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Planning Commission
June 26, 2023
7:00 PM
City Hall, 6090 Woodson Street

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

I.	 Call to Order
II.	 Approval of Minutes from March 27, 2023
III.	 New Business

1.	 Case #23-11 - Water Works Park Preliminary Development Plan

2.	 Case #23-06 - Swig Soda Shop Preliminary Development Plan

3.	 Case #23-09 - Swig Soda Shop Preliminary Plat

IV.	 Old Business
1.	 American Planning Commission National Conference Reports (Robin, Amy, Karie)

V.	 Planning Commission Comments
VI.	 Staff Updates



AT A GLANCE

Applicant:

Location:

Property ID:

Current Zoning:

Proposed Zoning:

Current Land Use:

Proposed Land Use:

 

 Public Hearing Required

Legal Notice:

Case Number:

Project Name:

Project Summary:

Staff Contact:

23-11

Water Works Park Preliminary Development Plan

Proposed preliminary development plan 
for the redesign of the Water Works 
Park site with additional amenities 
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Water Works Park Improvements

Background and Property Information

Water Works Park is located on 53rd Street just west of residential properties facing Outlook Street. The 
property is a four-acre site owned by WaterOne for a pump station facility, and in 1982 WaterOne leased the 
site to the City of Mission to operate the park facilities through the Parks and Recreation Department. The 
park is currently programmed with play equipment, trails, and a small shelter. The trail connects to Rushton 
Elementary, which is currently under construction, via a four-foot sidewalk. There is an unstriped parking 
lot for up to seven vehicles along 53rd Street. Restrooms are temporary portable facilities. WaterOne also 
owns several 24-inch water main and smaller transmission pipes under and adjacent to the property. 

The Mission Parks + Recreation Department, WaterOne, and Rushton Elementary have worked through the 
design process to renovate the site and maintain the connection to the school, as well as to the surrounding 
neighborhoods. There has been extensive public deliberation for the potential new programming and site 
design, including two public meetings to discuss all of Mission’s parks that would include Water Works 
Park, two Water Works Park stakeholder meetings, and one public meeting to discuss Water Works Park 
exclusively. The Parks + Recreation Department has also presented information about the process and 
the initial designs to the Community Development Committee and the Parks and Recreation Tree Board. 

The Parks + Recreation Department has worked with its consultant and WaterOne representatives to 
develop a preliminary development plan to be considered by the Planning Commission for recommendation 
to the City Council. Final layou and design considerations for all amenities, the sidewalks and trails, and 
the parking required review and approval by WaterOne based on the location of their facilities and the 
anticipated maintenance or replacement projects.

The improvements include safety enhancements, new concrete shared use pathways, new playground 
equipment, restrooms, shelter, and off-street parking. The restroom facility and shelter is planned for year-
round use. Environmental conservation efforts were also included in the design and universal design 
features are included throughout the site.

Major pathways are 10-foot shared use trails throughout the park, which create a loop for walking and biking 
which connect to minor 6-foot walkways to access the site and its trailways. A minor pathway is located 
at the southeast corner, and at the north and south sides of the playground, these paths are contiguous 
with the poured-in-place playground surface. The continuous trailway for activity within the park complies 
with WaterOne’s requirements and preserves as much impervious area as possible. Impervious area is 
currently .31 acres, and will be increased to .84 acres with the new design. Consultants have completed 
stormwater calculations, and will work with staff and WaterOne to design green infrastructure BMPs prior 
to submittal of the final development plan.

New playground equipment will include universal design features for users of all abilities, including a 
multi-tier play area with age-appropriate focus areas. Non-verbal communication boards and musical play 
elements will promote play for all users. An additional community greeting space will promote community-
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building and interaction at a central location for special events. A new 750-square-foot shelter with seating 
for groups up to 75, unisex restroom facilities, park benches, and bike racks provide a variety of amenities 
for users. Six off-street parking spaces will double the current parking capacity and add ADA striped 
stalls. Solar lighting along with native landscaping promote environmental sustainability. New signage will 
embrace the site’s history, inform about native landscaping, and educate the public on water processes.

Municipal Code

Section 440.175(B) of the municipal code provides the following:

1.	 Consideration of a preliminary development plan for non-residential uses in a residential district 
requires a public hearing before the Planning Commission, with publication notice and notice to 
surrounding property owners as required by Section 440.060 and Section 440.070 respectively.

2.	 Following the close of the public hearing, the Planning Commission shall determine the 
appropriateness of the proposed preliminary development plan according to the following criteria:

	 a. The capability of the site to accommodate the building, parking and drives with appropriate open 
space and safe and easy ingress and egress.

	 b. An appropriate degree of harmony shall prevail between the architectural quality of the proposed 
building and the surrounding neighborhood.

	 c. The appropriateness of the minimum dimensions and areas of lots and yards contained in the 
applicable zoning district regulations may be considered and increased. The Planning Commission may 
approve the application, disapprove the application or approve the application subject to modifications being 
made. Unless the Planning Commission’s action is appealed by the applicant, the Planning Commission’s 
decision shall be final.

3.	 In the event of disapproval of a preliminary development plan by the Planning Commission, the 
applicant may appeal the decision to the City Council by filing a notice of appeal with the City Clerk 
within ten (10) days of the Planning Commission’s decision. On appeal, the City Council may approve 
the proposed plan, disapprove the proposed plan or approve the proposed plan subject to modifications 
being made.

Analysis: A public notice was sent to property owners within 200 feet of the subject property and a 
notice was published in the Legal Record. Staff concludes the following: the space accommodates 
buildings, parking, and drives appropriately; the architectural quality of the buildings are in harmony 
with the surrounding neighborhood; and the lot and yard areas are appropriate for a park.

Plan Review and Analysis

Water Works Park Improvements

3



Mission Comprehensive Plan (2007)

Goals and objectives for parks, recreation and public facilities emphasize maintenance and preservation 
of existing open space and natural features, and to provide for outdoor recreation and visual enjoyment 
through enhancement of parkland used by Mission residents. Improvements should be focused on multi-
modal transportation and greenways with trail linkages.

Analysis: The proposal conforms with the Comprehensive Plan.

Parks and Recreation Master Plan (2018)

The Parks and Recreation Mission Statement is “to enrich the quality of life for residents of Mission and 
surrounding areas by fostering a strong sense of community and providing a variety of multi-generational 
activities that promote healthy lifestyles,” with a Vision to “become the most integrated, connected and 
accessible parks and recreation system in northeast Johnson County.” 

