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PLANNING COMMISSION
CITY OF ROELAND PARK, KANSAS
ROELAND PARK
COUNCIL CHAMBERS
JULY 17,2018 6:00 PM

.  Roll Call
[I. Approval of Minutes
1. Planning Commission Minutes 6.19.2018
[11. Public Hearing
1.  Rezoning and Redevelopment Plan for 5000 Johnson Drive Property
V. Action Items
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VI. Other Matters Before the Planning Commission

VIl. Adjournment
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PLANNING COMMISSION MINUTES
CITY OF ROELAND PARK
4600 W 51°t Street, Roeland Park, KS 66205
June 19, 2018, 7:00 P.M.

The Roeland Park Planning Commission met on June 19, 2018, in City Hall, 4600 West 51° Street.

Chair Gleason declared a quorum and called the meeting to order.

Present: Paula Gleason Bill Ahrens Darren Nielsen
Mike Hickey Kyle Rogler

Absent: Mark Kohles

Staff: Jennifer Jones-Lacy, Assistant City Administrator

John Jacobson, Building Official

ROLL CALL

Ms. Jones-Lacy called the roll and noted that Commissioner Kohles was absent. Commissioner Rogler
arrived shortly after roll call

MINUTES
1. April 17, 2018, Planning Commission Meeting Minutes

MOTION:  COMMISSIONER GLEASON MOVED AND COMMISSIONER HICKEY SECONDED TO
APPROVE THE MARCH 20, 2018, PLANNING COMMISSION MEETING MINUTES.
(MOTION CARRIED 5-0)

PUBLIC HEARING
No public hearing was held.
ACTION ITEMS
1. Discussion on Bella Roe Development Plan Revision

Ms. Jones-Lacy stated the owner of Bella Roe, ACF Property Management, has submitted a request to
replace the fountains in the shopping center with planters, mosaic tiles and signage that has the Bella
Roe logo and also incorporates Roeland Park elements. This item is before the Planning Commission
as it is part of a development plan amendment that was in place as a requirement of TIF-1. Fountains
were part of that development agreement. A recommendation to the Council is requested from the
Planning Commission that essentially changes the development agreement. Exhibit #5 shows the
financial outline and denotes the approximate cost for the various fountains. Mr. Gatewood, ACF
Property Manager, and his sign manufacturer have met with the Arts Committee and Ms. Jones-Lacy
to discuss integrating additional artwork into the signage to meet the one percent for art for the City.

Josh Gatewood with ACF Property Management said the fountains are only being used part of the
year and are an eyesore the remainder of the year. They would like to add something that has more



color throughout the year as well as being easier to maintain. They would also like to add a mobility
hub (bus stop) to make the spot more productive to the community.

Commissioner Nielsen asked about the plantings in the rendering. Mr. Gatewood said they were
basically generic drawings but most of the items would be in there year-round. They would also like
to make sure there is color in the planters all year.

Commissioner Rogler asked if the one percent for art was just for the Roe 2020 project or that it
needed to be on the property. Ms. Jones-Lacy said the resolution states that the art will be on the
property that is being improved.

Marek Gliniecki, Chair of the Arts Advisory Committee, addressed the Planning Commission. He
stated they have come to an agreement with the owners of Bella Roe. The Committee is working on
assembling a list of artists for Bella Roe to review to help with the art and mosaic design.

MOTION: COMMISSIONER ROGLER MOVED AND COMMISSIONER NIELSEN SECONDED TO
APPROVE THE PRELIMINARY CONCEPT FOR THE BELLA ROE SIGNAGE ART INTEGRATION
TO REPLACE THE CURRENT FOUNTAINS AT THE BELLA ROE DEVELOPMENT SITE.
(MOTION CARRIED 5-0)

V. DISCUSSION ITEMS
1. Update on Developments City-Wide

Ms. Jones-Lacy laid out the presentation that would be given at the business breakfast which will
focus on The Rocks and the Johnson Drive and Roe sites. The Rocks site has quite a few hurdles
because of the geographic changes and elevation changes and is a challenge to develop. They also
need to relocate the Public Works facility and there is not a lot of suitable ground available. Existing
underground utilities also limit the ability to re-grade the site to achieve more gradual slopes. The
hope is that the sale of this site will allow them to purchase another Public Works facility at another
location.

The vision is to attract some sort of destination for northeast Johnson County at The Rocks. They
would like a limited service hotel (90-120 rooms). They would also like a full-service restaurant as
there is not one in Roeland Park and has been an expressed want of the citizens.

The developer of the gateway at northeast Johnson and Roe is required to break ground by October
2018. The southern portion of the property remains KDOT right-of-way. The utility relocation of the
overhead power lines is necessary for the site to be developed, which is a large expense. The site is
intended for a full-service restaurant and bar in the first floor retail space with potential residential
units on top. They are still prospecting for developers of this site.

There have been changes on Johnson Drive to the single-family houses that are zoned office but there
are covenants that need to be removed such as the houses need to continue to look like a residential
house as well as race restrictions. The properties now have the ability to be rezoned.

The Pride Cleaners relocation is moving forward. They have submitted an application and Mr. Nielsen
will get together with the developer and the Mayor to review the preliminary plans. The developer
wants to make some architectural changes and rezone the property to MXD and will submit a
development plan for that one parcel. Ideally they would like to see that redevelopment plan expand
to the entire frontage of Johnson Drive. A public hearing will be set for July 17th before the Planning
Commission requesting a rezoning and approval of both their preliminary and final development plan.



Ms. Jones-Lacy added that Aldi is planning to demolish their building in January. They anticipate
being down six months, but staff is anticipating for eight. After that, there will be a more modern
store with essentially the same footprint.

Mr. Jacobson said the site, the structure and all the elevations will go through development planning
in either July or August. The development plan would require a public hearing. Aldiis committed to
a specific footprint along with landscaping and other improvements on the site to make it more
aesthetically pleasing and not the generic Aldi you would expect. It will complement Bella Roe across
the street.

Mr. Jacobson showed the Commissioners renderings of the proposed redesign of Aldi with how they
plan to incorporate Roeland Park elements into its design.

Ms. Jones-Lacy said that McDonald’s was also undergoing renovations for a more modern design
element.

Ms. Jones-Lacy also noted that there has been no movement on the 47th and Mission property.
There have been some inquiries but the plans were not for the desired use. One of the challenges of
the site is it is a smaller site.

VI. OTHER MATTERS BEFORE THE PLANNING COMMISSION

At the next Planning Commission meeting staff will present the preliminary and final development
plan, and rezoning request for Johnson Drive. Ms. Jones-Lacy said next year will be a big year for the
Planning Commission as there will be a Comprehensive Plan update. In addition, the City is applying
for the Planning Sustainable Places (PSP) grant and this will also be part of the Comprehensive Plan.
It will involve putting together preliminary concept plans for work on Johnson Drive and by the
Boulevard Apartments and redesigning those corridors. The PSP grant requires a transportation
element and they will focus on that.

