr. Moffit
to describe the price range for the units, particularly as it might relate to affordability.
Mr. Moffit responded that their goal is to come in 10-15% below the market. Fluctuating lumber
and construction pricing makes it difficult to offer a specific price range at this time, but that is their
target.
Councilmember Thomas also inquired about the “Leasing Office” signage indicated on the
renderings and whether that was planned as part of the development. She also inquired as to the
location of the nearest homes.
Mr. Klover indicated that signage would not be part of the project. Mr. Scott pointed out that the
nearest homes are north across 58th Street or east across Nall Avenue. This project is located at
Mission’s border with Roeland Park.
Councilmember Debbie Kring said she would like a copy of the comprehensive listing of all
apartments – both existing and those proposed – that was previously provided to Council to be
resent so everyone has the opportunity to see the full picture of what is in Mission.
Mr. Moffit reiterated that as a developer, his firm seeks to serve the market, not create the market,
and that the demand for projects/apartments of this type is incredibly strong.
Councilmember Thomas asked whether the developer was seeking incentives for the project.
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Mr. Scott responded that very preliminary conversations had been had regarding the potential
use of IRBs for exemption of sales tax on construction materials, but there had been no discussion
of any other incentives.
Councilmember Lea Loudon asked for some additional detail on the sustainability elements being
considered for the project.
Mr. Klover referred back to the checklist of items included in the presentation.
Councilmember Ben Chociej inquired as to the floor area ration (FAR) for the project.
Mr. Klover indicated he did not know that information off the top of his head, but could certainly
provide it.
Councilmember Kring inquired of staff where we stood on the rezoning for the property.
Mr. Scott responded the that application for rezoning would be considered alongside or in
conjunction with the preliminary development plan. The project requires no action by the
Community Development Committee at this time. The proposed development and rezoning are
scheduled to be heard by the Planning Commission at their May 23rd meeting and then will come
forward to the City Council in June.
Mr. Scott advised that a neighborhood meeting on the project is planned for Monday, May 9 th at
6:30 at the Powell Community Center.
Approval of Preliminary and Final Plat of Barkley Corner – 6780 Johnson Drive
Mr. Scott advised the Committee that Arby’s restaurant, located at 6780 Johnson Drive, is
undergoing a corporate rebranding and update. The Flynn Restaurant Group, which operates the
Arby’s restaurant in Mission, submitted an application to the City for exterior and interior
improvements to the building.
Exterior improvements include new metal frame canopies around the windows, updated trim detail
on the upper building wall along the roof line, screening of the mechanical equipment on the roof,
and removal of the existing pole sign in lieu of a monument sign. Because the property is located
in the Form Based Code overlay district, the improvements required the issuance of a NonConforming Situation Permit by the Planning Commission. Staff worked with the property owner
to incorporate many elements required in the FBC process into the improvements being
presented, working to meet the requirements as closely as possible.
Mr. Scott noted that in reviewing the application staff identified that the property had never been
platted which resulted in an application for a preliminary and final plat also being considered by
the Planning Commission. The final plat will dedicate an additional 1 ½ feet of right-of-way along
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Johnson Drive which will allow the City to install an eight (8) foot sidewalk along Johnson Drive in
the future. The final plat will also dedicate a 10 foot wide stormwater easement for an existing
storm water line that runs along the east side of the property.
Councilmember Ken Davis asked if the stormwater pipe on the property was one that had been
inventoried, and if so, what the condition rating was for that section.
Public Works Director Celia Duran advised that it was an inventoried pipe, but she would need to
look up its current condition rating on AIMS. She also indicated that the pipe also extended north
into the residential area, but this section of the pipe was not contained within an easement. Mr.
Scott shared with the Committee that there were no improvements being planned for the parking
lot, thereby limiting the opportunity to make any repairs to the stormwater pipe.
Councilmember Kring inquired about changes to the existing pole sign. Mr. Scott advised that as
a part of this application process, Arby’s will be required to remove the existing pole sign and
replace it with a monument sign.
Councilmember Thomas said that this area was somewhat “tree deserted” and wondered whether
the property owner was going to be required to plant trees. Mr. Scott advised that in the process
of reviewing the application, staff learned that a water main was located under the green space
along Johnson Drive. WaterOne advised against a requirement to plant trees on top of the water
line because of the potential for damage in the future. The applicant will be required to install
bushes and other plantings in this area helping to screen the parking lot.
Councilmember Davis inquired whether the drive-thru configuration would remain the same, and
Mr. Scott informed the Committee that no changes were being proposed at this time.
The preliminary and final plat were considered by the Planning Commission at their April 25th
meeting and the Commission voted 6-0 (three absent) to recommend approval to the City Council.
A resolution has been prepared for Council consideration to approve both the preliminary and
final plat and accept the dedication of right-of-way and the stormwater easement and will appear
on the May 18 City Council agenda.