During the creation of the Master Plan, certain facility needs were identified. All seven of the identified 
needs for these facilities are addressed in the improvement plan for Water Works Park, including:

1.	 ADA Accessible Facilities

2.	 Greater Variety and Updated Play Elements

3.	 Expanded Current Program Offerings

4.	 Maintenance of Existing Facilities

5.	 Park Facility Identity

6.	 Connected Trail Network

7.	 Extended Usage of Park Facilities

Another goal of the Master Plan is to maintain a fiscally responsible parks and recreation system. Some 
recommended improvements to Water Works Park according to the Plan include restroom facilities, replace/
expand site furnishings, replace playground equipment, new shelter, and improved trail connections.

Other overarching recommended improvements for all of Mission’s parks include resurfacing/reconfiguring 
parking lots, resurfacing/reconfiguring trails, signage and way-finding. 

Analysis: The proposal expands ADA access, and the universal design elements provided by the 
variety of play equipment and facilities provide extensive opportunities for people of all ages and 
abilities. New gathering spaces will allow for expanded programming, and the existing park is 
being maintained while also being improved. New signage and unique features lend to a specific 
park identity and the connections to Rushton Elementary and nearby residential neighborhoods 
provides connectivity. Restrooms will provide a high-quality facility that will allow extended usage 
of facilities. The proposal implements many of the recommendations for Water Works Park that are 
fiscally responsible according to budget approval by the City Council.

Water Works Park Improvements
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Staff recommends that the Planning Commission votes to recommend approval to the City Council for the 
Water Works Park Improvements Preliminary Development Plan with the following conditions:

1.	 Landscaping Plan shall be in accordance with the Municipal Code for native and non-invasive 
species.

2.	 Landscaping Plan shall be in accordance with the Municipal Code for continual maintenance and 
disease prevention.

3.	 International Dark Sky lighting standards as of 2022 shall be applied to the exterior lighting on 
building frontages and interior site areas and submitted with the Final Development Plan. 

4.	 All signage will be submitted as a package with a separate sign permit application. 

5.	 A Final Development Plan will be submitted to the City and approved by the Planning Commission 
prior to the issuance of any building permits. The Final Development Plan shall be in conformance 
with the Preliminary Development Plan including but not limited to architectural features and details, 
materials used, and amenities.

6.	 The applicant shall submit a Final Site Plan and construction documents to the City for review and 
approval prior to building permit issuance. 

7.	 The applicant shall obtain all approvals from the Consolidated Fire District No. 2 prior to building 
permit issuance.  

The Planning Commission will hear Case #23-11, the Preliminary Development Plan for Water Works Park, 
at its June 26, 2023 public hearing and will vote to recommend approval of the plan to the City Council.

Upon Planning Commission’s recommendation, the City Council will hear Case #23-11 at its July 19, 2023 
meeting. 

City Council Action

Planning Commission Action

Recommendation

Water Works Park Improvements
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SITE DATA TABLE

ZONING DISTRICT LAND AREA

100% OF SITE (4.11 ACRES) R-1 SINGLE

FAMILY RESIDENTIAL DISTRICT

TOTAL BUILDING FLOOR AREA 920 SF

SITE FLOOR AREA RATIO 0.0051

NUMBER OF DWELLING UNITS 0

DENSITY OF RESIDENTIAL

DEVELOPMENT

N/A

REQUIRED NUMBER OF PARKING STALLS

EXISTING - 7 STALLS

PROVIDED NUMBER OF PARKING STALLS 12 STALLS AND 2 ADA ACCESSIBLE STALLS
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PROPOSED 2 STALL UNISEX

RESTROOM STRUCTURE.

UNIVERSAL DESIGN COMPONENT:

NON-GENDER BASED RESTROOMS

ALLOW FOR INCLUSIVE USE FOR ALL.

PROPOSED 750 SF OPEN AIR PARK

SHELTER STRUCTURE.

UNIVERSAL DESIGN COMPONENT: OPEN

AIR SHELTER WITH MULTIPLE ACCESS

POINTS GIVES FLEXIBLE FUNCTIONALITY

FOR THE USE OF THIS SPACE.

ENHANCED PARKING AND ENTRY.

14 TOTAL STALLS - 2 ADA STALLS

UNIVERSAL DESIGN COMPONENT:

ACCESSIBLE PARKING LOCATED AT

THE FRONT ENTRY OF THE PARK FOR

EASE OF ACCESS INTO THE SITE.

VEGETATIVE SCREEN AROUND

UTILITY ENCLOSURE

PROPOSED MULTI-TIERED PLAYGROUND -

BOTTOM TIER - AGE 2-5 FOCUSED PLAY AREA.

UNIVERSAL DESIGN COMPONENT: THE LOWER

TIER WILL PROVIDE ACCESSIBLE PLAY

FEATURES WHILE BEING IN CLOSE PROXIMITY

TO THE PARK SHELTER FOR SUPERVISION.

NON-VERBAL COMMUNICATION BOARDS AND

MUSICAL PLAY ELEMENTS WILL PROMOTE PLAY

FOR ALL USERS.

PROPOSED SHADE STRUCTURE

PROPOSED COMMUNITY GREETING SPACE

UNIVERSAL DESIGN COMPONENT: CREATING A

KEY GATHERING POINT WHERE USERS PASS EACH

OTHER WILL PROMOTE SOCIAL ENGAGEMENT AND

NEIGHBORHOOD CONNECTIONS WHILE ALSO

SERVING AS A CENTRAL LOCATION FOR EVENTS

SUCH AS ART IN THE PARK.

USING LARGE SHADE TREES TO CREATE SHADED

SPACE WITH VIEWS OUTWARD WILL HELP CREATE

A SENSE OF PLACE IN THE PARK.

PROPOSED SIGNAGE PANEL WILL EDUCATE ON

THE NATURAL SYSTEMS OF A RAIN GARDEN AND

POLLINATOR HABITAT.

EXISTING MONUMENT SIGN TO REMAIN

PROPOSED BENCH SEATING

EXISTING SIDEWALK EXTENTS

EXISTING SIDEWALK EXTENTS

BIKE PARKING -

8 TOTAL BIKE RACKS

PROPOSED RAIN GARDEN BMP WILL

TREAT STORMWATER RUNOFF.

PROPOSED MULTI-TIERED PLAYGROUND -

MIDDLE TIER - AGE 5-12 FOCUSED PLAY AREA.

