
STAFF REPORT 
Planning Commission Meeting March 27, 2017 

 
AGENDA ITEM NO.: 4 
 
PROJECT NUMBER / TITLE: Application # 17-01 
 
REQUEST: Final Site Development Plan for The Gateway Development 
 
LOCATION: Property located on the south side of Johnson Drive 

between Roeland Dr, Shawnee Mission Pkwy, and Roe Ave 
 
APPLICANT: Korb Maxwell, Polsinelli PC 
 
PROPERTY OWNER: Aryeh Realty, LLC 

140 Broadway, FL 41 
New York, NY  10005 

 
STAFF CONTACT: Danielle Sitzman 

 
PUBLIC HEARING:   NA 

 
Property Information: 
The subject property is the site of the 
former Mission Mall and is zoned 
Planned Mixed Use District “MXD”.  This 
district is intended to encourage a variety 
of land uses in closer proximity to one 
another than would be possible with more 
conventional zoning districts, and to 
encourage building configurations that 
create a distinctive and memorable sense 
of place.  Developments in this district 
are allowed and expected to have a 
mixture of residential, office and retail 
uses, along with public spaces, 
entertainment uses and other specialty 
facilities that are compatible in both 
character and function. Developments 
are also expected to utilize shared 
parking facilities linked to multiple 
buildings and uses by an attractive and 
logical pedestrian network that places 
more emphasis on the quality of the 
pedestrian experience than is generally 
found in typical suburban development. 
Buildings are intended to be primarily 

multi-story structures with differing uses organized vertically rather than the horizontal 
separation of uses that commonly results from conventional zoning districts.  The property is 
also subject to the Mission, Kansas Design Guidelines for the Johnson Drive Corridor. 
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Surrounding properties are zoned and developed as follows: 
North:Roeland Park “OB” Office Building District-small offices, “PUB” Public Services-vacant, 
and “MXD” Mixed Use District-vacant 
West: Mission “RP-3” Planned Townhome District-Roeland Court Townhomes, “MS2” Main 
Street District 2-vacant, restaurant, “R-1” Single Family Residential District-detached dwelling 
units,  
South: Mission “RP-6” Planned High Rise Apartment District-vacant “C-1” Restricted Business 
District-bank, “C-O” Office Building District-dentist and other office uses. 
East: Fairway ”R-1” Single Family Residential District-detached dwelling units. 
 
Comprehensive Plan Future Land Use Recommendation for this area:  
The Comprehensive Plan indicates this area is appropriate for Mixed Use High-Density to be 
composed of a pedestrian friendly mix of neighborhood and community office uses, 
retail-commercial and service-commercial uses, institutional, civic, and medium to high density 
residential. 
 
Project Background: 
In 2005 The Cameron Group, LLC, a development company from East Syracuse, New York, 
purchased the Mission Mall property with plans to build a mixed-use development on the site. In 
2006 the Planning Commission reviewed and approved the rezoning and preliminary site plan 
for the redevelopment of the subject property for urban development composed of retail, office, 
hotel, restaurant, and residential uses (Ordinance #1203).  Since the “MXD” zoning and 
preliminary site plan was first approved the project has evolved through several revisions 
reflected in revised plans presented to the Planning Commission and City Council in 2007, 
2008, 2012, and 2015.  Each of these plan approvals included a range of stipulations for site 
development issues, and requirements for additional details to be provided with final plan 
reviews.  A preliminary site plan was approved by the City Council on January 20, 2016 after a 
public hearing before the Planning Commission on September 28, 2015. 
 
At this time the applicant is requesting final site plan approval for the entire development.  The 
applicant intends to proceed to construction of the entire project in three sequential phases. 
The timing of these phases will be considered by the City Council as part of their review of the 
Development Agreement. 
 
Plan Review  
The proposed plan identifies six buildings around the perimeter of the site surrounding a 
partially free-standing three level parking garage.  Building “B” on the southwest corner of the 
site is a 200 room, 7-story hotel.  To the north buildings “C”, “D” and “E” along Roeland Drive 
and Johnson Drive will contain 168 apartments over ground floor retail in 4-story buildings. 
Building “A” remains a single story building with three retail tenant spaces defined.  Building “F” 
is a 58,000 3-story office building.  A boardwalk system is proposed to connect a surface 
parking lot on Roeland Drive to a green space adjacent to Buildings “C”, “D” and “E”.  This 
courtyard is proposed for the benefit of residents and for use by the public.  It includes seating 
and a small performance area.  
 
A comparison of the modifications between the approved preliminary plan and the submitted 
final site plan is shown below.    The total floor area of this version has been reduced 19,792 
square feet and 5 parking stalls have been removed.  The number of hotel rooms remains the 
same while the square footage of the hotel increased slightly.  Fourteen (14) fewer dwelling 
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units are proposed.  Office increased by 3,976 square feet.  These changes are not considered 
significant per Section 440.175 and the site plan is therefore in substantial compliance. 
Use Approved Prelim 2015 (SqFt) Final 
Retail 382,974* 166,991 
Office 54,540 58,516 
Residential (182 units)* 177,812 (168 units) 
Service/ Mechanical Not itemized 12,109 
Hotel 138,610 (200 rooms) 140,904 (200 rooms) 

Total 576,124 square feet 556,332 square feet 
Parking Provided 1,533 parking spaces 1,528 parking spaces 
*2015 tally combines Residential and Retail  
 
The City’s development review team conducted a review of the final site plans as well as special 
studies of traffic and stormwater impacts.  Review comments were provided to the applicant’s 
representatives which were addressed in a revised submittal.  Some issues do remain and are 
discussed below in the staff comments.  Other unresolved comments are construction details in 
nature and best addressed at the time of review of those documents.  Conditions relating to 
each are included in staff’s recommendation. 
 
The following is a summary of issues that were identified by the city’s development review team 
to be addressed with final plans and/or development agreements. 
 
Sustainable design and construction practices 
The City’s development review team initially suggested the project pursue and demonstrate a 
commitment to achieve LEED for Neighborhood Development (LEED-ND).  This certification by 
the U.S. Green Building Council addresses a wide range of design and construction practices 
related to site design and green infrastructure and building components, such as energy and 
water efficiency, storm water management, civic spaces, and relationship to the surrounding 
community.  The applicant is opposed to certifying the project through this agency due to the 
increased upfront certification costs; however as indicated with previously approved plans will 
“…entertain and implement prudent design principles that follow a ‘green’ protocol in the spirit of 
a LEED project in the form of a Sustainable Design and Construction Implementation Plan 
(SDCIP).”  
 
Staff Notes-Sustainability- The Mission Sustainability Commission has developed a rating and 
certification system for development projects.  The proposed revised plans have been reviewed 
by the Sustainability Commission who have endorsed the sustainable elements of the project. 
Their review scorecard is attached. 
 