Action Items
Acceptance of the April 6, 2022 Community Development Committee Minutes
Minutes of the April 6, 2022 Community Development Committee were provided to the
Committee. There being no objections or corrections, the minutes were accepted as presented.
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Request of Waiver of Section 230.020 of the Mission Municipal Code to Park a Camping
Trailer – 6190 W. 52nd Street
Deputy City Administrator Brian Scott shared information on Section 320.020 of Mission’s
Municipal Code which regulates parking and storage of recreational vehicles such as campers.
The code requires that such vehicles or equipment be parked in the back yard or side yard behind
the front building line (defined as that portion of the building structure that is closest to the street)
on the owner's lot or lots or in an enclosed structure such as a garage. On a corner lot, they must
be parked behind the front building line from either street or be suitably screened from view of the
street.
The code also stipulates that when it is impossible to park any such vehicle in compliance with
the code either because the size or because of the topography of the property, the owner may
submit a written request for a waiver of the code requirement to the Governing Body.
The Governing Body may grant a waiver in writing to the owner of any such vehicle for a period
not exceeding one (1) year provided that:
1. The vehicle does not encroach upon any easements or other interest in land held by
others besides the owner of the vehicle.
2. Such vehicle, when parked, does not constitute any visibility problem for traffic on public
roads within two hundred (200) feet of such vehicle.
3. There shall not be more than two (2) vehicles for which a waiver is requested at the
premises for which a waiver is sought.
4. No such vehicle shall be parked within twelve (12) feet of the curb or street and no
waiver may be granted for this requirement.
A proactive review by the City’s Neighborhood Services Officer earlier in the year, discovered that
the owners of property located at 6190 W. 52nd Street own a pop-up camper that is approximately
stored in the side yard. Because the property is a corner lot, the side yard also has direct street
exposure. In order to comply with the code, the owners would have to store the camper in the
rear yard, but the topography of the property and the backyard’s small size make this difficult. Mr.
Scott advised the Committee that, in accordance with the code provisions, the property owners
are requesting a waiver.
The code requires waivers can only be granted after a public hearing has been held where the
property owners within 200 feet have been notified and have the opportunity to be heard. The
code further stipulates that if a written protest is presented to the City Clerk or City Council, then
a super majority (6 votes) is required to grant the waiver.
Staff has reviewed the situation and believes that the unusual shape of the lot makes it difficult to
store the camper in the backyard and still be able to reasonably enjoy the benefits of the backyard.
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Furthermore, the present storage location along the side of the garage does not appear to be
obtrusive or unsightly. For these reasons, staff would be supportive of the Council granting a
waiver. Mr. Scott informed the Committee that no decision or action was required now, and that
a public hearing would be scheduled for the May 18 City Council meeting. Should the Council be
amenable to granting the waiver following the public hearing, staff has prepared a resolution
granting the same.
Councilmember Kring inquired whether there was a term limit on the waiver and if so, what
happens when the time is expired. Mr. Scott advised that it was for a period of one year, and that
the property owner would need to resubmit to Council in order to continue to receive the
exemption.
Councilmember Kristin Inman inquired about the status of the trailer shown in the photographs
provided in the packet. Mr. Scott indicated that trailer had been moved, and it was only the camper
that would be subject to the waiver.
Councilmember Davis asked whether there had been any discussion with the property owner
regarding the possibility for off-site storage. Mr. Scott said he had not engaged the owner in that
conversation, and the perhaps that would be a good question for the public hearing.
Councilmember Davis also inquired about how many similar waivers had been granted in the
past, and Mr. Scott indicated he had not issued any during his tenure with the City, but the was a
common situation that exists throughout Mission and there may be more requests that could come
forward in the future.
Councilmember Chociej commented that he felt there should probably be a broader solution that
would eliminate the need for the public hearing process. He also inquired whether the code
allowed for or required any screening and asked whether this was a Mission-specific requirement
or part of the IRC.
Mr. Scott suggested that the issue is really one of community preference and aesthetics. He
confirmed this was a Mission-specific provision.
Councilmember Boultinghouse said that he liked the one year limit on the waiver, which potentially
allowed the property owner sufficient time to explore alternatives solutions. There being no further
Council comments or discussion Councilmember asked Ms. Smith whether the Committee
needed to recommend where this item should go on the May 18 agenda. Ms. Smith advised that
there was a standing section for public hearings and the item would be considered near the top
of the meeting agenda.