UNIVERSAL DESIGN COMPONENT: CLIMBING

AND SLIDING PLAY FEATURES WILL PROMOTE

CREATIVE PLAY FOR ALL USERS.

PROPOSED MULTI-TIERED PLAYGROUND -

TOP TIER - ALL AGES PLAY AREA.

UNIVERSAL DESIGN COMPONENT:

SWINGS FOR ALL TYPES OF ABILITY WILL

BE LOCATED AT THE TOP TIER OF THE

PLAYGROUND WITH VIEW LOOKING OUT

OVER THE PLAYGROUND.
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PROPOSED PARK TRAILS

UNIVERSAL DESIGN COMPONENT: 10' WIDE

TRAILS ALLOW FOR THE SHARED USE OF

WALKING OR BIKING THROUGH THE PARK.

PROPOSED SOLAR CHARGING

TABLE AND BENCH

UNIVERSAL DESIGN COMPONENT:

SOLAR CHARGING TABLE WILL

PROVIDE A SPACE FOR USERS OF

ALL TYPES TO SIT AND RECHARGE

PHONES, TABLETS, OR OTHER

ELECTRONICS WHICH IN TURN

PROMOTES SOCIAL INTERACTION.
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Mission, Kansas November, 2021
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WATER WORKS PARKPROPOSED CONCEPT PLAN
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WATER WORKS PARKPRELIMINARY RENDERINGS - OVERALL ENTRY
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WATER WORKS PARKPRELIMINARY RENDERINGS - COMMUNITY GREETING SPACE
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WATER WORKS PARKPRELIMINARY RENDERING - RESTROOM AND SHELTER
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WATER WORKS PARK

N

P.I.P Play surface to mimic 
Natural River Channel

P.I.P Play Spheres set in Play 
Surface to mimic Water Splash

2’ Slope for Tiered 
Playground effect

Shade Structure to 
cover Play Structure

WATER WORKS PARK

P.I.P Play Mound Feature x3 3 Belt Swings, 2 Bucket 
Swings and 1 ADA Swing

Slide Tower 
Structure

P.I.P Play Spheres set in 
play surface

2’ Slope for Tiered 
Playground effect

P.I.P Spheres

PLAYGROUND - LANDSCAPE STRUCTURES CONCEPT

TOTAL COST - $310,000

Age 2-5 Play Structure w/ 
Music Instruments and 
Tactile Play Elements

PLAYGROUND CONCEPT
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WATER WORKS PARK

SUSTAINABILITY SCORECARDSUSTAINABILITY SCORECARD                                                                                                                  
	√ Pre-Design Site Assessment

	√ Preserve Natural Resources

	√ Landscape Irrigation

	√ Manage Plants/Vegetation

	√ Walking/Bicycle Paths

	√ Bicycle Storage 

	√ EV Charging

	√ Heat Island Mitigation

	√ Reduce Light Pollution

	√ Construction Material Management

	√ Sustainable/Local Materials

	√ Occupant Recycling/Composting

	√ Building Envelope/Insulation

	√ Electrical/Lighting Systems

	√ Onsite Renewable Energy

	√ Fixtures/Fittings

	√ Reduce Irrigation

	√ Increase Ventilation

	√ Acoustics

	√ Daylighting/Views

	√ Accessibility/Community for All Ages
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Drainage Memo 

1 

 

To: City of Mission, Kansas        Date:  6/14/2023 

From: Chelsea Pfaffly, PE 

Re: Water Works Park Drainage Memo       

 

Wilson & Company is assisting Stantec with the designing of improvements at Water Works Park in Mission, 

Kansas to improve accessibility and compliance with ADA standards. The park is bounded by single family 

homes and Rushton Elementary to the north (W. 52nd Street) and east (Outlooks Street), W. 53rd Street on the 

south, and a WaterOne building and small parking lot to the west. The existing park consists of a walking 

trail, a 7-stall parking lot, a covered shelter with two picnic tables, and a playground. The proposed 

improvements include replacement of the trail to meet ADA standards, upgraded and expanded parking with 

ADA stalls, upgraded playground area and equipment, permanent restrooms, and an expanded covered 

shelter.  

Existing Conditions 

The project site is approximately 4.7-acres. The drainage area encompassing the park is approximately 12-

acres and drains from north to south to the curb inlet (to remain) just west of the park parking lot on W. 53rd 

Street. The existing park site has 0.3-acres of impervious area. See Table 1 for existing condition peak runoff. 

Proposed Conditions 

The proposed improvements will disturb 3.1-acres. The existing trail will be removed, and a new trail will be 

constructed to meet ADA standards. The playground will be expanded. The proposed parking lot provides 12 

standard stalls and 2 ADA stalls with green space between the road and parking lot. The proposed grading 

with regards to stormwater runoff will generally remain unchanged from the existing conditions. The 

proposed impervious area of the park will increase from 0.3-acres to 0.8-acres. Table 1 below compares 

existing and proposed peak runoff from the site at the inlet on W. 53rd Street runoff for the 10-year storm 

event will increase by approximately 1.4 cfs for the proposed extended parking lot while the 100-year peak 

runoff will increase by 2.5 cfs.  

The existing downstream system is a 48-inch by 28-inch horizontal elliptical corrugated metal pipe (36-inch 

round equivalent) with a maximum capacity of 60 cfs. The total drainage area for the curb inlet/receiving 

storm sewer system is 19.5-acres, including the 12-acres encompassing the park, with a 10-year peak runoff of 

53.4 cfs, causing no adverse impacts to the downstream system. 

 

Table 1. Existing vs. Proposed Runoff 

 Park 
Impervious 
Area (ac) 

Total 
Drainage 
Area (ac) 

Rational 
Method 

"C" 

10-Year 100-Year 

 I (in/hr) Q (cfs) I (in/hr) Q (cfs) 

Existing Conditions 0.32 12.02 0.58 4.40 30.5 6.40 55.3 

Proposed Conditions 0.84 12.02 0.60 4.40 31.9 6.40 57.8 

 

6/14/23
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Water Quality best management practices (BMP) features were added to the park facility for water quality 

treatment. A Native Vegetated Swale and Rain Garden treatment train is provided to capture the water quality 

volume from the north area of the park. The 10-year and 100-year storm event will be routed around the 

water quality feature and follow existing drainage patterns. Several native vegetation planting beds are also 

included on site for additional treatment. Level of Service calculations have been included as an attachment to 

this memo.  