Johnson Drive Design Guidelines & Municipal Code Standards 
The Johnson Drive Design Guidelines provide a wide range of recommended and required 
design elements applicable to the development.  These and the site development standards of 
the municipal code are reviewed below.  
 
Building Design and Material Palette 
The proposed building materials and architectural style are described in reflected in sheets 
FDP-A200-A211 and A300.   A modern architectural theme is proposed.  According to the 
project architect this style views the structures as larger singular elements whose mass is 
pushed close to the street and articulated in facade material color variation, balcony insets, and 
interesting window placement that respond to the particular use housed in the structure.  The 
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ground floor of the buildings fold back at the street level forming a protected pedestrian 
experience.  
 
A materials board has also been submitted with samples of the proposed materials.  The 
predominant materials on building “A” are painted pre-cast concrete with thin brick and thin 
block at their base.  The north elevation of this building contains 75% glazing at ground level in 
the form of storefront display boxes.  Details of the display boxes are included on sheet 
FDP-A200.  A corner entrance which addresses both Johnson Drive and the west side of the 
building has been included.  The predominant materials of Buildings “B-F” are various metal 
panels, glass, board formed concrete, stained woods, and stucco.  
 
Staff Notes-Buildings: The intent of the Johnson Drive Guidelines is to encourage detailed and 
articulated building elevations that create interesting facades, complementary massing, human 
scale elements, and high quality appearance materials.  It acknowledges that Mission  benefits 
from a diversity of architectural styles and would not prohibit modern styles that are compatible 
in form and proportion to buildings with their immediate context on Johnson Drive.  The 
Gateway development is a large site on the far east end of Johnson Drive.  It demonstrates a 
unified design approach within its boundaries.  A mix of complementary building materials that 
are maintenance free are encouraged such as stone, stucco, brick, tile, concrete masonry units 
and clear glass.  Pre-cast concrete is not preferred.   Building “A” does make use of different 
materials that are in similar color to the rest of the site.  The proposed design and materials are 
generally in conformance with the intent of the Design Guidelines. Ground floor percentage 
minimums of glazing and stucco maximums per story requirements have been met.  
 
Public Open Space 
A boardwalk and courtyard area between the buildings along Roeland Drive and the parking 
structure provides 49,000 square feet of public open space.  This area is proposed for the 
benefit of residents of the apartments and visitors to the ground floor restaurants or retailers. 
This new courtyard does include built in seating and a small performance area.  Shade trees 
and ornamental plantings are included in this space. 
 
Pedestrian routes which are ADA accessible are shown throughout the development on sheet 
FDP-C1.1 
 
Staff Notes-Public Open Space:  The intent of the “MXD” zoning district is to encourage public 
spaces that are compatible in in character and function with the other uses surrounding them. 
The design of the public open space interior to the site is appropriate for its proposed use and 
accessible.  
 
Parking and Loading 
The submitted plan provides 1,528 parking spaces for the mix of retail, residential, office and 
hotel uses. This includes angled parking spaces along Johnson Drive adjacent to street-level 
retail in Building “E”, a surface parking lot is adjacent to Roeland Drive for Buildings “C” and “D”, 
and a multi-level parking structure located in the center of the development.  
 
The parking structure is L-shaped with two floors of parking above one slightly larger level of 
surface parking.  A single circulator to the upper floors is located on the south end of the 
structure.  The lowest level is no longer below grade and is intended for retail visitors.  The 
upper levels will be for hotel guests and the residential units. The exterior of the garage will be 
wrapped in an articulated perforated aluminum panel system that allows for ventilation of an 
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open air garage and screens parked vehicles from view.  See sheet FDP-A204 and FDP-A211. 
The material will extend approximately 8’ beyond the top deck of the garage.  Vignette views on 
sheets FDP-004-008 demonstrate how parking decks are screened from the view of 
surrounding roadways.  
 
The surface parking lot along Roeland Drive will be screened from view by a 3’ tall concrete wall 
with wood plan formliner finish on both sides.  A planting bed with hardwood mulch is combined 
with this wall along the south half of the parking field.  
 
Staff Notes-Parking: The amount and design of parking provided meets city ordinances. 
Adequate screening of the parking structure and surface parking lot has been provided.   The 
perimeter concrete wall must be a minimum of 3’ in height, not a maximum.  Revise the note on 
sheet FDP-L106 to reflect this.  Truck turning movements have been evaluated and are 
sufficient. 
 
Screening 
Screening of undesirable areas of the development such as rooftop units, trash dumpsters, 
loading docks, utility pad sites and surface parking lots is required.   Rooftop screening is noted 
on the elevation sheets to be the same as the building cladding and detailed on sheet 
FDP-A212.  The loading dock is screened through the curved pre-cast concrete and brick wall 
and evergreen plantings.  Pad-mounted utilities are to be screened with landscape materials as 
shown on sheet FDP-L210. All retaining walls and perimeter concrete walls will have a board 
form finish including the surface parking lot along Roeland Drive.  The majority of trash storage 
will occur within the buildings.  
 
Staff Notes-Screening: The proposed screening is adequate to block undesirable views. Add 
trash enclosure details for the exterior enclosure behind building “A” as noted on sheet 
FDP-A000. 
 
On and Off Site Public Improvements 
The developer is responsible for installation of streetscaping around the perimeter of the site 
which includes sidewalks, street trees, benches, bike racks, and street lights and for providing 
public improvements off-site (crosswalks, modifications to traffic signals, turn lanes, etc).  A 
sample streetscape improvement plan is included on FDP-L107 and other details are shown on 
the landscape plans.  
  
A minimum 8-foot wide sidewalk clear zone along Johnson Drive must be provided in addition to 
adequate space for a streetscape amenity zone (street trees, tree wells, street lights, signage, 
etc.) and a seating area zone for any proposed outdoor restaurant space.  The ideal minimum 
width for all zones combined is 20-feet from the street curb to the building wall.  A sidewalk 
approximately 8’-8.5’ wide is shown for a portion of this block to be 60% concrete and 40% 
specialty paving.  Numerous intrusions into the clear zone are shown on the plans including the 
street lighting along Johnson Drive and vehicle overhangs from the on-street parking.  A choke 
point appears to exist at the far west end of the on-street parking stalls. The sidewalk width 
shown along Building “A” is only 5’ in width.  A minimum 5-foot wide sidewalk clear zone is 
required and provided along Roeland Drive (except Rock Creek Trail segments) and Roe 
Avenue.  
 
Street trees should be planted between the curb and walking path of the sidewalk space 50’ on 
center.  Trees may be clustered to work about other streetscape features but should be 
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provided at a rate of 1:50’ of frontage.  Irrigation will be provided for all street trees.  Qualifying 
trees are shown in the table below. 
 