Vil. ADJOURNMENT

MOTION: COMMISSIONER NIELSEN MOVED AND COMMISSIONER HICKEY SECONDED TO
ADJOURN. (MOTION PASSED 5-0)

(Roeland Park Planning Commission Meeting Adjourned)
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~
City of Roeland Park
Action [tem Summary
Date: 7/16/2018
Submitted By: Jennifer Jones-Lacy
Committee/Department: Admin
. Rezoning and Redevelopment Plan for 5000 Johnson Drive

Title:

Property
Item Type: Presentation
Recommendation:

Staff recommends approval of the request to rezone as well as the preliminary final
development plans with any architectural enhancements the commission deems appropriate
for 5000 Johnson Drive. The Commission could recommend the addition of bike racks to help
meet the design principles outlined in the Johnson Drive Design Guidelines.

Please note: as submitted, this proposal does not comply with the Johnson Drive Design
Guidelines adopted as part of the City's Comprehensive Plan. Those guidelines, while calling
for MXD development, recommend a total reconfiguration of the buildings fronting Johnson
Drive with the structure near the street, parking in the rear and common gathering places for
the public (see attached guideliens). However, this parcel, along with all properties along
Johnson Drive, are privately owned and the City's ability to influence the development is
limited in the absence of structure demolition and redevelopment..The property owner does
not wish to demolish the building and construct a new one and this property has already been
vacant long-term. Staff have recommended some changes that are in the spirit of the
guidelines outlined including adding a sidewalk and screening the condensing units from
view, which are included in this application.

Details:

Attached is the request to rezone and approve a preliminary/final development plan for 5000
Johnson Drive. The request is submitted by Kathy Warman of Warman Architects on behalf of the
new building owner, Pride Cleaners. The request is to rezone the property to mixed use (MXD)



from its current zoning of office building district. Below are the particulars of the request.

Request to Rezone:

The City Code requires all rezoning requests to have a public hearing before the planning commission.
The applicant sent certified mail to the property owners within 200 feet of the property the required 20
clear days before tonight's hearing. A copy of the certified letter is attached and the receipts are on file
with City staff. The City also published the notice of the public hearing in the Legal Record, as
required.

This request is to rezone to MXD, which is what the Design Guidelines for the Johnson Drive
Cooridor adopted into the Comprehensive Plan has identified for the properties fronting Johnson
Drive. 5000 Johnsond Drive has been a vacant office building that has been for sale for several
years. The new owner wishes to operate a pickup and drop off retail location for their dry cleaning
business with a drive through window. The dry cleaning proecss will not occur at this site. They plan
to lease the western half of the building to a yet unknown tenant. The applicant has had
conversations with a Kansas City coffee shop as a possible tenant in this space. The applicant is
only seeking retail or office uses for the secondary space in this facility.

MXD allows any uses permitted in CP1 (Planned Restricted Business District), live-work spaces,
multi-family dwellings and any use specified in the ordinance approved by Council. No additional
studies were required as part of the application due to the plan using an already developed site with
an existing building and improvements to remain. The proposed uses are permitted within this zoning
district.

The following are a list of items that do not comply with the MXD zoning designation as it is written and
should be detailed in the ordinance. All other requirements of the zoning regulation are being met
through the proposed plan.

e Parking: Parking on the site is existing and sufficient for proposed uses. Some specific
variances to the established requirements should be noted, they are as follows:
Sec. 16-454. - Parking and Loading Regulations
b) Shared or community parking areas shall be required. Off-street parking areas shall be small in
scale and divided into surface parking fields not to exceed 50 parking spaces, unless otherwise
approved by the City Council.
There is no community parking area with this proposal as it does not change the existing
site layout.
e) Unless otherwise approved by City Council, no open parking areas shall be located closer
than 15 feet to a street right-of-way, or no closer than ten feet to a property line other than a street
line. Parking areas within the building, or within a parking structure extending more than six feet
above the finished grade, shall comply with the setback regulations of the main building. The
parking setback and other open areas shall be brought to finish grade and planted with grass,
shrubs and trees, and maintained to at least the average level of maintenance of the other
developed property within the immediate neighborhood.
The parking on this site is existing and is located in the street right-of-way. By way of
approval, the site owners understand that the City will continue to have access to the right-
of-way and this may disrupt the site's available parking.
f) No parking areas shall be located between the front of a building and the street toward which
the building faces.



The existing parking lot wraps around the building and includes parking in the front of the
building.

e Development Standards: To consider a rezoning request to MXD some modification or
variance to the established standards is necessary, they are as follows:

Sec. 16-455. - Development and Performance Standards
a) Signage - Signage will need to be designated in the MXD ordinance.
b) Public open space/civic space. Formal and informal areas of usable outdoor open
spaces are required. These serve as areas for community gatherings, landmarks, and as
organizing elements for the neighborhood. Usable open space includes squares, plazas,
greens, preserves, parks, and greenbelts.
The applicant is not proposing any changes to the site layout which currently does
not include public open space or civic space.
d) The streetscape design should include sidewalks, landscaping and street trees,
pedestrian lighting, and other pedestrian amenities and furnishings such as benches, trash
receptacles, bicycle racks, and similar elements contributing to the character of the area.
City Staff have requested the applicant add a sidewalk on Johnson Drive with the
hopes to connect that to a future sidewalk along Johnson. The applicant has
complied with this request. However, other elements as listed are not included in
the plan.
h) Drive-up and drive-thru services. All drive-up, drive-thru, and drive-in services shall be
prohibited, unless specifically exempted in the ordinance granting the MXD district. When
permitted, these facilities shall be integrally designed into the development; the drive-thru
lane and drive-thru window shall not be located where visible from the public street or private
drive network; and shall comply with the minimum standards pursuant to section 16-449, or as
specifically granted in the ordinance granting the MXD District.
The applicant intends to install a drive through for dry cleaning pickup at this
location. If approved, this will need to be written into the ordinance. The proposed
drive through would be located on the east side of the building.

Redevelopment Plan

The rezoning request also requires an application for a preliminary development plan which is
attached. The applicant can submit the preliminary and final simultaneously in an effort to expedite
the process, which Pride Cleaners has opted to do. Upon approval from the Planning
Commission, this application will go before Council at the August Council meeting for full
consideration and possible adoption.

City Staff, the Mayor and Chair of the Planning Commission met with the applicant to discuss the
proposed changes to the property. Staff made several recommendations to modify the orginal
submission of modifications to the building and property. The details of those suggestions and the
applicant's response are detailed below.

¢ Add sidewalk fronting Johnson Drive: Sidewalk has been incorporated

¢ Relocate the condensing units to the roof and add plantings in this area: The owner
declined but provided screening via a "green screen" along the condensing units along with
some evergreen shrubs

¢ Replace Exterior Installation and Finish System (EIFS) with slate material on upper


https://library.municode.com/ks/roeland_park/codes/code_of_ordinances?nodeId=CHXVIZOSURE_ART4ZODI_DIVIVPLDI_S16-449PLGEBUDIDEPEST

building level: The owner has elected to employ EIFS.

¢ Painting of brick on lower level of the building: Brick remains unpainted in the final
submittal

e Add canopy to south elevation: The owner has complied with this request by adding
metal awnings over both the north and south elevations and and added new ADA compliant
ramps and railing to the north entrances.

¢ Add building signage above the the south canopies instead of a monument
sign: The applicant has elected to include signage above the canopies as well as include a
monument sign.

The Planning Commission/City Council is within its authority to require the applicant to include the
above architectural enhancements as a condition of the rezoning and preliminary development plan
approval.