 

Summary 

The change from existing to proposed conditions results in an increase of approximately 1.4 cfs for the 10-

year storm event and 2.5 cfs for the 100-year storm event due to the increased impervious area for the 

proposed conditions. This is approximately a 3% increase in runoff from existing conditions. The increase in 

runoff is negligible and will cause no adverse impacts to the downstream system. We request approval for a 

detention waiver, as the impacts are negligible. The proposed conditions include several native vegetation 

beds along with a native vegetation swale and rain garden treatment train system for water quality treatment 

but provide no detention for the 10-year or 100-year event. 
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WORKSHEET 1A: REQUIRED LEVEL OF SERVICE - DEVELOPED SITE

Project: Waterworks Park Improvements By: DBM Date: 6/8/2023

Location: Mission, KS Checked: CLP Date: 6/14/2023

1. Required Treatment Acres

A. Total Area Disturbed by Redevelopment Activity (ac.):

Acres

0.15

0.31

2.67

"1A" Total: 3.13

B. Existing Impervious Area Inside Disturbed Area (ac.):

Acres

0.31

"1B" Total: 0.31

C. Required Treatment Area (ac.):

"1A" Total Less "1B" Total "1C" 2.82

2. Percent Impervious in Postdevelopment Condition and Level of Service (LS)

A. Total Postdevelopment Impervious Area Inside Disturbed Area (ac.):

Acres

0.67

0.17

"2A" Total: 0.84

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

"1B" Total: 0.31

C. Net Increase in Impervious Area (ac.)

"2A" Total Less "1B" Total "2C" Total: 0.53

D. Percent Impervious

Net Increase in Impervious Area / Required Treatment Area

"2C"/"1C" x 100 19%

E. Level of Service

Use Percent Impervious to Enter Table 4.3 LS = 4.5

3. Minimum Required Total Value Rating of BMP Package

Total Value Rating = LS x Required Treatment Area VR = 12.68

Asphalt Trail and Parking

Multi-Use Trail and Shelter

Parking Lot

Postdevelopment Impervious Area Description

Existing Impervious Area Description

Disturbed Area Description

Playground

Asphalt Trail and Parking

Grass

(Round to 

Integer)
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WORKSHEET 2: DEVELOPED MITIGATION PACKAGE(S) THAT MEET THE REQUIRED LS

Project: Waterworks Park Improvements By: DBM Date: 6/8/2023

Location: Misson, KS Checked: CLP Date: 6/14/2023

Sheet 1 of 1

1. Required LS (New Development, Wksht 1) or Total VR (Redevelopment Wksht 1A): 12.68

Note: Various BMPs may alter CN of proposed development, and LS; recalculate both if applicable

2. Proposed BMP Option Package No. 1

1.00 10.00 10.00

0.15 9.25 1.39

0.48 0.00 0.00

0.17 0.00 0.00

1.33 0.00 0.00

Total
2
: 3.13 Total: 11.39

*Weighted VR: = total product/total area

1 VR calculated for final BMP only in Treatment Train:

2 Total treatment area cannot exceed 100 percent of the actual site area

* Blank In Redevelopment

Meets required LS (Yes/No)? NO

3. Proposed BMP Option Package No.

Total
2
: Total:

*Weighted VR: = total product/total area

1 VR calculated for final BMP only in Treatment Train:

2 Total treatment area cannot exceed 100 percent of the actual site area

* Blank In Redevelopment

Meets required LS (Yes/No)?

Parking Lot

VR from 

Table 4.4 

or 4.6
1

Lawn

Treatment 

AreaCover/BMP Description

Native Veg. Swale + Rain Garden

Multi-Use Trail and Shelter

Native Vegitation - Reestablished

Product of 

VR x Area

(If No, or if additional options are being 

tested, proceed below)

VR from 

Table 4.4 

or 4.6
1

Treatment 

Area

Product of 

VR x AreaCover/BMP Description

(If No, or if additional options are being 

tested, proceed below)
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AT A GLANCE

Applicant:

Location:

Property ID:

Current Zoning:

Proposed Zoning:

Current Land Use:

Proposed Land Use:

 

 Public Hearing Required

Legal Notice:

Case Number:

Project Name:

Project Summary:

Staff Contact:

June 26, 2023

Planning Commission

Staff Report

23-06

Swig Soda Shop Preliminary Development Plan

Proposed preliminary development plan for a drive-
through soda and cookie shop on the northeast 
corner of Martway Street and Barkley Street. 

Superstar Holdings, LLC

5959 Barkley Street

KF251208-2050

C2-A

N/A

Vacant

Drive-through Food Establishment

June 6, 2023

X

Karie Kneller, City Planner
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Background and Property Information

The applicant, Superstar Holdings, LLC, submitted 
an application for a preliminary development plan for 
property located on the northeast corner of Martway 
Street and Barkley Street. The preliminary plat will 
be heard with Case #23-09. The subject property is 
approximately .71 acres that is currently a parking 
lot with a gazebo structure. The property is zoned 
C2-A “Pedestrian Oriented Business District.” The 
property lies within the Form Based Code overlay 
district.

Surrounding the subject property are the following 
zones and uses:

Direction Zone Land Use
West C2-B Commercial - Auto Shop
East C2-A Commercial - Shopping Center
North C2-A Commercial - Parking/Fast Food
South CP-2 Commercial - Grocery

All necessary utilities are currently provided and accessible on-site. 

The applicant proposes a drive-through soda shop with vehicle parking, landscaping, internal pedestrian 
walkways, and outdoor seating. Vehicular circulation is confined to the existing northernmost entrance/
exit. The southernmost curb-cut on Barkley will be eliminated. Cars enter the site and circulate clockwise 
through double-stacked lanes of the drive-through to a pick up window in the one-story 650 square foot 
building. The estimated daily vehicle count is approximately 347 cars, with a peak time during the 8:00AM 
and 5:00PM hours. There is also a pedestrian walk-up window for orders and pickup with a bike rack 
located nearby. Eight proposed parking spaces, including one ADA accommodation and an EV charging 
station, are located on the north side of the lot, generally in the rear. A dumpster enclosure is located 
within the green space, constructed of CMU blocks, which will be painted to match the primary structure. 
Greenspace will increase with the proposal from .22 acres (31%) to .37 acres (52%), including access for 
the community to a small, centrally located parklet with park benches and shade trees.