Frontage Required 
Street Trees 

Provided Notes 

Johnson Drive 21 15 On-street parking and limited width along Building 
E reduce the number of trees provided.  Adequate 
width should be provided and the number of trees 
increased. 

Roe Avenue 10 4 Additional evergreen trees are proposed in place 
of shade trees.  Screening is a priority in this 
corridor.  

Roeland Drive 21 21 Trees must be located between back of curb and 
sidewalk. 

 
Street lights are provided meeting the East Gateway Streetscape design standard.  Lighting 
levels have been evaluated by GBA.  Site lighting has also been reviewed. 
 
Staff Notes-Public Improvements:  Increase the width of the paved sidewalk along Johnson 
Drive to eliminate the numerous intrusions such as street lighting and vehicle overhangs into the 
required 8’ clear zone, remove the choke point that narrows the sidewalk in the proximity of the 
far west end of the on-street parking stalls, and maintain an 8’ clear width path sidewalk along 
the entire Johnson Drive frontage.   Additional benches and trash receptacles should be added 
to both the Johnson Drive and Roeland Drive frontages.  
 
The curb line along Roeland Drive is unclear. On future replats, right-of-way should be 
dedicated including all on-street parking areas, sidewalks, and public infrastructure along 
Roeland Drive, Johnson Drive, and Roe Avenue.  The property line should conform with the 
build-to standard.  The applicant has indicated that a plat will been submitted upon approval of 
the Final Site Plan.  
 
The proposed street trees meet city code for species selected.  Street trees along Roeland 
Drive should be shifted to the west side of the sidewalk.  A reduction of street trees along Roe 
Avenue is acceptable given that the priority in this corridor is screening.  
 
Signs 
The City’s Sign Code does not specify any signs by right in the “MXD” Planned Mixed Use 
District.  Instead, the Code requires shopping centers to establish private sign criteria governing 
all exterior signs in the development and that the Planning Commission review and approve 
these criteria as part of a final site plan approval.  The intent of city’s sign code is to ensure 
harmony and visual quality throughout the development.  After approval, no sign permit will be 
issued by the City for a sign that does not conform to the criteria.  
 
The applicant has provided a sign criteria document for consideration as summarized below: 
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Permitted Signs 

Type Style Location Illumination Size 

Wall Halo 
type/reverse 
channel letter 

Coordinate w. Tenant’s storefront entry 
location.  If main sign then immediately 
above the tenant’s storefront on the base 
building facade 

Neon or 
LED 

Proportional to overall 
storefront TBD by 
architect 

Wall Panel sign or 
pin mounted 
letters 

“ Non-internal
ly 
illuminated/a
ccent 
lighting 

Panels must be a 
minimum of 3” thick 

Wall Metal cabinet 
with routed out 
copy and push 
through 
plexiglas letters 

Must be fully recessed or incorporated into 
the tenant's storefront design 

Internally 
illuminated 

Proportional to overall 
storefront TBD by 
architect 

Projecting Blade sign Coordinate w. Tenant’s storefront entry 
location.  If main sign then immediately 
above the tenant’s storefront on the base 
building facade.  May be considered 
decorative secondary sign. 9’ clearance, Max 
projection 4’, Min projection 1’ 

Not 
specified 

Proportional to overall 
storefront TBD by 
architect 

Window Adhesive or 
painted 
lettering  

On storefront glazing, located low on the 
window 

Not 
specified 

Max ht 4” 

Wall Open faced 
channel letters 

Coordinate w. Tenant’s storefront entry 
location.  If main sign then immediately 
above the tenant’s storefront on the base 
building facade 

Visually 
exposed 
neon tube 

Proportional to overall 
storefront TBD by 
architect 

Detached  Directional At major entrances to the project, for tenants 
3,000 or larger, must be multiple tenants 
listed. 

Not 
specified 

Proportional to overall 
storefront TBD by 
architect 

Detached Monument Limit of 2 for development-Northeast and 
southwest corners of site  

Not 
specified 

Not specified-See 
FDP-L106 

Temporar
y 

Temporary  4 weeks max duration for any one sign. May 
inc. Vinyl banners allowed on storefront or 
within storefront glass 

Not 
specified 

Proportional to overall 
storefront TBD by 
architect 

Prohibited Signs 

Wall Exposed or surface mounted box or cabinet or exposed raceway signs 

Window Suspended internally illuminated panel sign behind storefront glass 

Window Neon tube sign in front or behind storefront.  Specifically single line neon lettered signs. 

Detached Freestanding, moving, rotating, flashing, noise making or odor producing signs 

Roof Roof mounted signs 

Window Cloth, paper, cardboard and large stickers, decals or other temporary looking signs on or around  the 
storefront. 
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Staff Notes-Signs:  The proposed criteria does not specify the size and number of signs 
allowed instead leaving it up to a subjective review by the architect.  Additional exhibits might 
help to narrow down the proposed locations for tenant main and secondary signs.  Several 
sheets in the site plan indicate a freestanding sign in the island at Drive 4.  This location would 
block pedestrians from view of turning vehicles and should not be allowed. 
  
Public Transportation 
A transit stop area has been installed along Johnson Drive near the intersection of Roe Avenue.  
 
Staff Notes-Transit Stop: The transit stop along the northeast side of the Gateway site is part 
of the system of newly enhanced bus facilities installed in the Metcalf Ave/Shawnee Mission 
Parkway corridor as part of a federal TIGER grant.  The transit stop is served by proposed 
sidewalks along the south side of Johnson Drive and west side of Roe Avenue.  
 
Rock Creek Trail Extension 
The continuation of the Rock Creek Trail from Martway Street to the Roeland Drive/Johnson 
Drive intersection is required.  The submitted plans identify crosswalks at both intersections and 
a 10-ft wide sidewalk along the east side of Roeland Drive north of the Martway intersection, 
continuing north across Johnson Drive to Roeland Park.  Directional trail marking signs are 
indicated on sheet FDP-C1.2.  
 
Staff Notes-Trail: There is ample room for street trees, streetlights and street furnishings such 
as benches and trash cans to be located adjacent to the trail without constricting the 10-ft wide 
path.  Rock Creek Trail layout will be reviewed again as part of the city approval of construction 
drawings. 
 
Traffic & Access Management 
Access into the site is proposed from six access points, three on Roeland Drive, one on 
Johnson Drive, and two on Roe Avenue.  The driveway access to the load docks of Building “A” 
has been narrowed.  All street intersections surrounding the subject property are currently 
signalized.  
 
The applicant has submitted an update to the previous traffic study analyzing current conditions 
and proposed conditions after development.  The applicant has proposed improvements to 
accommodate the expected daily trips the development will generate.  On public streets these 
include restriping turn lanes along Roeland Drive at all three driveway locations to create 
queueing capacity to prevent blockages of the through lanes or congestion of the intersections; 
traffic control signs, modify the timing or phases of existing traffic signals, and improve 
pedestrian accommodations at intersections.  
 