Financial Impact

| Amount of Request: N/A

| Budgeted Item? || Budgeted Amount: N/A

| Line Item Code/Description: N/A

Additional Information

The MXD zoning designation allows the city to influence architectural, screening and
parking changes in order to enhance the corridor and adjoining use compatibility.

In this case, staff has asked the owner and architect to compliment the new architecture of the
development on the corner of Roe and Johnson Drive. Staff submitted a number of
recommendations to the owner and architect on original plan submittals. Some of those concepts
have been incorporated into the latest submittal, but some have not. This will serve as defining
architecture for this end of the Johnson Drive corridor and will establish a standard that will likely be
emulated as remodeling of the remaining structures occurs.

There are a number of non conformities on the site that will remain post remodel such as:
e Parking Setback
¢ Landscape Buffering
¢ Building orientation

It should be noted that the structure and subsequent uses such as parking are existing and will
remain non conforming. In MXD, the development plan in essence regulates the uses and
architectural feel of the site. What is recorded on the final development plan sets the specific site
requirements for structure, screening, parking etc.

How does item relate to Strategic Plan?

How does item benefit Community for all Ages?



The addition of sidewalk and accessible ramps will increase the walkability of the site and
eventually tie in to a larger sidewalk network.

ATTACHMENTS:

Description Type
] Rezoning Application Exhibit
] Development Plan Application Exhibit
] Development Plan Exhibit
O Exterior Elevations Exhibit
O Notice of Hearing to Property Owners Exhibit
O Map of Property Exhibit
] Johnson Drive Design Guidelines Exhibit
] Applicant Statement to Rezone Exhibit



Case No.: -

A APPLICATION FOR REZONING Planming Commission
Date Paid ' City of Roeland Park, Kansas Date ‘
PLEASE PRINT

ApplicantIAgent's Name(s)wmmm Phone: &“-ﬂ (07_4' 55' O
Mailing Address l%@‘?} 5 us 7, "“(JY_ GWD{'EM MO é4030

Street City State Zip

ToMIMIC BRAMCATO

: 5000 JOPNSoM DR _
Property Owner's Name(s)?FOPEFnﬁé LLc Phone: _ Sl @74 65' 0

MailingAddress_‘%)Cﬂ‘_‘i) 5- U6 —_“ H‘INJ-Y é%D\“‘Ew MO 604030

Street Cizy State Zip

. to_MXD

Proposed Zonlng Discrice )

Requested Rezoning From: i

Present Zoning Discrict

Location of property 6000 JOHM&OU [12- .
Subdivision; Lot: _ Block:

Legal description _( AMEQ.): I

(Attached legal description must be typed).

Current Land Use VAGMT _ Proposed Land Use: M‘ XED usE
Reasons for requesting zoning.

WL opeEpATE A DRY CLEANIMG BUSIMESS

p. ~ y /
>
Applicant signature 5{/ / Z

Date 5730/ 7 S'/
(e '

Note: For rezoning procedure, see application form for Development Plan Approval.

A
To Be Filled in by the City:  Fee Paid § Z4¢ XD °° Date Received by:
Proof of ownership and/or authorization of agent affidavit(s) submitted. Date: _

Technical studies required? J Yes (O0No lf yes, what type and when submitted?
Assurances of adequate public facilities received. [ Yes [ No If yes, date received .
Date application deemed complete; _

Surrounding property owners notified: . Date of publication: __Sign Posted_____
Date notices sent: ] Public Hearing date: o
Planning Commission recommendation: = Date: o
LCity Council Action: _ _ Date: _ Ordinance # __Publication Date: |
|

Rev. 1.4 (7/25/2016)



PROOF OF OWNERSHIP AFFIDAVIT

STATE OF MO )
) SS
COUNTY OF _ | ../LGL 1T )
C/ Y hu\/\‘k I’ll/ , being first duly sworn upon his/her oath deposes and states as
U .
follows:
hH [FILL IN ONLY IF APPLICATION SUBMITTED ON BEHALF OF THE LEGAL OWNER]

That /)0*')7 7 e 6‘5—'47‘/&/9/9{3

(Name of owner signing Affidavit; if owner is a corporation or business, name of individual signing
Affidavit, capacity and exact name and legal status of said corporation or business) is/are the legal
owner/authorized official of the legal owner of the property that is the subject of Rezoning No. ___
/Special Use Permit No. {/(Other) _{ALL
OWNERS OF RECORD MUST FILE AN AFFIDAVIT).

(2) [FILLIN ONLY IF APPLICATION SUBMITTED ON BEHALF OF A CONTRACT PURCHASER]

That
(Name of contract purchaser signing Affidavit; if a corporation or business, exact name and legal

status of said corporation or business) is the holder of a contract to purchase the property that is

the subject of Rezoning No. / Special Use Permit No._ /
{Other) from the owner(s) and is therefore a “landowner”
within the meaning of the Zoning Regulations. )
= ,f’/ /’//
Signatut; T
‘ghadite”, <~

Subscribed and sworn to before me this :J- Z) day of \/L/Lﬁ/m

Notary Rublic
My commission expires:

Cyninia Sobbe *

-Neotary-Sea
State of Missouri County of Clay

My Commission Expires 09/08/2020
Commission # 12387960

Rev. 1.4 (7/25/2016)



Fee: APPLICATION FOR Case No.

Planning Commission

Rec'dBy___ DEVELOPMENT PLAN APPROVAL

Date

Date Paid

City of Roeland Park, Kansas
PLEASE PRINT

Requested Action: Fee
O Preliminary Development Plan $400.00

O  Revised Preliminary Development Plan $400.00
Final Development Plan $650.00

O Revised Final Development Plan $650.00

O landscaping Plan - $125.00

Q Site Plan (non-residential development in residential district) $150.00

Name of Development: i E DE CL»EQH E?'%
Location: 5@0 JOH H 50“ —DR _
Range 25E Township 125 Section: Quadrant___

Existing Zoning; QEEH dE Present use of Property: VMT

Is Property subject to rezoning? ! Yes l Is Property subject to Special Use Permit?  Yes |No |

Applicant: 5000 JOHM Sol W E@&Em5 LLC_ _
Address: 5000 b—’n\l oM D‘Z Phone:
?OEWD Pb_PK State: KAU% Zip: (4(020 5

Property Owner:_ 5000 JOHM SO DR. PizoParnEs LLC
Address: 5000 JOHMSOM qu Phone:
City: TOELAMD PARK  sue KBUEAS 70, (0205

Engineer/Surveyor/Architect: EK] MQMM AFZCJ-*{ l’TECf"5
Address: V125 Dl lh- AVE ___ Phone: (&U_p)A—TA' 2.29.?3
City: ,\l K'Ad\léA") Clﬁ — State:_MO Zip: @4“ (('

"
<

- .
Applicant signature .[//Zlé ,‘\.\' Date __’.??M S

| Tobe completed by tH‘é’Clty Fee Paid § LQEQ Date __ Received by:

Proof of ownership andfor authorization of agent affi idavit(s) submitted. Date:

C Rezoning Case No, __[ Special Use Permit No.__ O Previous Plan Approval:

O City Engineer review and comment submitted

Technical studies required? O Yes [ No If yes, what type and when submitted? -
Assurances of adequate public facilities received. &Yes [1No If yes, date received

Supporting materials required: __ Date Submitted:

Date application deemed complete: __ (0 -~ 7 (72— 4

Surrounding property owners notnf‘ ed: 4\ J Date of publication: _ Sign Posted

Date notices sent: l; / . Public Hearing date: _

Planning Commission recommendatlon Date:

City Council Action: E ~ Date: |

Rev. 1.4 (7/25/2016)



5000 Johnson Drive Properties, LLC

Rezoning/ Final Development Plan
5000 Johnson Dr
Roeland Park, KS
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PROPERTY DESCRIPTION:

Lot 24, Block 17, ROE MANOR HEIGHTS, a subdivision in the City of Roeland Park,
Johnson County, Kansas, except those parts taken for streets.