Project Proposal

Swig Soda Shop Preliminary 
Development Plan 
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The Mission Comprehensive Plan (2007) designates the subject property as within the Form Based Code 
(FBC) overlay district, which takes precedence over the municipal code for new construction regarding 
building types, urban and architectural design, and landscaping. The property is also subject to the 
restrictions in §410.340, Development Standards and Prohibited Uses. Any deviations from the zoning 
regulations that result in a score of less than 90 points according to the FBC scoring criteria require a non-
conforming use permit. 

FBC Review and Scoring:

Step 1 of the FBC Regulating Plan is worth 45 points and addresses frontage, parking, and access. The 
project site is located within block T of the Westgate Sector. Building frontages should face Barkley Street, 
which is the secondary frontage, and access should also be from Barkely. Parking should be located away 
from Johnson Drive.

Analysis: The proposed structure fronts Barkley Street; therefore, the building orientation conforms 
with the FBC regulations for block configuration and frontage type, receiving 15 points. Parking is 
discreet from Johnson Drive; therefore, parking conforms with the FBC, receiving 15 points. Access 
is proposed on Barkley Street, and an additional existing entrance is eliminated that reduces the 
number of curb cuts; therefore, the proposal conforms with access regulations and receives an 
additional 15 points. A total of 45 required points are alloted to the first step in the review process. 

Building types appropriate for this block include mid-rise and parking structures; low-rise structures are 
allowed anywhere in the district if the total site area does not exceed .5 acres. Step 2 of the Regulating 
Plan indicates that building types that conform with the appropriate block would receive 10 points. 

Analysis: The proposed building is a one-story structure on a .71 acre lot. Structures built on lots 
larger than .5 acres in block T should be “mid-rise,” or at least two stories; therefore the building 
type does not conform and does not receive 10 points toward the score. According to the FBC, 
“because of the importance of these elements, a score of 10 is required to automatically continue 
to the next review group in the process.” Therefore, the proposal if approved requires a non-
conforming situation permit and must follow the regular approval process.

The Urban Guidelines of the FBC in Step 3 of the review are worth 25 points, and regulate parking and 
front, side, and rear setbacks. A mid-rise building is also intended for a mix of uses with a courtyard common 
space. Front setback required is 0’-10’; side street setback is 0’-10’; side lot setback is 0’ minimum; rear 
setback is 0’ minimum; parking is permitted in the rear only with a 10’-20’ setback from the side street, and 
screening is required.

Analysis: Front and side street setback is non-conforming. Parking and side lot/rear setback 
conforms. The intent of a mix of uses in non-conforming, but a centrally located common space 
courtyard is provided. The proposal partially meets the intent of the Urban Guidelines by providing 
a common courtyard, and the side yard, rear, and parking area conform; therefore, the proposal 

Plan Review and Analysis
Mission Comprehensive Plan and Form Based Code

Swig Soda Shop Preliminary 
Development Plan 

36



Plan Review and Analysis

receives an additional 17.5 points. 

Step 4 of the review involves architectural guidelines, worth 15 points. These elements relate to the 
intent, materials, configurations, and techniques employed on the building walls, roofs, doors & windows, 
storefronts, signage, and awnings & canopies. Stone and masonry materials reflect permanence, the roof 
is a simple flat form, windows and doors are generally located appropriately. Canopies are utilized on 
building facades. 

Analysis: The intent, materials, configurations and techniques employed in the architectural 
elements of the proposal generally conform with the FBC; therefore, the proposal receives an 
additional 15 points.

The proposal receives a total score of 77.5 points of the 90 points required, and must be evaluated 
as a non-conforming situation by the Planning Commission and City Council.

The municipal code for zoning district C2-A “Pedestrian Oriented Business District” relates to the purpose 
and intent, permitted uses, and development and performance standards.

Purpose and Intent:

Businesses in the C-2A district are encouraged to be a retail and service establishment with products 
and services where the consumer enters the place of business to accomplish a purpose, and where 
transactions may be conducted without using a motor vehicle. No drive-in or drive-through operations are 
allowed except where they would be remote from pedestrian traffic. 

Permitted Uses:

Restaurants are permitted uses where the customer normally remains within the building while consuming 
food, but food may be carried out, provided that the purchase takes place within the restaurant. Prepared 
food may be delivered by an employee of the restaurant. 

Development and Performance Standards:

The height, bulk, and setback stipulated in the municipal code conflicts with the FBC, which takes precedent. 
Storefronts are parallel to the street and no parking or other paved surface shall interrupt the frontage except 
that pedestrian plazas or walkways leading to the interior may be provided. Landscaping and screening 
are required by §415.060, and mechanical equipment shall be screened by materials harmonious with 
the building. Performance standards states that new buildings shall be in accordance with the Community 
Wide Design Guidelines (hereafter, Johnson Drive Design Guidelines); analysis is provided in the next 
section.

Analysis: The proposal does not conform with the development standards, as a customer does not 

Municipal Code

Swig Soda Shop Preliminary 
Development Plan 
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enter the premises to conduct transactions or consume food. The drive-in operations are generally 
remote from pedestrian traffic around the site. A pedestrian walkway does cross the drive-through 
lane after the circulation passes the pick up window, but this walkway is interior to the site and 
leads to the parklet; it is not the main pathway for general pedestrian traffic around or off the site. 
Mechanical equipment is screened from view.

Article II Screening and Fencing states in §415.030 that “commercial...projects shall include on the site 
plan a detailed drawing of enclosure and screening method to be used in connection with trash bins on the 
property. No trash bin shall be visible from off the property and a permanent masonry or frame enclosure 
shall be provided and maintained. 

Analysis: The dumpster enclosure is constructed of CMU with a steel gate, to be painted a color to 
match the primary structure.

Article III Landscaping states in §415.060 (A) that the location of all trees twelve inches or greater in 
diameter, which are proposed to be removed shall be shown on the plan.

Analysis: One existing tree that is at least 12 inches in diameter on the west side of the site will 
be removed according to the proposal. The tree will be replaced by 19 additional ornamental and 
shade trees.

Landscaping:

The landscaping plan shows the locations of shade trees, decorative trees, bushes, and ground cover in 
accordance with §415.090 (A) that requires one tree for each 50 feet of street frontage. The interior of a 
parking lot requires no less than 6% of landscaped area according to §415.100. 

Analysis:

The final development plan will detail the locations and species of each type of planting. The 
landscaping will adhere to the NE Kansas preferred trees list of native species. The preliminary 
development plan indicates a sufficient number of trees on the street frontage, and the interior of 
the parking lot is sufficiently landscaped.

A maximum of 25% of any one façade may be EIFS material (there are no stipulations for percentage of 
stucco material); EIFs must be 8’ from ground level unless specially reinforced. 