The Kansas Department of Transportation (KDOT) will also need to review and accept any 
changes proposed to the intersection of Shawnee Mission Parkway at Roeland Drive as this is a 
US Highway under their jurisdiction.  
 
The City’s on-call traffic engineer, George Butler Associates (GBA), has reviewed the 
applicant’s revised Traffic Impact study and the final site plans.   GBA accepts the applicant’s 
proposed improvements as adequate for the expected traffic impacts of development of the site. 
At the time of construction plan review the following issues will need to be addressed: provision 
of a safe north-south pedestrian crossing at the intersection of Shawnee Mission Parkway and 
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Roeland Drive, regulatory signs at Drive 2 and 3, and definition of the vehicular pathway at 
Drive 6.  At the the time of platting GBA has asked for an additional exhibit depicting curb lines, 
lanes utilization, and pavement markings.  An excerpt of the Traffic Impact Study is attached 
along with GBA’s memo. 
 
Stormwater Management 
A multi-barrel reinforced concrete box (RCB) drainage system was installed across the site 
underground for this portion of Rock Creek.  The RCB’s were designed to convey the 100 year 
storm event and a letter of map revision (LOMR) has been approved by FEMA taking the 
property out of the flood zone.  Therefore a floodplain permit is not required.  Storm sewers for 
the site will direct water into this system at various locations and surface grading will direct 
overflows.  
 
The City’s on-call engineer at GBA has reviewed the Drainage Study and the proposed final site 
plans for storm water control.  This included consideration of the amount of impervious surface 
in the development scenario, peak water flows after rain storms, and the location of below 
ground development features in relation to existing storm sewers.  A reduction in the amount of 
impervious surface has been demonstrated by the addition of green space compared to the 
existing (pre-demolition) condition.  The layout of any piers footings for the new buildings will be 
reviewed against the pier plan used during the construction of the RCB’s and venting for the 
proper function of the RCB’s will be taken into consideration with the design of Building “A” as 
part of building permit review.  
 
Consideration of Final Site Plans (440.160 & 440.190) 
Final site plans which contain modifications from the approved preliminary development plan but 
which are in substantial compliance with the preliminary plan, may be approved by the Planning 
Commission without a public hearing, provided that the Commission determines that the 
landscaping and screening plan is adequate and that all other submission requirements have 
been satisfied. In addition  the site plan shall be approved by the Planning Commission if it 
determines that: 

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

-The building, parking area, driveways, and open space have been designed to meet codes and 
guidelines and have been reviewed by the City’s engineers.  

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

-There is adequate space on the site to allow for on-site circulation of customer traffic and 
design vehicles.  Impacts to traffic on adjacent public streets has been studied Traffic Impact 
Statement  (TIS) and endorsed by City’s engineers with stipulations. 

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

-The proposed plan is consistent with the City’s zoning and site development standards with the 
stipulations noted. 

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

-The proposed project is of high quality design and adds to the diverse architecture of the 
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surrounding area.  

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

-The proposed mixed use development is consistent in density and design with the City’s 
adopted plans and policies. 

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

-A plat reflecting the proposed development pattern has not been submitted.  One will be 
required prior to development.  Any required right-of-way changes for this site will be addressed 
at that time. 
 
Staff Recommendation 
 
While the development is generally in conformance with the approved preliminary site plan and 
site planning requirements, several details do remain unresolved.  
 
Therefore, Staff recommends the Planning Commission approve the Final Site Development 
Plan for Case # 17-01 The Gateway with the following conditions: 
 
1. Submit a revised final site for staff review and approval showing the following: 

a. Correct minor typos including: street names on sheet FDP-L101 and tables on 
sheets FDP-001, FDP-A050-055. 

b. Show the minimum height of the  perimeter concrete wall on sheet FDP-L106 to be 
3’ in height.  

c. Add trash enclosure details for the exterior enclosure behind building “A” as noted on 
sheet FDP-A000. 

d. Increase the width of the paved sidewalk along Johnson Drive to eliminate the 
numerous intrusions such as street lighting and vehicle overhangs into the required 
8’ clear zone. 

e. Remove the choke point that narrows the sidewalk in the proximity of the far west 
end of the on-street parking stalls. 

f. Maintain an 8’ clear width path sidewalk along the entire Johnson Drive frontage.  
g. Remove the freestanding sign from the island at Drive 4.  
h. Increase the number of street trees provided along Johnson Drive. 
 

2. Prior to the approval of construction drawings by staff: 
a. Provide revisions to the streetlight layout and revised site light levels as noted by 

GBA. 
b. Locate street trees between back of curb and sidewalk.  Street trees along Roeland 

Drive should be shifted to the west side of the sidewalk. 
c. Add benches, bike racks, and trash receptacles to both the Johnson Drive and 

Roeland Drive frontages. 
d. Provide a safe north-south pedestrian crossing at the intersection of Shawnee 

Mission Parkway and Roeland Drive. 
e. Provide regulatory signs at Drive 2 and 3. 
f. Provide definition of the vehicular pathway at Drive 6.  
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3. Prior to the issuance of any building permits, a revised final plat must be approved by the 
City.  Right-of-way should be dedicated including all on-street parking areas, sidewalks, 
and public infrastructure along Roeland Drive, Johnson Drive, and Roe Avenue.  

 
4. Prior to building permit issuance for any building spanning the RCB’s, demonstrate 

venting for the proper function of the RCB’s will be taken into consideration and that any 
piers or footings will not impact the facility.  

 
Staff recommends the Planning Commission reject the private sign criteria and direct the 
applicant to resubmit a version with edits showing the following: 
 

a. The size and number of signs allowed by type, tenant, or building. 
b. Additional exhibits to illustrate proposed locations for tenant main and secondary 

signs and freestanding signs.  
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THE GATEWAY 
SIGNAGE CRITERIA MANUAL 

Signage is an integral design 
feature of the Tenant's 
storefront. Tenant signage 
shall be designed to 
complement the specific 
tenant's storefront and 
general building design and 
support the master plan for 
The Gateway experience. 

 

 



    Signage Criteria Overview 

Signage is an integral design feature of the Tenant's storefront. Tenant signage shall be designed 
to complement the specific tenant's storefront and general building design and support the 
master plan for The Gateway experience. 

 
The purpose of this section is to define and specify all exterior signage criteria for The Gateway. 
Each Tenant shall provide a signage package for its space. 

 
All sign packages shall be submitted in triplicate or electronic format for approval at least sixty 
(60) days of Lease Commencement Date to Landlord and its designated agent prior to fabrication 
and installation. If the plans are disapproved by Landlord, Tenant shall resubmit them within 
fifteen (I 5) days from date of the notice of any disapproval by Landlord or its Architect until such 
plans are finally approved by Landlord. 