Design Agreement for 2023 Street Preservation Project
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Public Works Director Celia Duran advised the Council that in December 2020, the City Council
authorized a task order with Olsson for engineering services for the proposed 2022 Street
Preservation Program. Six streets were identified for design with the intent that some would
potentially be bid as alternates or delayed for 2023 construction depending upon the engineer’s
construction estimates once design was completed. Based on rising prices due to inflation and
supply chain issues, only three of these streets were bid for 2022 construction with the remainder
to be constructed in 2023.
The carryover streets from 2022 are 60% designed and costs to complete design have already
been approved. These streets include:
• Beverly Ave., 57th St. to 56th St. (21.5 PCI)
• Riggs Ave., 53rd St. to Dead End (23.9 PCI)
• Reeds Rd., 51st St. to 50th Terr. (26 PCI)
In addition to these three streets, Staff is recommending to include 61st Terrace (Lamar Ave. to
Woodson Rd.) for design and potential construction in 2023. This street has less than 2 inches
of asphalt and a PCI rating of 24.3. There are two reinforced concrete box culverts (RCBs) on
this street that require replacement due to existing condition and risk ratings between “4” and
“5.” The western culvert is recommended to be upsized with a larger RCB in order to remove
one house adjacent to the creek from the Zone X floodplain. The scope of work for 61st Terrace
includes full depth pavement reconstruction; curb and gutter and driveway approach removal
and replacement; and stormwater improvements or repairs
The current construction estimate for all four streets is approximately $2,450,000 (including
inflation and contingency). Once final design is completed for these streets the construction costs
may potentially increase (especially on 61st Terrace since the culverts have not yet been
modeled or designed). Although this estimate exceeds the current allocation of approximately
$2.0 million annually for residential streets, Ms. Duran advised that the City has been approved
to receive a maximum of $205,292 from the Johnson County Stormwater Management Program
(SMP) in 2022. Additionally, she noted that Staff have also submitted a request for $253,828 in
SMP funds for 2023, and reminded the Council that there is approximately $220,000 remaining
in 2022 street funds due to savings from the construction bid for the 2022 Street Preservation
project. It will be necessary to allocate a portion of this savings toward the 2023 Street
Preservation project in order for all four streets to be constructed in 2023. Some of these streets
may also be included as a bid alternate in case prices and inflation continue to escalate.
Ms. Duran presented a task order which includes all design services for 61st Terrace (survey,
data collection, design, utility coordination, and preparation of easement documents). In addition,
the task order includes costs for project meetings, permitting, preparation of bid documents, and
bid and construction phase services for all four streets. The task order is for a total amount not
to exceed $152,094. This includes $40,824 for modeling and design of two culverts on 61st
Terrace. Additionally, Olsson has included $10,000 for design of hub guards for both culverts
that includes a wall that extends up from the hub guards with columns on each end and a
concrete wall in between that has a brick or stone form liner.
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Councilmember Davis asked Ms. Duran to repeat what she said about the home in the floodplain.
Ms. Duran restated that the engineers were recommending a widening of the culvert to remove
the property from the Zone X floodplain. Councilmember Davis thanked her for the clarification,
saying he misheard thinking she had noted the home had to be removed.
Councilmember Davis recommended the Task Order with Olsson for design of 61st Street as well
as project meetings, permitting, and bid and construction phase services for all four streets in an
amount not to exceed $152,094 be forwarded to Council for approval. All on the Committee
agreed, this will be on the regular agenda.
Contract Award – Johnson Drive Rehabilitation Project (Lamar Avenue to Roe Avenue)
Ms. Duran presented information on a contract award for the Johnson Drive Rehabilitation
Project (Lamar Avenue to Roe Avenue) which is a joint CARS project with the City of Roeland
Park in 2022. The proposed improvements include a UBAS surface treatment; restriping to a
three-lane section from Nall Avenue to Roe Avenue; pavement and median repairs; spot
replacement of curb and gutter, sidewalks, parking stalls, and ADA ramps; and removal of the
decorative asphalt paver sidewalk which will be replaced with concrete to meet ADA
requirements (Nall Avenue to Roeland Drive). Additionally, the improvements include installation
of a five-foot wide sidewalk on the north side of Johnson Drive within Roeland Park city limits
which will include regrading of all the driveway entrances to comply with ADA cross slope criteria.
The project was bid in April 2022 and bids were opened on April 26, 2022. There were two
bidders, with McAnany Construction submitting the lowest and most responsive bid. Ms. Duran
reported that McAnany’s bid is $31,615.85 (approximately 2.5%) higher than the Engineer’s
Estimate of $1,246.142.50. The additional cost may potentially be due to overall increases in
inflation and material costs, as well as the traffic control measures that the project will require.
Mission will fund approximately 79% of the total construction cost, and Roeland Park will fund
approximately 21%. The total construction/construction inspection project costs for Mission are
estimated to be $549,940.35 or approximately $19,940.35 over the project’s estimated
construction budget, primarily due to a decrease in Johnson County CARS funding following
Mission’s initial CARS application request.
Ms. Duran explained to the Council that CARS generally allows up to a $150,000 change order
on, with the additional costs split 50/50 between the County and the city or cities. With change
order funds, and savings from the 2022 Street Preservation Program ($220,000), the City has
adequate funds to cover the increased construction cost and so staff recommends approval of
the contract with McAnany Construction in an amount not to exceed $1,277,758.35.
Construction is anticipated to begin in late June 2022 and is estimated to be completed in
October 2022. Ms. Duran noted that a project meeting for businesses along the Johnson Drive
corridor will be scheduled once the contract is approved so that representatives from McAnany
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can be present to answer questions and address any concerns related to access or potential
construction impacts.
Councilmember Boultinghouse mentioned that while we never like to see projects over an
estimated budget amount, on a project of this size and scope, the overage of 2.5% didn’t seem
extreme.
Councilmember Davis recommended a contract with McAnany Construction for construction of
the Johnson Drive Rehabilitation Project (Lamar Avenue to Roe Avenue) in an amount not to
exceed $1,277,758.35 be forwarded to Council for approval. All on the Committee agreed, this
will be on the regular agenda.