Schedule B — Part /| Notes:

ltems 1—7 and ltemms 12—14 are non survey related items.

8.) Easements, restrictions and setback lines as per plat, recorded in Plat Book 11 at
Page 35. Affects the subject property and /s shown hereon.

9.) Utility easement of &5 feet over the Easterly boundary line of the premises in question,
as shown on the recorded plat thereof. Affects the subject property and is shown hereon.

10.) Building restrictions and restrictions as to use and occupancy as set forth in
Declaration of Restrictions, recorded in Book 26 Misc. at Page 253, but deleting any
covenant, condition or restriction indicating a preference, limitation or discrimination based
on race, color, religion, sex, handicap, familial status, national origin, sexual orientation,
marital status, ancestry, source of income or disability, to the extent such covenants,
conditions, or restrictions violate Title 42, Section 3604 ( c), of the United States Codes
or any State Statute or Local Ordinance. Lawful restrictions under state and federal law
on the age of occupants in senior housing or housing for older persons shall not be
construed as restrictions based on familial status. Affects the subject property and is
shown hereon.

11.) Terms and provisions of the Homes Association Declaration filed in Book 26 Misc. at
Page 255, which provides for, among other things, the levy of assessments, which if
unpaid, may become a lien thereon. Affects the subject property but can not be plotted.

General Survey Notes:
1.) The plat of ROE MANOR HEIGHTS is recorded in Plat Book 11 at Page 35 in the
Register of Deeds Office in Johnson County, Kansas.

2.) Title Report # KJ110661, dated June 21, 2017 at 8:00 AM provided by First
American Title Insurance Company was provide by client.

3.) Basis of Bearings is established by the Kansas State Plane Coordinate System from
GPS Observations.

4.) There are 32 standard parking spaces.

5.) The subject property is located in Zone AE, Base Flood FElevations determined and
Zone X, areas determined to be outside the 0.2%Z annual chance floodplain, as shown on
Flood Insurance Rate Map (FIRM) 20091C0024G, revised to reflect LOMR effective
February &, 20712
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the 2016 Minimum Standard Detail Requirements for
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was completed on the 19th day of July, 207/.
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' WARMAN ARCHITECTURE+DESIGN

1735 Swift Ave. |
North Kansas City, Missouri 64116 i

\ v.816.474.2233 f.816.474.1051

June 22, 2018

Re: Property located at 5000 Johnson Dr. Roeland Park, KS proposed rezoning
from Office Building District to MXD Mixed Use Development and Final
Development Plan to allow for the renovation and remodeling of the existing
building and site for the purpose of operating a Pride Cleaners along with future
retail and office uses.

Dear Property Owner,

This letter is to notify you that the Roeland Park Planning Commission will hold a public
hearing at 6:00 pm on July 17, 2018 at Roeland Park City Hall, 4600 W. 51%t St.,
Roeland Park, KS to consider approval of the above referenced rezoning and Final
Development Plan.

Attachment:

ALTA Survey and legal description for the subject property.

All interested property owners are invited to attend and be heard. More information on
this application and copies of any submitted plans are available from the City or by
contacting the undersigned.

Please do not hesitate to contact me if you have any questions concerning this matter.
Very truly yours,

Kathleen A. Warman
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Introduction

The Purpose of the Design Guidelines

The City of Roeland Park, KS Comprehensive Plan and the East Gateway
Redevelopment Plan advocates the use of specific development area design
guidelines for the Johnson Drive Corridor as the basic urban design framework
to improve the image of the community and create high quality environments to
live, work, shop, and play. Johnson Drive is the ‘main street’ of the East Gateway
Redevelopment planning area, with this corridor intended to provide a mix of
land uses with new urban housing options in a pleasing pedestrian environment.

The boundary of the area in Roeland Park where the guidelines apply includes
both the public right-of-way, as well as the privately owned properties on the
north side of Johnson Drive from Roe Avenue to the west city limits.

These Design Guidelines are intended to implement the Community Identity
Strategies and redevelopment concepts identified by the Comprehensive Plan
and the recommendations of the East Gateway Redevelopment Plan. The
Guidelines provide guidance to developers and designers as they plan and
design redevelopment of existing properties along Johnson Drive into a mixed-
use pedestrian friendly environment, while providing appropriate transitions to
surrounding land uses.

These Guidelines are not requirements, but serve as principles that should be
studied and followed. Exceptions to the guidelines will be considered if the
proposed design meets or exceeds the intent of the guidelines. The various
images included in the guidelines are intended for illustrative purposes and
represent various architectural and site design features recommended by the
design guidelines. The images do not necessary represent specific architectural
styles to be implmented in Roeland Park.
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urban

design concept

Guiding Principles

The overall goal for the Roeland Park Design Guidelines for the Johnson Drive
Corridor is to combine the best live, work, and play environments in a cohesive
pattern that is economically viable and environmentally responsible. The
following Guiding Principles serve as the framework for the Roeland Park Design
Guidelines for the Johnson Drive Corridor.

1. Create a sense of place and a distinctive Roeland Park identity.
Incorporate sustainable ‘green’ practices in building and site design.

Celebrate Johnson Drive as a high quality “mixed-use street”

HowoN

Create a building design vocabulary unique in its intent, respectful of
the surrounding environment and neighborhoods, and progressive in its
approach.

5. Create a street edge and reinforce a sense of urban enclosure by placing
buildings close to the street.

6. Incorporate high quality materials in all aspects of site and building
development.

7. Create unique streetscapes and gathering spaces that feel comfortable and
inviting to pedestrians and bicyclists.

8. Maximize opportunities for street activity by incorporating open and inviting
ground floors.

9. Provide new urban housing options.

Urban Design Concept Plan

The concept plan for the Roeland Park properties in the Johnson Drive Corridor
provides a recommended approach to implement the Design Guidelines and the
Guiding Principles. Alternatives to this concept plan that exceed the spirit and
intent of the vision for the area will be considered through the city’s review and
approval process.

Although limited by available site area, the design vocabulary is intended to
establish a Roeland Park identity while respecting development on the south
side of Johnson Drive. The concept plan establishes buildings fronting on
Johnson Drive with parking located away from the streetscape except for parallel
on-street parking. Building massing is consistent with proposed development
on the south side of Johnson Drive, and incorporates unique pedestrian vias
through the buildings linking rear parking to primary entrances. The vias
expand the streetscape and serve as outdoor patios, park and landscaped areas,
as well as contribute to the potential capacity for storm water retention. The
resulting plan creates a dynamic balance of courtyard space, pedestrian friendly
environments and convenient access to parking and businesses.