 
The cost of the fabrication, permitting, and installation shall be the responsibility of each 
individual Tenant. 
 
Sign construction is to be completed in compliance with local building code requirements and 
sign ordinances, and the instructions, limitations, and criteria 
contained in criteria manual.  
 
Upon written notice from Landlord, Tenant agrees to take such actions as may be necessary 
to comply at Tenant's expense, with applicable requirements. 

 
The Landlord must approve all Tenant signage intended to be visible from outside of the 
Tenant Premises. 

 
The use of a corporate logo or other established corporate insignia shall be permitted 
only if specifically approved in writing by the Landlord. 

 
All signage is to be of the highest quality construction.  Shop fabrication and painting is required.  All 
attachments, labels, fasteners, mounting brackets, wiring, clips, transformers, disconnects, 
lamps, and other required mechanisms must be concealed from view. Light leaks are not 
permitted and sign company labels and stamps must be concealed from view, unless Code 
requires labels to be visible from below. The Tenant's electrical contractor must perform all 
electrical connections for Tenant signs. 

 
   Municipal Signage Requirements 

All signs shall comply with applicable codes regarding materials, electrical connections, 
overall size, and general signage construction. Any permits that may be required by the 
Jurisdictional Authority shall be the responsibility of the Tenant. 
 

 



 

The Tenant's storefront signage shall be proportional to the overall storefront and building facade 
design. 
To encourage design creativity, no maximum letter size has been established, however, the Landlord will 
closely review all signage to confirm the proper relationship between signage and facade. 
 
Signage Location 
Since the Landlord approved location for Tenant signage will depend on specific design conditions 
and varying base building facade details, the approved signage location shall be determined based 
on consultation with the Landlord's Architect. 
 
The location of the signage shall specifically coordinate with the Tenant's storefront entry location, 
the character of the base building facade, and other conceptual design features. 
 
The Tenant shall locate the main sign on the Tenant's storefront construction or immediately above 
the Tenant's storefront on the base building facade in accordance with Landlord's approved 
location. Tenant signage shall not be placed on top of, or over, base building design elements (i.e., 
second level windows). 
 
Secondary Signage 
Decorative secondary signage, such as blade signs, decorative icons, and small repetitive window 
signage, is encouraged provided such signage compliments the overall Tenant facade design and the 
base building district design theme without violating any municipal ordinances. 
 
Landlord's Approval 
Tenant shall provide design information for all signage on all preliminary and working drawings 
submitted to Landlord for review. Final approval of signage shop drawings. 
 
 
Signage Shop Drawings 
Signage shop drawings submitted by the Tenant shall provide complete information for the 
Landlord to understand the signage design and appearance. Fabrication or installation of the 
Tenant's signage shall not commence before the Landlord's approval of the signage shop drawings 
is secured. 
 

Submitted signage shop drawings shall provide the following information: 
 

• Type and size of all signage and lettering 
 

• Scaled and dimensioned elevation of the store illustrating each sign location 
 

• Section or sections through the sign 
 

 



 
• Identify the materials, color scheme, fabrication techniques, illumination, and mounting 

system 
 

• Photographs of similar wherever possible 
 

Permitted Signage Types 
• Halo type illuminated signs (reverse channel letters) with neon or LED illumination. LED 

colors and suppliers must be reviewed by the Landlord - particularly white since the 
brightness levels can be highly variable. 

 
• Non-internally illuminated panel sign or individual pin mounted dimensional letters with 

accent lighting where required (letters or panel shall be minimum 3" thick). 
 

• Internally illuminated metal cabinet sign with routed out copy and push through Plexiglas 
letters. The sign cabinet must be fully recessed or otherwise incorporated into the Tenant's 
storefront design. Such cabinet signs shall not be installed on or into the base building 
fac ade. 

 
• Decorative blade signs - such signs are required to 

be dimensional. Flat panels with only painted or vinyl graphics are not allowed. 
 

• Small, adhesive or painted lettering on storefront glazing 
 

• Open-face channel letters with a visually exposed neon tube illumination. Lexan faces may be 
used to protect channel letters from nesting birds. 

 
• Exposed illuminated neon tubing as part of an intricate, themed, and stylistically appealing 

sign 
 
Signage Not Permitted 
• Exposed or surface mounted box or cabinet type signs, or any signage with an exposed 

raceway or electrical connections 
 

• Suspended internally illuminated panel signs behind storefront glass 
 

• Exposed neon tube signs, either in front of or behind the Tenant storefront, where the bare 
neon tube is fully exposed and not an integrated part of a more intricate, thematic sign are 
not permitted. Specifically, single line neon lettered signs such as "open" signs are not 
permitted. 

 
• Freestanding, moving, rotating, flashing, noise making or odor producing signs 
 
• Roof-mounted signs 



 
• Signs that are not professional in appearance 

• Cloth, paper, cardboard and other large stickers, decals, or other temporary looking signs on or 
around the storefront surfaces 

 
 
SPECIFIC SIGNTYPE CRITERIA 

 
Internally Illuminated Channel Letters Signs 

 
•The background surface of the sign is to be opaque and not reflect the illumination or image 

of the neon lamps behind letters. 
 

• The color of the channel returns must match the color of the letter faces. 
 

• All neon tubing or LED must be fully concealed within the letter so it is not visible to the 
public. 

 
• The rear and sides of the letter shall be opaque. 

 
• Horizontally-mounted flanges/brackets shall be mounted above provided raceway invisible to 

public to support the letters. 
 

• All connections and fasteners visible within the sign dimension between the horizontal shade 
surface and the back of the letters shall be painted to match the shade. 

 
• Halo-type signs used in outdoor locations will have solid backing on the rear of the letters to 

prevent birds nesting in the letters. 
 
Non-Internally  Illuminated Panels or Individual Letter Signs 
• Included types are dimensional panels with a textured design, such as a carved wood sign 

OR dimensional letters or graphics pin mounted to the face of the storefront area or base 
building facade with external, indirect illumination. 

 
• Non-dimensional letters or graphics less than 3" thick are generally not permitted. Non-

dimensional techniques include painting, silk-screening, pressure sensitive vinyl, metal 
applique or glass etching. Exceptions to this requirement may be allowed if such signage 
compliments the overall store fa de design. 

 
• Signs shall not be placed on a background material that detracts from the appearance of the 

sign. 
 

• Supplemental lighting must be provided for appropriate signage visibility. The supplemental 
lighting must be incorporated into the facade design either as a concealed feature or as a design 



element (i.e. decorative accent fixtures or concealed fixtures mounted on a Tenant facade that 
lights back towards the wall mounted signage). Such supplemental lighting shall be compatible 
with the existing base building facade lighting and is subject to Landlord's approval. 