Construction Inspection Services Agreement – Johnson Drive Rehabilitation Project
(Lamar Avenue to Roe Avenue)
Public Works Superintendent Brent Morton presented a construction inspection services
agreement for the Johnson Drive Rehabilitation Project (Lamar Avenue to Roe Avenue) to the
Committee for consideration. He advised that construction inspection services are necessary for
this 2022 CARS project in order to achieve quality construction in accordance with the City’s plans
and specifications. Proposals were requested by City staff from Pfefferkorn Engineering &
Environmental, LLC and the City’s on-call engineering firms (Olsson and GBA) for construction
inspection services.
Mr. Morton explained that Pfefferkorn provided construction inspection services for the Lamar
Ave. Rehabilitation Project in 2020 and the 2021 and 2022 Street Preservation Projects and have
demonstrated a proven ability to provide cost-effective, quality services. Because of their past
performance, and the responsiveness of the bid staff is recommending approval of a construction
inspection services agreement for the Johnson Dr. Rehabilitation Project (Lamar Ave. to Roe Ave)
with Pfefferkorn in an amount not to exceed $42,410.00. All documentation, observation, and
required testing is included as part of the contract.
Mr. Morton further explained that the contract is based on full-time services with an anticipated
start date of June 2022 and completion date of October 2022. Staff recommends full-time
inspection is due to the additional communication, coordination, and access with businesses and
customers required for this project and to ensure pedestrians and vehicles can safely access the
roadway during the construction process.
Councilmember Davis recommended a construction inspection services agreement with
Pfefferkorn Engineering & Environmental, LLC for the Johnson Drive Rehabilitation Project in an
amount not to exceed $42,410 be forwarded to Council for approval. All on the Committee agreed;
this will be on the consent agenda.
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Interlocal Agreement with Roeland Park for Johnson Drive Rehabilitation Project (Lamar
Avenue to Roe Avenue)
Ms. Duran next presented the Committee with an Interlocal Agreement with the City of Roeland
Park for the Johnson Drive Rehabilitation Project (Lamar Avenue to Roe Avenue). The agreement
outlines the purpose, project financing for construction and construction inspection services, and
project administration, and is needs to be executed prior to commencement of project
construction. There are no costs associated specifically with the execution of the interlocal
agreement, and it is a critical mechanism through which each participating city commits to funding
their portion of the project.
The total cost of construction and construction inspection (exclusive of CARS funding) is
$1,320,168.35, with Mission funding $1,041,320.35 (79%) and Roeland Park funding $278,848
(21%) of the overall project. Ms. Duran advised that the City of Roeland Park approved the
interlocal agreement at a recent Council meeting.
Councilmember Davis recommended an Interlocal Agreement between the cities of Mission and
Roeland Park to address the purpose, project financing for construction and construction
inspection services, and project administration be forwarded to the Council for approval. There
are no costs associated with the execution of the interlocal agreement. All on the Committee
agreed, this will be on the consent agenda.
2023-2027 Five-Year CARS Program
Celia Duran shared with the Committee that through a combination of state gas tax dollars and
County General Fund revenues, the Johnson County CARS program provides funds to cities to
construct and maintain eligible streets. Each year, cities must submit a 5-year road improvement
plan from which projects are selected for funding (up to 50% of the project’s construction and
construction inspection costs). Cities are responsible for design, right-of-way, and utility relocation
costs.
Ms. Duran reviewed Mission’s CARS-eligible streets which include:
● Lamar (Foxridge to 67th)
● 51st (Lamar east to City Limit)
● 63rd (Nall to Roe)
● Foxridge (56th to Lamar)
● Johnson Drive (Metcalf to Roe)
● Roe (Johnson Drive to 63rd)
● Nall (Johnson Drive to 67th)
● Martway (Metcalf to Roeland)
● Roeland Dr (Johnson Drive to SMP)
● Broadmoor (Johnson Drive to Martway)
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Annually, each City is required to pass a resolution adopting a 5-year plan based on their own
unique goals and objectives, and then the current year’s CARS projects are ultimately adopted
as part of the County’s annual budget process. The final commitment of funds occurs through the
approval of specific interlocal agreements for each project. The recommended 2023-2027 CARS
program is similar to the 2022-2026 CARS.
2023