City of Roeland Park



urbaoan design concept

Urban Design Concept - Site Plan

Drive
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City of Mission to the south.
1. Bio-retention open space opportunity area.

2. Design intersections and crossings with pedestrians in mind by using changes
in color, elevation, and materials for aesthetic enhancements and to calm
traffic speeds.

3. Walkway (via) connection linking rear parking area with the sidewalks along
Johnson Drive. These areas should provide outdoor spaces for people to
gather and circulate. They may be open, or have usable floor area above.

4. Abuffer area adjacent to the existing neighborhood should include a variety
of screening techniques including a screen wall and landscape plantings.

5. On-street parking and streetscape improvements provide a buffer for
pedestrians and seating areas along the sidewalk.

6. Front buildings onto Johnson Drive creating a visually appealing streetscape
and encourage pedestrian activity.

7. Enhance the sidewalk area by buffering it from the street, creating visually
interesting building facades, incorporating pedestrian amenities, and
providing ample vegetation.

Concept sketch of a via linking the rear
parking area with the pedestrian zone and
building entrances along Johnson Drive.

City of Roeland Park 3



urbaoan design concept

Urban Design Concept - Elevations

Bildig A 5 @ @ B 5 ﬂ

p T . + a g _‘_‘ — o - — _._....:.
L LR L -_'lm_!!-!L!l_l!! m o Ji

Concept mixed-use commercial building located along Johnson Drive between Roeland Drive and the
Martway Extension intersections.

Building B

Concept mixed-use residential building located along Johnson Drive east of the Martway Extension intersection.

1. Create a rich and appealing architectural palette of hues and patterns
responsive to the building massing.

2. Establish higher first floor clear heights to increase building mass and create
options for future dynamic retail use.

3. Locate signage controlled within retail areas to ensure visibility from street
level.

4. Step the building facades to create shadow play, visual interest, and definition
of form.

5. Create covered 'Vias' with potential usable areas above.
6. Locate landscape plantings in Vias to augment sustainable site design.

7. Create a pedestrian friendly scale at street level by use of setbacks, canopies,
and covered areas.

8. Building rooflines and types should be varied as part of the horizontal massing
to create an interesting ‘skyline!

9. Establish diversity of window size, shape, and pattern responsive to interior
function.

Roeland

Park



urban design concept

Urban Design Concept - Johnson Drive

The pedestrian experience and viability of business space along Johnson
Drive are dependent upon modifications to the street section to incorporate
streetscape enhancements, on-street parking, and traffic calming. Such
modifications should include:

« A modified street design with a 40-foot wide street section consisting of
1-thru lane in each direction, 1-center turn lane, and a 2-foot wide curb and
gutter section on both sides of the street.

+ An additional 8-feet of paving is provided on both sides of the street for on-
street parking.

- Streetscape improvements located between the building edge and the street
curb include sidewalks, landscaping, street lighting, and public art.

« Pedestrian and traffic calming in the street section include enhanced street
crossings and intersection improvements such as decorative treatments and
‘raised’ crosswalks.

(R [HAER NLSSTE N

s wemicTion W

Conceptual Johnson Drive street section. Street lighting and other improvements will be
coordinated with the City of Mission, KS.

City of Roeland Park

Improvements to Johnson Drive should
incorporate parking and landscaping to
serve as a buffer for pedestrians on the
sidewalk.
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Streetscape enhancements between

the building edge and the street curb
should provide a variety of pedestrian
elements and amenities to create an active
environment.




urban design concept

Focal points should have qualities that make
them distinct from the remainder of the
building.

Urban Design Concept - Focal Point Corners

Buildings located at street intersections along Johnson Drive should address

the corner as a distinctive architectural element. These locations may have
entrances at street level or may only be distinguished architecturally. Significant
corners should also:

« project higher than the surrounding buildings and may be manifested in a
‘tower’element or similar treatment.

. aspire to a higher level of design and detail.

ran & BAT

s BAIAM FETTAR

City of Roeland Park



urban design concept

Urban Design Concept - Vias

Vias are physical connections that give pedestrians access to the streets from
parking areas located behind buildings. Vias should also:

+ have storefronts facing them and glass coverage for visibility.
+  be designed to accommodate seating or other pedestrian amenities.

- exhibit an increased level of detail for paving, lighting, landscape, and

architecture around and within the space.
L .

« provide distinct character or unique decorative treatment to help with Potential character of a via.
orientation.

«  Provide opportunities for public art.

Vias should be designed as a pedestrian corridor and gathering space, and may include usable
floor area above the passageway.

City of Roeland Park 7



design guidelines

Sustainable Design

Intent

To promote ‘green’ building and site design that reduces or eliminates
negative environmental impacts, with the benefit of enhancing
marketability, increasing worker productivity, increasing indoor air quality,
increasing water efficiency, and reducing operating costs.

Guidelines

Stormwater collection islands provide an - Reduce pollution from construction activities by controlling soil erosion,

alternative way of dealing with storm water waterway sedimentation, and airborne dust generation.
runoff.

+ Reduce pollution and land development impacts from motor vehicle use
through methods such as minimizing parking lot/garage size, using shared
parking facilities, providing facilities and accommodations for bicyclists, and
amenities for pedestrians.

+ Manage storm water runoff by reducing impervious cover and increasing
on-site infiltration through methods such as vegetated roofs, pervious paving,
and reuse of storm water for non-potable uses including landscape irrigation,
toilet and urinal flushing, and custodial uses.

+ Reduce heat islands (thermal gradient differences between developed and

Green roofs areone technique that helps undeveloped areas) through methods such as shade, roofs with high-albedo
reduce heat island effects, lower energy or vegetated surfaces, and open grid paving or high-albedo materials to
consumptlon, and manage storm water reduce head absorption

runoff.

A sample of pervious concrete that shows The use of pervious paving materials let air and water pass through, filtering pollutants on the
its effectiveness in shedding rainwater. spot and reducing the ‘heat-island’ effect of traditional asphalt and concrete paving. Options
include porous aggregate, open-jointed blocks, pervious concrete and porous asphalt.

8 City of Roeland Park



design guidelines

Minimize light trespass from the buildings and site and reduce site glow.

Reduce generation of wastewater and potable water demand in the buildings
and for exterior irrigation using methods such as water-conserving fixtures,
using indigenous plant materials, and the reuse of rainwater and recycled
wastewater or graywater.

Maximize energy performance by designing the building envelop, HVAC,
lighting, and incorporate technologies for non-polluting and renewable
energy using methods such as solar, wind, and geothermal.

Facilitate the reduction of waste generated by building occupants, including
accommodating areas to collect and store materials for recycling.

Integrate the use of building materials or products extracted, harvested or
recovered, or manufactured in the region.

Increase the comfort and well-being of building occupants through methods
that reduce indoor chemical and pollutants, increase natural ventilation and
daylighting and views, and provide higher levels of thermal comfort while
reducing overall energy consumption.

City of Roeland Park

Photovoltaic panels on uiding rooftops
or any other surface that receives a lot of
sunlight can greatly lower energy costs.



design

Buildings should create a defined street
edge, and provide storefonts and primary
entrances facing Johnson Drive.