 
• Dimensional letter signs applied directly to transparent storefront glass must have matching 

dimensional letters on each side of the glass to create a finished appearance from both sides of 
the storefront glazing. 

 
Internally Illuminated, Fully Integrated Cabinet Signs 

• Signs shall be fully integrated into the storefront design concept. The cabinet sign shall be 
recessed so that the face of the cabinet sign is flush with the surrounding storefront material, 
or otherwise incorporated into the design. 

 
• The size of the sign cabinet and the design of the face materials are to be integrally designed 

into the appearance of the store facade. 
 

• Only letters shall be translucent on the sign face. The background must be opaque. Plastic 
faced sign panels will not be allowed. 

 
• Signs must be of the highest quality design and construct ion. Seams are not permitted in the 

face of the sign cabinet. 
 

• Light leaks are not permitted. 
 

• Cabinet signs with the face panel routed out with Plexiglas laminated behind are not 
permitted. Push-through dimensional translucent Plexiglas letters that extend through the 
routed opaque sign face must be provided. Illumination is to be provided by neon, LED, or 
fluorescent lighting. 

 
• The face panel is to be hinged to provide access for maintenance, or an access panel is to be 

located in an alternate concealed location. Where rear access is possible, a rear access hatch is 
preferred to reduce visibility 

 
Open Face Channel Letters With Exposed Tube Neon 
In certain cases, the Landlord may approve visually exposed neon signs where the neon is 
placed in a channel letter. Other creative and thematic utilization of neon tube may also be 
considered where the exposed neon tube is integral to a more intricate and thematic sign, such 
as a dimensional blade sign. 

 
Face Illuminated Channel letters 
Face illuminated channel letters shall only be allowed for signage facing a public right-of-way, or 
parking areas where such signage is specifically controlled by the Municipal Signage 
Requirements.  All such letters shall be evenly illuminated and directly mounted to the building 
facade in the required location. 



 
Blade Sign 
Store facade blade signs are allowed where such signage adds to the design environment of the 
public walkway area and to the building facades overall. Blade signs are required to have a 
decorative appearance that compliments the building facade and enhances the Tenant's 
storefront image. The blade sign size and location must comply with the maximum projection 
requirements stated below and must be generally proportional to the Tenant facade. 

 
• Minimum height to bottom: 9' -0" of the projecting element 

 
• Horizontal projection requirements: Maximum Projection 4'-0", Minimum Projection 

1'-0" 
 

Horizontal projection requirements are measured from the Lease Line. No projection will be 
permitted to impede the flow of emergency vehicles. 

 
The Tenant blade sign may be an iconic representation of the products and services offered. 
For instance, a bakery might have a large pastry as an iconic blade sign, provided that the 
design is approved by the Landlord in writing. 
 
Decorative elements such as iron brackets or three dimensional sculptural panels are 
encouraged unless otherwise standardized. Flat panels with painted or vinyl graphics are not 
allowed. The Tenant's blade sign can be internally illuminated. An electrical raceway may be 
provided from which Tenant can wire to sign. All criteria that apply to other internally 
illuminated sign types apply in this case. The mounting height of the blade sign can extend 
higher than the Tenant's leased premises storefront, provided that the base building 
elevation can accommodate the location and there is no interference with base building 
architectural features or glazing. 

 
Show Window Graphics 
Small-scaled, pedestrian level, adhesive window graphics are desired at the Tenant's show 
windows. Such store identification graphics shall be no more than 4" in height and located low 
on the window. 

 
Storefront Address Signs 
In addition to show window graphics, a standardized address sign may be required by the 
Jurisdictional Authorities and/or the Landlord to provide a means of identifying store addresses 
for emergency purposes. Tenants are not permitted to place an address sign that does not meet 
this standard in material, type, size, and location. 
 
 

 
 
 
 

 



 
Freestanding Signage 
 
Directional Signage 
Freestanding signs with trade names on them are permitted in the project so long as they are for 
purposes of directing patrons to specific stores, restaurants, the hotel, residential, or office 
tenants (“Directional Signs”, “Directional Signage”).  The Directional Signs shall have multiple 
trade names on them, but no tenants or users under 3,000 square feet shall be permitted on the 
Directional Signs.  The Directional Signs shall be located at major entrances into the project. 
 
Directional Signs shall be constructed of board form concrete bases with pin mounted letters on 
two sides, and remotely illuminated by ground light fixtures.  Directional Signs shall not be higher 
than five (5’) feet from the ground level in height and not more than eight (8’) feet in width.   
 

  Project Identification Monuments Signs 
The Developer intends to design, construct, and operate two (2) monument signs identifying the Project 
as “The Gateway” (the “Monument Signs”).  The Monument Signs shall be constructed, operated, 
insured, and maintained consistent with the operation of a first-class property. The locations of the 
Monument Signs shall be at the northeast corner of the Project at the corner of Johnson Drive and Roe 
Avenue, and the southwest corner of the project at the corner of Shawnee Mission Parkway and 
Roeland Drive.  
 
 
Temporary Signage 
For tenants and other users of the project, temporary signage will be allowed for a maximum of 4 
weeks for any one temporary sign posting.  Temporary signs may include professionally done vinyl 
banners temporarily affixed to a storefront, or posted within storefront glass.  Temporary Signage 
may include the tenant’s name, “Now Open”, “Grand Opening date” etc., but must be submitted 
to and approved by Landlord, just as permanent signage.   

 
 

RESTRICTIONS ON SMALL SHOP TENANTS  
ALONG JOHNSON DRIVE AND ROELAND DRIVE 
 
For all small shop tenants located in Buildings C, D, & E there shall be no awnings or any additional 
materials attached to the building that would protrude from the exterior building façade. 
 
Tenants will not be permitted to sell or display merchandise on the exterior of their storefronts.   
 
All public entrances for small shops in Buildings, C, D, & E will be facing the street, with the 
exception of access points for outdoor seating areas for restaurant tenants located in buildings C 
& D.  Outdoor seating areas for these restaurant tenants shall be separated from the public 
outdoor space by use of railing or similar structure.  

 



 

 

MEMORANDUM 
 
To:  Danielle L. Sitzman, AICP 

From:  Dave Mennenga, P.E, PTOE and Beth Fry, P.E. 

Date:  March 23, 2017 

Subject:  Mission Gateway – Preliminary Reviews & Recommendations 

 

• GBA has reviewed the Final Stormwater Management Study for The 
Gateway, dated March 8, 2017, and conditionally approves this submittal. 
The responses, revised grading plan, and revised calculations provided 
in the March 8 letter were found to be acceptable under the condition that 
the vents of the RCB will be taken into consideration during the final 
design of Building A. 
 