2024

2025

2026

2027

Foxridge Phase II
(51st St. to Lamar
Ave.)

Roe Avenue
UBAS (Johnson
Dr. to 59th St.)

63rd Street

Johnson Dr.,
(Metcalf Ave.
to Lamar Ave.)

Nall Avenue
UBAS
(Martway St. to
63rd St.)

(Nall Ave. to
Roe Ave.)

Ms. Duran noted that the only exception is the 63rd St. (Nall Ave. to Roe Ave.) project. This project
was added in 2025 and the Nall Ave. (Martway St. to 63rd St.) project was moved to 2027 due to
pavement conditions and discussions with Prairie Village staff. The PCI’s for 63rd St. range from
18 to 47.2 and the PCI’s for Nall Ave. range from 64.1 to 97.3. The Committee acknowledged that
this move seemed reasonable based on the current pavement conditions and the desire to make
improvements to 63rd Street at the same time as improvements are being made by Prairie Village.
Councilmember Inman asked about the possibility of having 51st Street, specifically the section
from Lamar to Foxridge, designated as a CARS-eligible route so that it could be included in the
5-Year program as it is in terrible condition.
Ms. Duran stated that the consideration by the County is based entirely on traffic counts. Although
traffic may have been down due to COVID, she indicated to the Committee she thought that the
street would qualify, especially with the addition of the Mission Preserve project, and staff plans
to petition the County.
Councilmember Davis asked whether the speed table at the Woodson and Johnson Drive
intersection would remain with resurfacing treatment happening as a part of the rehabilitation
project.
Ms. Duran advised that although she was not sure how effective the speed table was at reducing
traffic speeds, it would remain. She commented that the lane reconfiguration was intended to
have a more direct impact on traffic speeds through the downtown corridor.
Councilmember Thomas asked a follow-up to the question on CARS eligibility for 51st Street
asking Ms. Duran if she knew the timeline for determining the status. Ms. Duran said she was
unsure of the specific process, but was planning to get current traffic counts from the developer
of Mission Preserve to be submitted to the County for consideration.
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Councilmember Boultinghouse expressed his appreciation for being able to discuss the possibility
of adding 51st Street to the CARS program in the future.
Ms. Duran reminded the Committee that approval of the resolution does not specifically commit
the City to any expenditure of funds and its purpose is to communicate to the County the CARS
eligible projects the City is considering over the 2023-2027 planning horizon.
Councilmember Davis recommended the Resolution outlining the City of Mission’s submission to
the Johnson County CARS program for projects to be included in the 2023 – 2027 CARS Program
be forwarded to the Council for approval. All on the Committee agreed, this will be on the regular
agenda.
Ordinance Clarifying Trail Use and Micromobility Devices
Director of Parks and Recreation Penn Almoney presented information on proposed ordinance
revisions to Chapters 230 and 240 of Mission’s municipal code specifically related to trail use and
micromobility devices. This item was presented as a discussion item on the April 6 Community
Development Committee meeting agenda. During that meeting, Council provided feedback
suggesting that staff, Councilmember Chociej and the city attorney review a few outstanding
elements requiring further clarification. That work has been done, and the item is now presented
as an action item for Council consideration.
Mr. Almoney recapped the information presented in April, explaining that the recommended
ordinance changes are part of a systematic approach by the Parks, Recreation + Tree (PRT)
Commission of reviewing park standards to ensure Mission’s code supports the larger vision of
an all-inclusive community. During the 2021 review, there were discussions around mobility
devices and trail users. A list of objectives was created to ensure that the ordinance would address
both immediate and long-term considerations, including promoting accessibility, enhancing
Communities for All Ages focus, helping trails become user-friendly, considering safety of users
and providing enough flexibility to respond to future trends.
The ordinance was developed by a PRT sub-committee, presented to the full PRT membership
for feedback, reviewed and edited by Mission’s legal counsel and Chief of Police Dan Madden.
The ordinance adds clarifying language to Chapter 230 and Chapter 305 of the City’s Municipal
Code that essentially proposes:
•
•
•
•