The building edge along Johnson Drive
may include limited variations to create
interesting gathering spaces, while
maintaining adequate circulation in the
pedestrian zone along the street.

Buildings with ground level residential
should incorporate a tree lawn or courtyard
space between the building and the public
sidewalk.

10

guidelines

Site Planning - Building Orientation

Intent

Reinforce the character and quality of outdoor public spaces along Johnson
Drive through the development of buildings oriented toward the street.

Guidelines

- Primary entrances to businesses or residential uses at ground level should be
oriented toward the Johnson Drive sidewalk, or from a via, rather than rear
parking lots.

+ Aclear and consistent street edge should be provided by locating no less than
75 percent of the street facing building elevation along the 'build-to’line of
the street right-of-way or within 5-feet of the right-of-way. Additional setback
may be permitted for buildings with ground level residential uses in order to
accommodate front stoops and stairways, front yard / courtyard space along
the public sidewalk.

+  Exceptions to the ‘build-to'line street edge may be provided to accommodate
‘plaza edges’in which intimate public spaces are accommodated for unique
entries, plazas, courtyards, or outdoor dining and seating areas that are
setback from the consistent building line edge along the public sidewalk.

« Ground based mechanical equipment and trash receptacles should be
located away from property lines adjacent to existing residential areas and
adequately screened from such properties to minimize any visual or noise
impacts.

Orienting the building toward the street creates a visually interesting frame for the public
spaces on either side of the street.

Roeland Park



Future development on the northwest corner of Johnson Drive and Roeland Drive should serve as a focal point, while
incorporating building facades oriented toward the street. The Roeland Drive frontage provides an opportunity for a
bio-retention open space area.

Respond to the building massing and forms of adjacent development.

Create a softened plaza which promotes pedestrian use.

Outdoor space relates to a patterned streescape, walks, and greenspace.

Create curved building forms which relates to other development, while creating its own identity.

Promote the corner as the signature anchor responsive to a new Roeland Park identity.

City of Roeland Park 11



design guidelines

Site Planning - Vehicular Parking, Circulation, and Buffers

Intent

Maximize the positive character of streets and buildings through continuity
of buildings and streetscape frontages by limiting the visual impact of
parking areas on streets and adjoining land uses.

Guidelines

+ On-street parking should be provided on Johnson Drive and may be
considered when determining necessary parking to serve the development.

There are many ways to conserve space

and reduce the appearance of parking. This « Locate off-street parking lots and garages behind the building. No parking
example shows residential parking areas lots or garages may be located along Johnson Drive.
recessed under the living spaces in the rear

« Off-street parking and circulation drives should be shared throughout the
development area, with the exception that private parking may be reserved
for residential uses.

of the building.

+ Primary driveway access locations to Johnson Drive should be consistent
i with the concept development plan, unless revisions to the approvaed
T aninmsn T"‘“‘“’"“{ redevelopment plan on the south side of Johnson Drive require modifying

J TReEerD | access points.

« Off-street parking setbacks from adjoining single-family residential properties
should be a minimum of 10-feet to preserve existing vegetation and allow for
additional landscape plantings to soften the appearance of screen walls,

+ Decorative screen walls constructed of long lasting durable materials
requiring minimal maintenance should be provided for screening of parking
areas adjacent to single-family residential property. Wood fences are not
preferred due to their high maintenance and low long term durability, and
other surfaces requiring regular painting or staining are also discouraged.
Chain link is not permitted.

A screen wall and landscaping should
be used to buffer parking areas from

the adjoining single family residential - Screen walls for parking, service and loading areas, and mechanical
properties. equipment should be designed to complement the architectural style of the
adjacent buildings.

« Plant materials used for screening should be a suitable species requiring a
minimal amount of regular maintenance and watering to remain healthy and
provide a quality appearance.

«lllumination of off-street parking areas should be provided with appropriate
building mounted and/or pole mounted light fixtures to limit glare on
adjoining residential properties. Wall-pack fixtures and floodlights that project
light outward rather than downward should not be permitted.

+ Loading and service areas should be located and designed to minimize
visibility from streets and adjoining properties.

12 City of Roeland Park



design

Typical section where the commercial mixed-use building (Building A) is adjacent to the
existing neighborhood to the north. A two-way drive aisle provides adequate circulation to
both the east and west. A ‘green buffer’ zone should be provided along the north property
line, including a screen wall and landscaping to buffer the neighborhood from parking and
vehicle circulation areas.

Typical section where the residential mixed-use building (Building B) is adjacent to the closest
home in the existing neighborhood to the north. Limited property depth in this area requires
creative planning to provide off-street parking such as this example where parking spaces are
slightly recessed under the building while parallel parking is provided adjacent to the north
property line. A two-way drive aisle provides adequate circulation to both the east and west.

Roeland Park

guidelines

- Pk asits
The limited width a

buffers’ adjacent to existing neighborhoods
require the installation of suitable
landscape plantings that provide screening
year round while avoiding conflicts

with adjacent parking areas when

the landscaping matures. In addition

to a screen wall, evergreen trees are
recommended such as columnar white
pines which grow up to 30 feet in height
with a narrow canopy of approximately 10
feet in width.

13



design guidelines

Buildings should create a lively pedestrian
experience at the street level, and whenever
possible include upper level gathering
spaces such as balconies and roof gardens..

All buildings should include a variety of
heights, massing, and building material
finishes. Vias will provide connections
between rear parking areas and the
primary entrances and pedestrian zones
along Johnson Drive.

14

Architectural Vocabulary

The success of the architecture in the corridor is one of the key factors to achieve
a dynamic‘new neighborhood’in Roeland Park. The architecture will set the
tone and create the visual experience that residents and visitors will react to and
identify as uniquely Roeland Park. The architecture will not only identify Roeland
Park, but support a sustainable community design that is timeless.

Intent

To create buildings that provide human scale, visual interest, are
architecturally cohesive, yet varied, in their overall form.

Guidelines

«All building frontages visible from a street or residential area should have the
equivalent quality design and material treatment of the primary facade, and
completely screen all service and loading facilities.

+ Building facades should be broken into small segments with a ‘tight’
connection to the street.

+Buildings should utilize a variety of architectural elements such as balconies,
railings, window boxes, mullions, and cornices to add a level of dimensional
detail to exterior elevations.

+ Building rooflines and types should be varied as a part of the horizontal
massing to create an interesting ‘skyline.

. Storefronts should express their individual character or ‘brand identity’to
achieve a varied texture’and experience along the length of the street. See
Storefront Guidelines for more detailed guidelines.

+ Vias (connections) should be provided in multiple locations for pedestrian
access to the streets from parking areas behind buildings. Where possible,
vias should have storefronts facing them and glass coverage for visibility; café
seating; exhibit an increased level of detail for paving, lighting, landscape,
and architecture around and within the via; and provide distinct character or
unique decorative treatment to help with orientation.

aTAnsm |
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Vias should visually link buildings together to avoid the appearance of individual freestanding
structures. Upper levels of the via may be open patio areas or enclosed floor area.