Analysis: The proposal conforms, as EIFS below 8’ at-grade is noted on the plan as reinforced with 
high impact base mesh.

Building facades on corner lots shall address both streets of the intersection. 

Plan Review and Analysis

Johnson Drive Design Guidelines

Swig Soda Shop Preliminary 
Development Plan 
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Analysis: The proposal addresses the public realm on both sides of the intersection with brick 
facades, awnings and windows, and alterations in material selections. Extensive landscaping 
softens hard edges and walls. 

Roof mounted mechanical equipment shall be hidden from pedestrian view by roof parapet walls. 

Analysis: The proposal conforms.

Parking lots shall incorporate green space (minimum 6%). 

Analysis: The proposal includes 11% of landscaping in the parking area.

Parking lots on Martway and side streets between Martway and Johnson Drive shall be screened. 

Analysis: The proposal includes evergreen boxwoods to screen the parking area and evergreen 
cypress to screen drive-through lanes along Martway Street.

Amenities such as bike racks should be incorporated. 

Analysis: A bike rack is included on the south side of the building near the pedestrian pathway 
entrance.

Clear glass is preferred, and reflective or highly-tinted windows are prohibited.

The plan elevations indicate clear and non-tinted glazing. 

Building façade colors shall be natural yellow, pale tan, brick, beige, brown and terracotta tones. 

Analysis: The proposal appears to conform; final materials selections will be provided with the 
Final Development Plan.

Curb cuts should be a maximum of 24’ wide and shall be minimum distance of 30’ from other curb cuts. 

Analysis: The proposal conforms.

A landscaping maintenance agreement that indicates all plant materials will be maintained and dead/
diseased landscaping will be replaced; this agreement will be required before a permit for construction is 
issued.

Deviations from the municipal code and Johnson Drive Design Guidelines require approval by the 
Planning Commission and City Council.

The project team met with the Sustainability Commission on June 5, 2023. The team provided a completed 
scorecard with an 80/100 score at the gold level. The Scorecard Sub-Committee will be reviewing the criteria 
and will provide options for them to improve the score. Favorable comments from the meeting included a 

Swig Soda Shop Preliminary 
Development Plan 

Plan Review and Analysis

Sustainability
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decrease of impervious area and increased landscaping with drought-resistant plants. Nearby transit 
opportunities, bike racks, and extended sidewalk connections in place of existing curb cuts, along with 
“no idling” signs that will help improve the health and mobility options for visitors. An EV charging station 
provides alternative energy for vehicular transportation. Additionally, a shaded parklet central on the 
site will provide space for recreation and community gathering for pedestrians, bicyclists, and visitors 
traveling by vehicle. LED lighting with Dark Sky Association standards will enhance sustainable lighting 
(which will be provided in the Final Development Plan).

Analysis: Elements that promote environmental, social, and economic improvements on the 
site enhance the project and further Mission’s sustainability goals. While the business will 
provide a primarily vehicular operation, the enhanced pedestrian and bicycle amenities, along 
with alternative energy on site and minimal parking, will encourage multi-modal visitors.

Staff recommends that the Planning Commission recommend approval to the City Council a Preliminary 
Development Plan and Non-conforming Situation Permit for Case #23-09 Swig Soda Shop with the 
following conditions:

1.	 Landscaping Plan shall be in accordance with the Municipal Code for native and non-invasive 
species.

2.	 Landscaping Plan shall be in accordance with the Municipal Code for continual maintenance 
and disease prevention.

3.	 International Dark Sky lighting standards as of 2022 shall be applied to the exterior lighting on 
building frontages and interior site areas and submitted with the Final Development Plan. 

4.	 All signage will be submitted as a package with a separate sign permit application. 

5.	 A Final Development Plan will be submitted to the City and approved by the Planning Commission 
prior to the issuance of any building permits. The Final Development Plan shall be in conformance 
with the Preliminary Development Plan including but not limited to architectural features and details, 
materials used, and amenities.

6.	 The applicant shall submit a Final Site Plan and construction documents to the City for review 
and approval prior to building permit issuance. 

7.	 The applicant shall obtain all approvals from the Consolidated Fire District No. 2 prior to building 
permit issuance.  

8.	 The applicant shall obtain all approvals from Johnson County Wastewater and Johnson County 
Water District #1 prior to building permit issuance. 

Recommendation

Swig Soda Shop Preliminary 
Development Plan 
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9.	 The applicant shall be responsible for all damage to existing City infrastructure, including roads, 
curbs, and sidewalks during construction. Repairs shall be of a quality like or better than existing 
conditions before final Certificate of Occupancy issuance.

10.	 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 City of Mission 
Community Development Department.

11.	 This Preliminary Development Plan approval shall lapse in five (5) years from the effective date 
of this ordinance if construction on the project has not begun; provided, however, that the applicant 
may request a hearing before the City Council to request an extension of this time period for up to 
12 months.   

The Planning Commission will hear Case #23-06, the Preliminary Development Plan for Swig Soda 
Shop at its June 26, 2023 public hearing and will vote to recommend approval of the plan to the City 
Council.

Upon Planning Commission’s recommendation, the City Council will hear Case #23-06 at its July 19, 
2023 meeting. 

Planning Commission Action

City Council Action
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Development Application 
 

 Permit #  
  

 

Applicant Name:  Company:   

Address: 

City/State/Zip: 

Telephone: 

Email: 

 
Property Owner Name: 

  
Company: 

  

Address: 

City/State/Zip: 

Telephone: 

Email: 

 
Firm Preparing Application: 

  
Company: 

  

Address: 

City/State/Zip: 

Telephone: 

Email: 

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

 
Rezoning  Plat  

 
Site Plan  

Application Type 
SUP  Lot Split  

 
Other (Specify): 

 

 

Description of Request 
 
Please provide a brief description of the request: 
 

 

 

Community Development Department 
6090 Woodson Street 

Mission, KS 66202 
913-676-8360 

Tim Harris, member Superstar Holdings, LLC

244 W Mill Street, Suite 101

Liberty Missouri 64068

816-781-3322

please email tharris@stardevcorp.com & robert@stardevcorp.com

816-979-1255

Liberty Missouri 64068

405 S Leonard, Suite D

Ron Cowger AGC Engineers, Inc

rcowger@agcengineers.com

x x

x

Allow for SWIG (drive-thru soda shop) 