• GBA has also reviewed the revised Traffic Impact Study for The 
Gateway, dated March 2017, and conditionally approves this submittal.  
There is one remaining issue regarding the omission of Table 3 and 
correction of subsequent Table references throughout the document that 
will be addressed directly with the developer’s consultant.  Otherwise, the 
responses provided and revisions made to the TIS report were found to 
be acceptable.  The final approval of the Traffic Impact Study is 
conditional upon review by the Kansas Department of Transportation 
(KDOT), which maintains jurisdiction over US-56 (Shawnee Mission 
Parkway) adjacent to the proposed development. 

 
• GBA will continue to work with the development team through the 

process of developing construction drawings to address the provision of 
a safe north-south pedestrian crossing at the intersection of Shawnee 
Mission Parkway and Roeland Drive.  Traffic signal and geometric 
modifications will likely be needed to ensure that this intersection / 
crossing is compliant with all ADA and MUTCD requirements.  Sheet 
FDP-C1.1 may also need revision to better define this accessible route 
across Shawnee Mission Parkway, depending on the future review 
comments to be provided by KDOT. 

 
• There are still four internal regulatory R1-1 stop signs that should be 

added onto Sheet FDP-C1.2 (two signs for Drive 2 onto Roeland Drive, 
and two signs for Drive 3).  GBA will continue to work with the 
development team to address these traffic control needs through the 
preparation of construction documents. 
 

• GBA has reviewed the public street lighting plans and found the design 
layouts and fixture details to be generally in compliance with both City 



 

 

and industry illumination standards.  The illumination calculations 
provided did not include several fixtures along the north side of Johnson 
Drive and east side of Roe Avenue, or those on the combination poles at 
the signalized intersections, that would further increase the lighting levels 
provided. 
 

• GBA has reviewed the on-site lighting plans and noted numerous 
pedestrian areas where the City’s minimum one-half foot-candle 
illumination level criterion is not satisfied.  Also, there seem to be other 
inconsistencies within the photometric calculation grids that were 
provided.  These items will need to be revised by the development team 
and reviewed again to ensure that the final on-site lighting design 
satisfies the City’s standards. 
 

• Site plans will need to be modified during the construction document 
process to ensure that the vehicular pathway is defined with pavement 
markings, at a minimum, from the Drive 6 location onto Roe Avenue 
through the truck dock and into the interior parking areas of the site. 

 
• In conjunction with the future re-platting of right-of-way dedication, it 

would be helpful for the development team to provide a comprehensive 
exhibit depicting existing and proposed curb lines, R/W and property 
lines, lane utilizations, and pavement markings on the adjacent public 
streets, particularly along the Roeland Drive corridor.  Specifically, GBA 
will continue to work with development team regarding the provision of a 
supplemental northbound right-turn lane for inbound vehicles at either the 
Drive 1 or Drive 2 location as the construction documents are developed. 
 

• Regarding the constrained width of the Johnson Drive streetscape 
adjacent to Building E, GBA reviewed the currently proposed 
configuration of the adjacent on-street parking bay to assess whether any 
modifications could be accommodated.  It appears that the current layout 
provides a parking stall depth of approximately 20 feet.  The Urban Land 
Institute’s (ULI) “Dimensions of Parking” provides guidance that a 
minimum 19-foot vehicle projection distance is recommended for the 
proposed 60-degree angle parking.  Based on the recommended parking 
dimension criteria, changing the angle of the proposed parking stalls 
would be one way to gain additional streetscape width.  Minimum vehicle 
projection distances of 17’-7” and 15’-1” are required for 45-degree and 
30-degree parking angles, respectively. 

 
cc:  CDM, GCC, JCC, KGM, file 
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PROJECT OVERVIEW



PROJECT OVERVIEW  ////////////////////////////////////////////////////////

Gateway will be a 587,330 SF mixed-use retail / multifamily / hotel development that will be built on a 16.6 acre triangular shaped lot 
located at the intersection of Shawnee Mission Parkway and Roe Avenue in the well-to-do Kansas City inner-ring suburb of Mission KS.  
Mission is located 9 miles south / southwest of downtown Kansas City MO.  
 
The design focuses on maximizing the site with a dense assemblage of uses to create an interconnected, community based experience. 
The project features a substantial amount of landscaping that will transform the existing barren site into a network of pedestrian friendly 
sidewalks, paths, trails, boardwalks and public gathering spaces. 

The Sponsors acquired the Property in August 2005. The Property was then the under-performing 350,000 SF Mission Mall.  Mission 
Mall was in significant disrepair and in foreclosure.  The Sponsors vacated the tenants, closed the mall and demolished the site in March 
2006.  Redevelopment was supposed to commence in 2008 but was delayed due to the upheaval in the financial markets that began 
in 2008 and extended through 2012.  The Sponsors have carried the Project and have invested significant time, effort and equity into 
crafting a viable development plan. Mass Excavation is mostly complete, pre-development work is ongoing and construction is slated 
to begin in the first quarter of 2016.

Gateway will include the following components:
•       A 154,469 SF Wal-Mart Supercenter on a 20-year NN lease.
•       A 3-story 182-unit Class A residential rental project spread over 3 inter-connected buildings. 
•       55,629 SF of on-grade small-shop retail space located beneath the 182-unit residential buildings.
•       A 200-key 7-story limited-service national flag hotel.
•      15,285 SF of restaurant space and 6000 SF of spa space all located within the Hotel.  The restaurant space will be leased to    
third party operators.
•       A 2-story structured parking deck with 794 stalls located above 708 surface parking slots. Total parking capacity is 1502 cars. 
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STREETS

Walkable and Complete Streets
The project adds over 2,700 linear feet of sidewalk along the perimeter of the site where none currently exists. These walks 
provide connectivity to the existing public sidewalk and trail system. A green zone is established between the street and 
sidewalk to enhance the pedestrian experience. Buildings are pushed to the property line where retail uses open up to the 
street to enliven the street presence.    8 of 8 points.



STREETS /////////////////////////////////////////////////////////////

Trees and Shading
The current site is largely barren and formerly 100% covered by the former Mission Mall complex. 
The project restores close to 100 shade trees and over 40 ornamental trees to the perimeter and 
interior. These trees shade sidewalks, streets, parking areas, and building facades. Additionally, the 
structured parking garage provides a large degree of solar shading over what would otherwise be 
triple the amount of surface parking. 5 of 5 points.

Sidewalks and Trails
The project adds to the existing Rock Creek Trail system with wide paving supporting a variety of uses 
such as biking, jogging, and walking. Internal to the site, pedestrian pathways connect all parts of the 
project including elevated pedestrian connections from the parking garage to the residential and hotel. 
2,700 linear feet of sidewalk and trail are added at perimeter of the site alone. 5 of 5 points.

Transit Facilities & Service Improvements
Pedestrian connectivity to existing transit locations is provided at the perimeter of the site as well as 
to the nearby transit hub to the west. 4 of 4 points.