City of Roeland Park



design guidelines

+ Buildings should be designed to provide human scale, interest, and variety.
The following techniques may be used to meet this objective:

«Variation in the building form such as recessed or projecting bays;
« Expression of architectural or structural modules and detail;

- Diversity of window size, shape, or patterns that related to interior
functions;

- Emphasis on building entries through projecting or recessed forms, detail, | ¥ }
color, or materials;

o ) ] o ) Aloggia, colonnade, or arcade along
+Variations of material, material modules, expressed joints and details, Johnson Drive provides human scale, and

surface relief, color, and texture to break up large building forms and wall interesting opportunities for seating and
surfaces. Such detailing could include sills, headers, belt courses, reveals, | pedestrian spaces.
pilasters, window bays, and similar features.

+ Roof mounted mechanical equipment should be hidden from view, including
the second story of all adjoining residential properties.

Both the building design elements and the streetscape should create a comfortable
‘neighborhood’ feel for residents and visitors.

City of Roeland Park 15



design

Street side pedestrian spaces should be
provided for smaller vias to ‘activate’ the
space. This image also demonstrates how
usable space can be incorporated above
the via.

Ground level storefronts should incorporate
asignificant amount of glass oriented
toward Johnson Drive, while upper levels
are differentiated architecturally but also
incorporate windows facing the street.

16

guidelines

Architectural Vocabulary - Building Scale and Massing

Intent

The scale and massing of buildings should be comfortable to pedestrians
and provide extensive variation to enhance the visual appearance and
create opportunities for upper level patios, balconies, and roof gardens.

Guidelines

Buildings should be compatible in scale and proportion to their immediate
context, including existing neighborhoods.

Buildings should range from two (2) to three (3) stories in height, not to
exceed 40-feet. A height exception may be permitted for buildings at focal
point intersections to serve as a gateway distinguishable from other buildings.
The corner height flexibility may be allowed provided the design elements
reinforce the corner location and are pedestrian friendly.

Upper floors should be differentiated architecturally from lower levels.

An upper floor building step back of approximately 10-feet or more from the
facade of lower floors is encouraged for three story buildings. The step back
areas are encouraged for upper floor balconies and rooftop gardens.

Windows should comprise 25-50 percent of upper facades, and should reflect
a rhythm, scale, and proportion compatible with the overall building design.

The direct view from upper floor balconies and rooftop gardens into adjoining
single-family rear yards should be minimized as much as possible.

Distinctive roof forms, profiles, and cornices are encouraged to provide a
termination of the top of the building. On focal point corners, the roof design
should emphasize the corner.

Roeland Park



design guidelines

+ Residential buildings should be designed to provide human scale, interest,
and variety. Residential buildings should be articulated in such a manner as
to visually differentiate the individual units. The following techniques may be
used to meet this objective:

« Variation in the building form related to the scale of individual dwelling
units or rooms such as recess or projecting bays, or shifts in massing.

- Diversity of window size, shape, or patterns that relates to interior
functions.

- Emphasis of building entries through projecting or recessed forms, detail,
color, or materials.

- Variations of material, material modules, expressed joints and details, Variations in building materials and
surface relief, color and texture to break up large building forms and massing enhance the visual appearance
wall surfaces. Such detailing could include sills, headers, belt courses, and differentiate individual dwelling units.
reveals, pilasters, window bays, or similar features. Changes in materials
should generally occur at inside corners or where the transition is
accommodated through an architectural detail such as a cap or belt
course.

«+ Residential attached garages should be accessed from the rear parking lot /
circulation drive. Such garages should be either recessed into the building,
or if projecting out from the building facade, incorporate an upper level roof
patio.

ot 2 T
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Building ‘step backs’ on upper levels also can provide opportunities for outdoor gathering spaces and gardens.

.
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design guidelines

Architectural Vocabulary - Building Materials

Intent

To provide materials of a quality, durability, and scale commensurate with
an urban character and appropriate for pedestrian activity and contact.

Guidelines

+Buildings should be constructed using high quality materials that are durable,
economically maintained, and of a quality that will retain their appearance

" over time. Exterior materials should not be considered temporary surfaces to

""" < be replaced during the life of the building.

- | «  Preferred exterior materials include, but not limited to brick, stone or cast
Building design and materials should be stone, concrete, ceramic tile, and architectural metals. Architectural ground
high quality to retain their appearance over faced block, synthetic stucco or cementitious stucco may be used as an
time. accent material in limited areas. These stucco products if used should be
designed with significant textural appearance.

+ 'Authentic materials’and a higher level of detail should be used on elevations
located at pedestrian level.

- Glazing within a facade, which adjoins a public street and pedestrian walks
should be transparent as viewed from the exterior during daylight hours.
Reflective glazing may be permissible for limited detail and aesthetic effects.
No first surface reflective coatings are permitted.

The use of quality materials not only create
along lasting structure but allow for
attractive detailing.
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design guidelines

« The following cladding materials should not be permitted:
« Vinyl siding
« EIFS or stucco-faced panels
« Pre-cast concrete and tilt-up wall systems
« Common CMU or natural cinder block

« Natural wood or wood paneling. However, durable synthetic or
composite materials (such as composite fiber cement board) with the
appearance of wood may be acceptable.

« T-111 and other wood single, and composite sheet sidings.

« Materials should not artificially simulate other imitation materials, such as brick
simulated by Z brick, EIFS, or other simulation materials.

«Architectural sun screens, fabric awnings, metal canopies and other
architectural shading devices can be used for exterior sun shading / accent
devices or features (not including back-lit, internally lit, or vinyl awnings).

« Flat or low slope roofs (less than a 4:12 slope) should be screened by a parapet
on all facades. False roofs, including mansard roofs, and exposed gable or hip
roofs should not be permitted.

« Any roofs visible from ground level should be constructed of durable materials
and hues consistent with the building exterior. Preferred materials include

Unique awnings or canopies should be

- ) ) constructed of durable materials, and may
concrete or clay tile, slate, copper or other architectural metals, and synthetic include creative use of accent lighting but

materials creating a similar appearance. Asphalt or wood shingles should not | should not be back-lit.
be permitted.

FIGLIE . (A7 AN REITAURANT & RAR

Any visible roof materials should be high
quality with hues consistent with the
building exterior.
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design

Recessed entrances and creative
streetscape design can create interesting
and comfortable spaces for pedestrians.

Storefronts should be constructed h
quality materials and finish.

Storefronts should provide individual
expressions of identity that is ‘uniquely’
Roeland Park, and should not be
dominated by prototypical corporate
design elements.

20

guidelines

Architectural Vocabulary - Storefront Guidelines

Intent

Strong urban storefronts are essential in the creation of a unique,
attractive, and exciting environment along Johnson Drive. The storefront
guidelines encourage creative and well-designed individual expressions
of business tenant identity. National and regional tenants who have a
standard recognizable storefront design will need to tailor their designs to
contribute to the Roeland Park identity.

Guidelines

Create unique storefronts through the use of carefully selected materials,
colors, graphics, lighting, details, and fixtures to make the street experience
distinct and express a Roeland Park ‘sense of place’

Unique and identifiable entry ways should be used by tenants to distinguish
their brand identity. Recessed doors may be used in the storefront design.
However solid doors with no glass and residential style doors are prohibited
for commercial applications.

Construction detail and finish should adhere to craftsman’s standards.

Ground level businesses should consist of at least 75 percent glass with a clear
view of the interior. However glass should not be the exclusive material.