Marlene J. Leinmiller

c/o Bruce Leinmiller
1469 E 800 Road
Lawrence Kansas 66049
785-550-0582    
lmr2bells@gmail.com & bartco@kc.rr.com
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Project Details 
 
 

General Location or Address of Property: 

Present zoning of property: 

Present use of property: 
 
 
 
 
 
 

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

 
 

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

 
 
 
 
 

X 
Signature (Owner) 

 
X 

Signature (Owner's Agent) 

Date 
 
 

Date 

 
 

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

File Fee: $ 
 
 
 

Total: 
Receipt # 
Notes: 

Meeting Date 
 

PC CC 
Date Notices Sent 

 
 

Date Published 
 
 

Decision 

5959 Barkley

C-2A (Pedestrian Oriented Business)

largely vacant expect for seasonal plants sales after Backyard Burger left the site
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THE SWIG STORY : 
 

Swig is one tall drink of soda. The booming beverage brand launched in 2010 in St. George, Utah, after 
owner and founder Nicole Tanner brainstormed the idea for a drive-by drink shop. Customers fast 
became loyalists, and it didn’t take long before the Home of the Original Dirty Soda™ made a clean 
sweep across Utah. Today, they have over 45 locations in Utah, Arizona, Oklahoma, and Texas serving up 
customized beverages and stellar sweets — with countless more to come across the nation. 

Currently SWIG has 5 leases signed in the KC metro area with many more to come in the Kansas and 
Missouri area with the first stores opening in late 2023 or early 2024 in the Kansas City area. 

SWIG was prominently featured on NBC’s  the Today Show, have over 100,000 followers on Instagram 
and Facebook and is becoming a huge favorite across the West and  Midwest 

Swig’s story has been made even sweeter with Save The Cups. Nicole Tanner is a breast cancer survivor 
herself, and she is now on a mission to help other breast cancer patients. In the last three years, Save 
The Cups has raised over $550,000 that has gone directly to paying the medical bills of women fighting 
the disease — and they’re just getting started. Learn more about this cause near and dear to our hearts 
at SaveTheCups.org. 
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MARTWAY STREET

SWIG

B
A

R
K

LE
Y

 S
T

.

BIKE RACK

OUTDOOR SEATING

MONUMENT SIGN

LEYLAN CYPRESS

GREEN MTN.
BOXWOODS

(3) HOMESTEAD ELMS

MOUNDING ANNUALS

(3) HOMESTEAD ELMS

(7) SOUIX CREPE MYRTLE

GREEN MTN. BOXWOODS

SHASTA DOUBLEFIRE
VIBURNUM

(3) KOREAN FIRS

LOW ORNAMENTAL
GRASSES (RED
MUHLY GRASS)

LEYLAN CYPRESS

"NO IDLING" SIGN

TRASH ENCLOSURE

LEYLAN CYPRESS

PLANTER WITH BENCHES AND CHEROKEE DOGWOOD

(3) GEISHA GONE WILD
JAPANESE MAPLE

(4) FLOWERING
DOGWOODS

MENU BOARDS

5'-0" WIDE CONCRETE
SIDEWALK (TYP.)

(2) RED MAPLES

(3) PURPLE CREPE MYRTLE

EV CHARGING STATION

NOTE : LANDSCAPING WILL BE IRRIGATED.
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All EIFS to receive a high
impact base mesh as per
manufacturers specifications.
(ASTM E2486)

All EIFS to receive a high
impact base mesh as per
manufacturers specifications.
(ASTM E2486)

All transparent glazing is to be clear and
non-tinted

All transparent glazing is to be clear and
non-tinted

All transparent glazing is to be clear and
non-tinted
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*

SWIG
Fall '23

Star Development

*

* The old Gazebo is the only structure on the site and sadly, it cannot be reused.

*

*   This is a Brown Site with a large expanse of paving and a few remaining trees. Several trees will be added and the amount of paving will be reduced.
* 1 No additional bike paths are shown on site, connections to existing walking and/or bike paths would be encouraged.

The size of the Building (650 SF) will limit the opportunity to pursue most building certifications, however we feel that the project could accumulate enough
points to be at least a minimum of a LEED Green Level Certification.

1

This project will consist of a 650 Square Foot Building, parking and a drive-thru lane. The remainder of the site will include extensive
landscaping, patios, sidewalks and seating. Bicycle storage will be included on the exterior (8 bikes) and the site can be used for Bus Stop
access if needed. Landscape Irrigation, erosion control and water management will be an important feature of this site. An Electrical Vehicle
charging station will be installed.

A construction waste management system will be in place at the start of construction and preferences will be
made to use as many materials as possible that are local and  sustainable. SWIG will have an occupant waste
management and recycling program.

Energy Modeling and CO   Modeling will be performed for this project. Shading devices are over all
transparent windows and the extensive amount of landscaping will help to dissipate a large percentage of
heat gain. Whenever possible, Energy Star appliances will be used. In addition, this building/service
produces a minimal amount of air pollution.

2e
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Gold

Inspections and Commissioning will be performed on all Mechanical and Energy components of this
building. O+M Documentation and Staff training will also be a part of the SWIG Program.

All air handling equipment will be protected through the construction process. Indoor air quality will be improved
through the inclusion of fresh air in the air handling system and this SWIG Building will comply with ASHRAE 55.

Water metering will be used and all equipment consider maximum flow rates. When possible, Water Sense
Fixtures will be used. Drought tolerant plantings will be used strategically to reduce the amount of irrigation water
required.
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February 14, 2023 
 
Mr. Ronald L. Cowger, PE 
AGC Engineers, Inc. 
405 South Leonard Street, Suite D 
Liberty, Missouri  64068 
 
 RE:  SWIG – Mission, Kansas 
 
Dear Mr. Cowger, 
 
As requested, Priority Engineers, Inc. has estimated the trip generation for the proposed SWIG soda 
specialty soda store to be located at the northeast corner of Barkley Street and Martway Street in 
Mission, Kansas.  The existing lot has two driveways onto Barkley Street and is vacant except for a 
gazebo located within a small green space.   
 
The proposed development will include a 650 square foot building with drive-through lanes wrapping 
around the building.  The northernmost driveway will be closed, and the existing southern drive will 
remain in place.  
 
In the 11th Edition of the ITE Trip Generation Manual, Land Use 937, Coffee/Donut Shop with Drive-
Through Window is the most similar use.  Table 1 below shows the trips estimated using this land use. 
 