Section 230.080(A) - remove ‘walking’,
Section 230.085 - define ‘micromobility devices’, accessibility device, and motorized
scooter,
Section 230.090 - ‘Trails’, limits the speed of devices and Director may designate certain
sections of trail as walking only,
Section 230.150 - posting of signs in parks,
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•
•

Section 230.260 - limit use of sport surfaces to pedestrians or those with accessibility
devices,
Section 305.040 - clarification on trail use that passes through commercial districts

The proposed revisions provide clearer communication on trail use standards and more
clarification of what devices and limitations are in place and provides a mechanism that allows
the Parks and Recreation Director to label certain sections of trail as “Walking Trail Only” if safety
and high-use patterns become a short-term concern. Mr. Almoney advised that staff recommends
adopting the proposed ordinance changes to communicate proper trail use etiquette, respond to
the increased demand for various recreation modes of transportation and allow flexibility in
labeling sections of trail, if needed.
Councilmember Loudon inquired if there was anywhere in the city where skateboard or roller
skates could be used. Director Almoney responded that would be on sidewalks or streets, but
nowhere in our parks or on trails. In part, he explained that concrete surfaces were most
conducive to safe skateboarding or roller skating, and the trials in Mission’s parks were asphalt.
Councilmember Chociej recommended that the ordinance revisions to Chapters 230 and 305 of
Mission’s Municipal Code be forwarded to the Council for approval. All on the Committee agreed,
this will be on the regular agenda.
Discussion Items
There were no discussion items on the agenda.
OTHER
Department Updates
Celia Duran provided an update on the status of the impending Rock Creek Channel failure along
the Rock Creek Trail approximately 150’ west of Reeds Road. A portion of the trail has been
blocked off as Public Works staff, engineers with GBA and various utility providers evaluate the
situation. There are both electric power and gas lines potentially impacted by any impending
failure and the both Evergy and KS Gas Service will be working to relocate their existing facilities
in the next two weeks. She advised that just prior to the Committee meeting a memo outlining
potential repair options had been provided by GBA. She will be reviewing the recommendations
with the City Administrator and determining the most appropriate course of action to address the
creek channel movement. Ms. Duran also reminded the Committee that this project had been
budgeted in the 5-Year Stormwater CIP and staff will be moving as quickly as possible to
determine an appropriate solution.
Councilmember Inman inquired about the cost of the previous repairs to the east and what the
cost to the City might be for utility relocation. Ms. Duran advised the cost was approximately
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$150,000 for the previous repairs, and that the utilities were all located within easements, meaning
that the relocations would be done at the expense of the utility companies and not the City.
Penn Almoney advised the Committee of the upcoming Open House meeting on the park
conceptual plans that has been scheduled for 6:00 p.m. on Thursday, May 12 in Rooms A and B
at the Powell Community Center. Notices will be provided via mail, the City’s website, email and
social media.
Councilmember Thomas inquired about more detail on the format of the meeting and wondered
if the options for the dog park would be presented at both Streamway and Broadmoor Parks.
Director Almoney advised that presentation boards would be set up around the room and that
staff, Council and the consultant would engage with residents and attendees in more one-on-one
fashion rather than having a formal presentation with questions and answers. He also confirmed
that both options for the dog park would be presented during the open house.
Mr. Almoney also provided a brief status update on the Facility Conservation Program
improvements. A crane was on site last week to install the last of the HVAC units on the roof to
complete the closed loop system. The Committee may note the building is more comfortable with
these improvements finally installed. Mr. Almoney also noted that the entire project was expected
to be wrapped up in the next few weeks.
He provided an update on the status of the Andersen Park tennis court projects, advising that the
project is going well and is still slated to reopen to the public on the June 1 timeline that was
originally anticipated.
Councilmember Kristin Inman inquired about the status of repairs to the damaged fence at the
Beverly and Martway intersection. Mr. Almoney reported that the fence was damaged by wind,
and that Council might remember that it has previously been damaged and replaced after being
hit by a patron. The previous repairs were covered by insurance and totaled more than $16,000
so staff is currently exploring options to hopefully accomplish the repairs currently needed in a
more cost effective manner.
Councilmember Debbie Kring brought up continued concern for the Planet Aid and other types of
collection box located throughout the City. Of particular concern is the collection site at the Mission
West shopping center where she recently noted paint cans and other items overflowing the
collections boxes. She expressed a desire to see the City move to develop a policy to help
address and alleviate these situations, noting that it does not present a good image for our
community.
Meeting Close
There being no further business to come before the Committee, the meeting of the Community
Development Committee adjourned at 7:33 p.m.
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Respectfully submitted,