Low 'E'glazing should be used to reduce negative effects of ultra violet rays.
Glass block or highly tinted, colored, or reflective glass should not be used at
the street level for display windows.

Durable materials at the street level should be used since pedestrian contact
will be considerable. Preferred materials are metal, brick, stone, wood, glass
and concrete, and plaster. Other acceptable materials may include durable,
smooth exterior grade wood trim such as oak, redwood, poplar, and cedar.

Roeland Park



design guidelines

- Storefront ‘expansion zones' of approximately 2-feet in width should be
provided for tenants to expand their merchandising past the building plane
with unique ‘extras'reflecting the quality and feel of the business but do
not obstruct pedestrian flow. This space could be occupied by constructed
protrusions such as bay windows, or semi-permanent alternatives such as
benches, flower pots, and small tables.

. Storefront facades, recessed doorways, outdoor spaces, and passageways
should be lit with proper directionality and fixture cut off.

« 'After hour’lighting within the front of stores should be provided to contribute

to pedestrian lighting and provide for a comfortable night time strolling Awnings help provide shade for the
experience. building and pedestrians, but should not

conceal architectural details.
« Sign lighting, including flat-mounted signs, blade and banner signs, should be

lit with concealed lighting or from above with downlighting.

+ Awning design and placement should complement the scale of the store
facade design. Collective placement of awnings should maintain overall
design integrity and avoid a uniform awning layout.

« Awning material should be of a woven fabric or other material that projects
the natural appearance of canvas, metal, glass, etc. Retractable or open side
awnings are preferred. Back-lit, internally lit, and vinyl awnings should not be
allowed.

« Awnings and canopies should provide a minimum vertical clearance of 8 feet
from pavement level.

Variations in the storefront finishes and
awnings allow for individual expression
and uniqueness to distinguish individual
businesses.
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design guidelines

Architectural Vocabulary - Storefront and District Signage

Intent

To integrate signage into the building design, and preserve or emphasize
the building architecture and rhythm of the street.

Guidelines

Creativity in signage design is encouraged and expected; nondescript box
signs are prohibited. Creative consistency that distinctly identifies the tenant’s

Signage should be located where identity and integrates with the storefront facade is the goal.
comfortably viewed at the pedestrian level.

Signs should be in an area of the building that is free of architectural detail
and not higher than the limit of the occupied office / retail space, with such
signs primarily provided where visible to pedestrians at ground level. Signage
at a focal point corner may be allowed signage above the ground level.

Freestanding signs other than directional or street signs should not be
permitted.

Windows should not be cluttered with too many signs to block the views of
merchandize and present a confusing or overwhelming image.

_—

Signs should be professionally crafted.

Creative signage can promote the
personality of a business, while remaining
unique to Roeland Park.
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design guidelines

Designers are encouraged to explore all creative options for signage to
express tenant’s identity.

Signs should be professionally crafted in the form of a painted sign, flat sign,
fin sign, or awning. Emphasis should be on durable materials and quality
manufacturing.

while the use of prototypical corporate signage should be minimized.
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design guidelines

Streetscape

A successful Roeland Park mixed-use neighborhood will include “furnished’
open space, sidewalks, and streets. Streetscape elements in these guidelines
include sidewalks, landscaping, lighting, benches, trash receptacles, and other
pedestrian amenities which reinforce the unique Roeland Park character. The
sidewalk / streetscape elements should be considered as part of the extended
architectural expression of the building elevations.

Intent

To provide open space and public places integrated purposefully into the
overall development design that contribute to the enjoyment of residents
and visitors.

Guidelines

. Streetscapes should be comprised of a’pedestrian zone' nearest the building
facade for access and window shopping, and an‘amenity zone'near the street
curb for landscaping, street furnishings, and seating.

« Primary sidewalks and amenity zones along Johnson Drive should have
a typical combined width of 15-20 feet between the street curb and the
building wall. These areas should be designed to provide an intimate
neighborhood feel.

- Amenities such as seasonal planters and urns, benches, bike racks, and trash
receptacles should be incorporated where they will not disrupt pedestrian
walkways.

+ Street trees and planting areas should be located in the amenity zone along
the street curb, and should include a buffer zone of approximately 2-feet to
allow unobstructed opening of parked car doors in on-street parking spaces.

«Alawn and/or semi-private front yard/courtyard should be provided along the
Johnson Drive frontage from buildings with ground level residential uses. In
this instance, the pedestrian zone may be located closest to the street curb.

Landscape planting areas should create an
intimate neighborhood feel, and be setback
to avoid conflicts with on-street parking.

Outdoor seating and variation in the
building wall creates an interesting and
active space. Street tree planters help
define the pedestrian zone and separate
pedestrians from traffic along the street.

Opportunities for gathering
places and plazas should
be incorporated near the
walkway system.
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design

Sidewalks should incorporate public art treatments, such as ornamental
pavers, LED lighting, street name medians, and Rock Creek trail corridor
markers.

Sidewalk planter areas should accommodate storm water infiltration and
whenever possible the reuse of gray water for irrigation.

Street lighting should function as the unifying element throughout the
Johnson Drive corridor in Roeland Park and Mission.

Special effects lighting is encouraged in planting areas, such as lighting in
trees or up-lighting in trees. Such lighting should be waterproof and light
should be shielded so as not to impair a pedestrian’s vision or vehicular traffic.

Planting pots and planters should be used in addition to landscape planting
areas to compliment the surrounding streetscape by adding color and variety.
Large pots are preferred to fixed boxes.

Bicycle racks should be permanently mounted and placed in convenient
locations in several locations along Johnson Drive, but should not obstruct
views or cause hazards to pedestrians or drivers.

Utility accessories including boxes, meters, manhole covers and fire hydrants
should be coordinated with other streetscape accessories. The visual and
physical impact of such accessories should blend into the surroundings and
be placed where not to obstruct pedestrian movement, while remaining
readily accessible.

Park

Roeland

guidelines

Public art should be incorporated into the
streetscape design.

Landscape planting pots integrated into
the streetscape and near storefronts will
contribute to an intimate neighborhood
feeling.

Public art in the streetscape should be
coordinated with the City of Roeland Park art
program, and may include water, seating,
planting, decorative architectural element, or
plaza space as part of the design.
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WARMAN ARCHITECTURE+DESIGN

1735 Swift Ave.
North Kansas City, Missouri 64116

v. 816.474.2233 f.816.474.1051

July 11, 2018

Jennifer Jones-Lacy
City of Roeland Park
4600 W. 51st St.
Roeland park, KS 66205

Re: Property located at 5000 Johnson Dr. Roeland Park, KS proposed rezoning
from Office Building District to MXD Mixed Use Development and Final
Development Plan.

Dear Ms. Jones-Lacy,

Please note that the above referenced rezoning request is proposed to allow for the
renovation and remodeling of the existing building and site for the purpose of operating a
Pride Cleaners along with future retail and office uses. This request is in concert with
the City of Roeland Park master plan showing this property to be a mixed use zoning
and further, the property owner has no intention at this time, to use the building for
anything other than retail and office.

Please do not hesitate to contact me if you have any questions concerning this matter.

Very truly yours,

= r N

Kathleen A. Warman AIA NCARB
[K] Warman Architecture + Design
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