Table 1:  Trip Generation (ITE) 
         AM Peak PM Peak 

Land Use Intensity Daily Total In Out Total In Out 

      
Coffee/Donut Shop with Drive‐Through 
Window  650 SF 347 56 28 28 25 13 12
      

 
Although Land Use 937 is the most similar land use available, the peak hours of a coffee/donut shop 
are concentrated in the AM Peak Hour.  Existing SWIG locations do not open until 7:30 or 8:00 and 
only do about 3% of their daily sales during the 8:00 hour.  SWIG reports about 8.1% of their sales in 
the 5:00 hour.  Assuming a daily volume of 347 vehicles, estimates for peak hour volumes were made 
based on these daily sales reports.  These estimates are shown in Table 2 below. 
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Table 2:  Trip Generation Based on Percent of Sales Per Hour
         AM Peak PM Peak 

Land Use Intensity Daily Total In Out Total In Out 

      
SWIG ‐ Based on Percent of Sales  650 SF 347 10 5 5 28 14 14
      

 
In summary, the currently proposed use for this site is expected to generate only 10 trips in the AM 
Peak Hour and 28 in the PM Peak Hour.  Using ITE Trip Generation for the AM Peak Hour would 
result in an estimated 56 vehicles in the AM Peak Hour.    
 
Please let me know if you have any questions or require additional information.  I can be reached at 
(816) 738-4400. 
 
 
Sincerely, 
  
PRIORITY ENGINEERS, INC. 

 
Kristin L. Skinner, P.E., PTOE 
 

64



65



MARTWAY STREET

B
A

R
K

L
E

Y
 S

T
R

E
E

T

( IN FEET )
1 inch =              ft.

0 402010

20

20

DATEBY REVISION

www.agcengineers.com
AGC Engineers, INC.

405 S. Leonard St., Suite D
Liberty, Missouri 64068

816.781.4200
fax 792.3666

RC/ACA FOR REVIEW X-X-XX

SWIG - 5959 BARKLEY STREET
MISSION, JOHNSON COUNTY, KANSAS

PRELIMINARY DEVELOPMENT PLANS
GREENSPACE - EXISTING CONDITIONS

TOTAL SITE AREA - 0.71 ACRES

GREENSPACE - 0.22 ACRES OR 31%

6

66



SSMH #1069SSMH #1199

SSMH #1200

CB #1188
SWMH #1006

SSMH #1007

SSMH #1296

SSMH #1041

SSMH #1297

CB #1232

IG #1250

IG #1018

SSMH #1299

13

1

MARTWAY STREET

B
A

R
K

L
E

Y
 S

T
R

E
E

T

( IN FEET )
1 inch =              ft.

0 402010

20

20

GREENSPACE - PROPOSED CONDITIONS

DATEBY REVISION

www.agcengineers.com
AGC Engineers, INC.

405 S. Leonard St., Suite D
Liberty, Missouri 64068

816.781.4200
fax 792.3666

RC/ACA FOR REVIEW X-X-XX

SWIG - 5959 BARKLEY STREET
MISSION, JOHNSON COUNTY, KANSAS

PRELIMINARY DEVELOPMENT PLANS

TOTAL SITE AREA - 0.71 ACRES

GREENSPACE - 0.37 ACRES OR 52%

7

67



AT A GLANCE

Applicant:

Location:

Property ID:

Current Zoning:

Proposed Zoning:

Current Land Use:

Proposed Land Use:

 

 Public Hearing Required

Legal Notice:

Case Number:

Project Name:

Project Summary:

Staff Contact:

23-09

Swig Soda Shop Preliminary Plat

Proposed preliminary plat for a drive-through 
soda and cookie shop on the northeast corner 
of Martway Street and Barkley Street. 

Superstar Holdings, LLC

5959 Barkley Streeet

KF251208-2050

C2-A

N/A

Vacant

Drive-through Food Establishment

June 6, 2023

X

June 26, 2023

Planning Commission

Staff Report

Karie Kneller
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The applicant, Superstar Holdings, LLC, submitted an 
application for a preliminary plat for property located 
on the northeast corner of Martway Street and Barkley 
Street. The preliminary plan will be heard with Case #23-
06. The subject property is approximately .71 acres that 
is currently a parking lot with a gazebo structure with a 
plan to develop a drive-through soda shop associated 
with this proposed plat. The property is zoned C2-A 
“Pedestrian Oriented Business District.” The property 
lies within the Form Based Code overlay district. The 
property in not currently platted.

Surrounding the subject property are the following zones 
and uses:

Direction Zone Land Use
West C2-B Commercial - Auto Shop
East C2-A Commercial - Shopping Center
North C2-A Commercial - Parking
South CP-2 Commercial - Grocery

All necessary utilities are currently provided and accessible on-site. A 15-foot stormwater easement runs 
north and south along the easternmost property line and forms a diagonal on the southeast corner to tie 
into existing inlets. A 10-foot sanitary sewer easement runs along the northern and western sides of the 
property, which connect to existing manholes. A 25-foot right-of-way easement, measured from street 
centerline on Barkley includes the existing concrete sidewalk on the east side of the street, and continues 
around the southwest corner running east with a permanent construction easement and 30-foot right-of-
way from street centerline on Martway. The construction easement is a separately recorded document that 

allows the City to construct and maintain the pedestrian path on the south side of the subject property. 

Section 440.220 of the Mission Municipal Code provides that preliminary plats shall be approved by the 
Planning Commission if it determines that:

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

Swig Soda Shop Preliminary Plat

Background and Property Information

Project Proposal

Municipal Code
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exceptions.

Analysis: For properties located in C2-A, no front yard is required for buildings of one or two stories 
in height and are allowed pedestrian spaces and landscaping to complement the surrounding 
architecture; rear and side yard setbacks are required if necessary for right-of-way. It is Staff’s 
determination that the proposed plat conforms with the municipal code zoning requirements. 

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

Analysis: The Mission Comprehensive Plan indicates that this property lies within the Form Based 
Code district, which is consistent with the setbacks allotted in the proposed plat. 

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

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

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

It is Staff’s determination that the plat is consistent with good traffic engineering and safety 
standards.

5.	 All submission requirements have been satisfied.

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

Staff recommends that the Planning Commission approve Case #23-09, the Preliminary Plat for 
Swig - 5959 Barkley.

The Planning Commission will hear Case #23-09, the Preliminary Plat for Swig - 5959 Barkley on June 26, 
2023.

None.

Plan Review and Analysis

Swig Soda Shop Preliminary Plat

Recommendation

Planning Commission Action

City Council Action
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