Emily J. Randel
Interim City Clerk
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City of Mission

Item Number: 4.

ACTION ITEM SUMMARY

Date: June 1, 2022

Parks + Recreation

From: Penn Almoney

Action items require a vote to recommend the item to full City Council for further action.

RE: Contract Award Mohawk Park Improvements Phase I
RECOMMENDATION: Approve a contract with Sands Construction for Mohawk Park
Improvements Phase I in an amount not to exceed $1,331,290.
DETAILS: Mohawk Park is a 7.8-acre neighborhood park located at the northeast
corner of Lamar and 67th Street, owned and maintained by the City of Mission. The
park was acquired in the early 2000’s and the former Mohawk Elementary school on
the site was demolished. No major improvements have been made since the City
acquired the site.
In 2019, the City contracted with Confluence to begin master planning improvements
for each of the City’s major parks. Improvements to Mohawk Park were a primary focus
and a long-standing priority of the Parks, Recreation and Tree Commission. Through
the conceptual planning process improvements totaling approximately $3.5 million
were identified and approved. Based on the size of the investment, a phased approach
to construction was necessary.
Phase I improvements include a shelter (with integrated storage facility) and restrooms
to support and enhance the current programming, a new sidewalk connection from the
proposed facilities to the existing trails, as well as water fountains, trash and recycling
receptacles, benches, and additional site furnishings. Demolition of the existing parking
lot and construction of a new parking lot along 67th Street was proposed as a bid
alternate if the budget project allowed.
Phase II improvements include expansion of the walking trail around the full perimeter
of the site, addition of a half-court basketball goal, playground replacement (including
poured in place playground surfacing and shade sails), and native plantings, including
trees.
The Planning Commission considered the site improvements in March 2022. The City
Council approved the site plan in April making modifications to the Planning
Commission’s recommendation to include:
•

Proceeding with relocation of the parking lot to the south (67th Street entrance)

Related Statute/City Ordinance:

NA

Line Item Code/Description:

45-90-805-09

Available Budget:

$1,400,000.00

City of Mission

Item Number: 4.

ACTION ITEM SUMMARY

Date: June 1, 2022

Parks + Recreation

From: Penn Almoney

Action items require a vote to recommend the item to full City Council for further action.

•

Adding crosswalks at the 67th and Lamar intersection and at the intersection of
Beverly and 67th Street.

The project was bid the first week of May, and a pre-bid meeting was held on May 12
with five construction firms in attendance. Following the pre-bid meeting, two Project
Addendum were issued.
Bids were received on May 26, 2022 with three (3) firms submitting bids as detailed in
the table below.
Mohawk Phase I Improvements

Base Bid
Amount

Bid
Alternate

Total Bid

Engineer’s Estimate

$838,761

$560,648

$1,399,409

$968,990

$362,300

$1,331,290

Combes Construction, LLC

$1,222,000

$457,000

$1,679,000

Herner Construction, Inc.

$1,500,000

400,000

$1,900,000

Sands Construction

Based on a review and evaluation of the bids, staff recommends approval of a contract
with Sands Construction for Mohawk Park Phase I improvements (base bid and bid
alternate) in an amount not to exceed $1,331,290.00. Construction is anticipated to
begin in August 2022 and be completed in February 2023.
SFS is completing a final review of the bid documents and working to prepare a
contract for execution.
This project is funded from the 2022 Park System Improvements budget (Parks +
Recreation sales tax) identified in the Parks and Recreation Capital Improvement Plan.
Land and Water Conservation Grant funds in the amount of $394,560.00 are available
for the project.
CFAA CONSIDERATIONS/IMPACTS: The Community for All Ages initiative provides
a mechanism for examining important community decisions from the perspective of
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residents for all ages. A place for residents of all ages to relax and play within a
peaceful and natural setting is important component of a healthy and vibrant
community.
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RE: Grant Application for Mohawk Park Improvements Phase II
DETAILS: The Mission Parks + Recreation Master Plan underscored the goal of
expanding and improving Mission park facilities. In addition, the City has committed to
the maintenance and enhancement of existing parks. Mohawk Park is the first capital
project implemented from the Master Plan and a crucial investment in realizing the
City’s commitment to increased investment in the outdoor park system.
Improvements identified through the conceptual planning process, and approved by the
Council, total approximately $3.5 million dollars. Based on the size of the investment to
be made, a phased approach to construction was necessary. Improvements to be
completed as part of Phase I include:
•
•
•
•
•
•
•
•

Public use shelter/pavilion with integrated storage
Public restrooms central to park amenities
New sidewalk connections to existing trail
Water fountain and bottle filler
LED light fixtures, low-flow water fixtures
Replace and expand existing site furnishings
ADA access improvements
Demo existing parking lot and construct new parking lot (bid alternate)

The Land and Water Conservation Fund (LWCF), administered through the Kansas
Department of Parks, Wildlife and Tourism, awarded Mission $394,560 in 2021 to
complete Phase I of the Mohawk Park Improvements. During the initial application
process, the state’s grant coordinator urged staff to apply for additional funding to
complete remaining improvements or phases. A project of this type aligns with the
stated LWCF goals, including:
“The [LWCF] program is intended to create and maintain a nationwide legacy
of high quality recreation areas and facilities and to stimulate non-federal
investments in the protection and maintenance of recreation resources
across the United States.”
As with most grant funding, there are mandates associated with receiving these funds
from the Department of the Interior. They include:

Related Statute/City Ordinance:

NA

Line Item Code/Description:

NA

Available Budget:

NA

City of Mission

Item Number: 5.

DISCUSSION ITEM SUMMARY

Date: June 1, 2022

PARKS + RECREATION

From: Penn Almoney

Discussion items allow the committee the opportunity to freely discuss the issue at hand.

•
•

•
•
•

Lands that receive federal assistance through the LWCF must remain dedicated
to public outdoor recreation use in perpetuity.
Grantees are required to provide matching funds for the grant application,
administer the project through completion and operate and maintain the site after
completion.
Grantees are required to submit a property boundary map identifying the
encumbered area.
Grantees are required to submit an Annual Operation and Maintenance
Assurance Statement that is signed.
Grantees must notify LWCF of any intended improvements or changes to areas
receiving LWCF monies.

According to current construction cost estimates, Phase II of the Mohawk Park
Improvement project is estimated at approximately $2.1 million and includes installation
of a new inclusive play features (including poured in place surfacing and shade),
demolition and replacement of concrete walks, grading, installation of a multi-purpose
court, trees, native grasses and perennials.
During the conceptual park planning process, several neighborhood residents reached
out to staff to express an interest in fundraising for the inclusive play features at
Mohawk Park. There are also playground specific grants available which vary in award
levels and the amount of matching funds required to be committed.
Since Parks and Recreation special sales tax revenues are not guaranteed, additional
resources to complete the remainder of Mohawk Park is a priority for both the Parks,
Recreation + Tree Commission and the City Council. Staff would recommend that we
proceed with a second LWCF grant application while also pursuing several other
outside funding sources to ensure completion of the remaining improvements to
Mohawk Park.
CFAA IMPACTS/CONSIDERATIONS: The City prioritizes accessibility and safety for
all when planning, designing and construction public parks and other outdoor spaces.
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