Reduced Auto Dependence
By integrating living with a mixture of retail and other uses within a pedestrian connected development, 
the project eliminates the need to maneuver about the site in a vehicle and reduces the need for 
residents and workers to leave the site for goods and services during the course of a day. 3 of 3 points.

Transportation Demand Management
This mixed-use development accommodates many modes of travel (walking, biking, mass transit, 
auto) and thus reduces dependence on vehicular travel. 3 of 3 points.

Bicycle Network and Storage
Connection to the Rock Creek trail and the addition of ample bike racks serve to encourage bike travel.  2 of 2 points.
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Connected and Open Community
The interconnected site provides ample opportunity for the public to access and utilize the 
common spaces. This is highlighted by a public park-like plaza through the center of the site that 
accommodates outside dining, performance, and leisure activities.  3 of 3 points.

Compact Development 
We have a much more dense assemblage of uses than you would typically find in a suburban development. 
Buildings hug the property line along the site perimeter where possible and parking stacked to create a tightly 
packed, more pedestrian oriented environment that preserves green space at the heart of the site. 3 of 3 points. 

11
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BUILDING

Building Orientation and Energy Efficiency
The building massing is designed so that upper stories overhang the lower along the street facades creating a continuous 
protected zone that shades the storefront glazing and provides cover from rain and snow. Building envelopes are enhanced 
by high insulation values meeting or exceeding energy code. Insulated precast concrete panels are formed with thermal 
breaks utilizing carbon fiber ties. Energy efficient, yet highly transparent glazing systems are specified. A limited amount of 
planted roofing is employed around the perimeter of the residential building to help mitigate storm surge, decreases heat 
gain and urban heat island effect, as well as increases longevity of the roof membrane below it. All other roofs are of high 
reflectance roof membrane that further help to reduce urban heat island effect. 

Energy efficient light, much of which will be LED, is employed.  Much of the retail square footage is lit by skylight paired 
with active dimming lighting system to greatly reduce dependence on artificial lighting. Occupancy sensors are also used 
to automatically turn off lights in unoccupied rooms.  High efficiency HVAC systems and low water consumption plumbing 
fixtures are incorporated.  Energy efficient elevators are used.  13 of 13 points.



BUILDING  /////////////////////////////////////////////////

Recycled Content in Infrastructure
The project employs recycled content materials wherever feasible. Structural steel, insulation, 
concrete and building claddings will contain high levels of recycled content. Additionally, Low VOC 
coatings and sealants are specified for all parts of the development. 4 of 4 points.

Number of Housing Units Constructed or Renovated
The development brings 182 rental apartments comprised of studio, one bedroom, and two 
bedroom, as well as a 200 room hotel to the site. 3 of 3 points.

Infrastructure Energy Efficiency
The site employs high efficiency LED lighting both on the perimeter and internal to the site. 3 of 3 points. 

Locally/Sustainably Sourced Building Materials
Concrete, landscape material, and potentially insulation, are to come from local sources. 2 of 3 points.

On-Site Renewable Energy Sources
No measures are currently incorporated. However the development team continues to search for 
budget conscious opportunities.  0 of 2 points.
 

Mixed-Use Neighborhood Centers
The project consists of over 500,000 sf of mixed uses such as hotel, residential, and retail including 
upscale and fast casual restaurants and array of goods and services. 3 of 3 points.

Construction Activity Pollution Prevention
Stormwater systems are to be protected from runoff during earth moving activities such as site prep, 
foundations and rough and finished grading / planting. 1 of 1 points.
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REDEVELOPMENT



REDEVELOPMENT   //////////////////////////////////////////////////////////
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Walkable and Complete Streets.
These walks provide connectivity to the existing public sidewalk and trail system. 

Sidewalk and Trails.
The project adds to the existing Rock Creek trail system with wide paving that can support variety of uses such as biking, jogging, and walking.

Transit Facilities and Service Improvements.
Existing transit locations.

Connected and Open Community.
Highlighted by a public park-like plaza through the center of the site that accommodates outside dining, performance, and leisure activities.

Units Constructed.
The project will include the construction of 182 rental apartments comprised of studio, one bedroom, and two bedrooms as well as a 200 room hotel. 

Stormwater Management.
The project also includes a large reconstruction of stormwater culvert that crosses the site from west to east.

Access to Civic and Public Spaces.
The design of the project creates civic and public space both at the interior and at the perimeter of the site as well as provides connection via sidewalks 

to the nearby community amenities. 

 
Light Pollution Reduction.
The project is designed with high efficiency LED parking lot, perimeter and pedestrian lighting.

Access to Recreation Facilities.
The project contains a fitness facility that can be shared by residents, hotel guest, and potentially employees via memberships.

Project Addresses Regional Priorities.
Water efficient landscaping

10
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REDEVELOPMENT   //////////////////////////////////////////////////////////////

Water-efficient Landscaping and Stormwater Management
The project incorporates a large amount of landscaping. Plantings are selected to perform well in our climate, 
such as water efficient native species. The project also includes the construction of a large stormwater culvert 
crossing the site from west to east. This infrastructure will help protect the site from flooding in extreme 
weather and brings the site as well as significant portions of the city out of the 100-year flood plane zone 
enabling its development. 7 of 7 points.

Mixed-Income Diverse Communities
The residential component includes a variety of apartment sizes to appeal to a range of budgets. No 
subsidized apartments are being considered at this time. 4 of 6 points.
 

Brownfield Redevelopment
The project site, while potentially not a brownfield by the strict EPA definition, is certainly blighted by 
former uses (Mission Mall was 70% vacant at time of purchase).  Without the significant investment 
in stormwater infrastructure it would be virtually unbuildable, as area would remain in the 100-year 
flood plane. This project represents a substantial improvement to the area. 2 of 3 points.

Access to Civic and Public Spaces
The design of the project creates civic and public space both at the interior and at the perimeter of 
the site as well as provides connection via sidewalks to the nearby community amenities. Meeting 
space is included as well. 3 of 3 points.

Light Pollution Reduction
 The project is designed with high efficiency LED parking lot, perimeter, and pedestrian lighting. All 
lighting will utilize shields and cutoff that prevent unnecessary spill and adhere to dark sky initiatives. 
Lighting levels are kept minimal. 2 of 2 points.

Square feet of Commercial Space Renovated
There is no renovated space with the project. 0 of 3 points.

Historic Resource Preservation and Adaptive Reuse       N/A. 0 of 3 points.
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Access to Recreation Facilities
The project contains a fitness facility that can be shared by residents, hotel guests, and potentially workers and offsite individuals via memberships. The 
project provides connectivity via sidewalks to nearby community recreation amenities. 1 of 1 points. 

Neighborhood Schools
The project is positioned within 2 miles of two elementary schools affording residents close access to elementary education. 1 of 1 points. 

Minimize Site Disturbance in Design and Construction
Due to the former development of the site and the planned high density, most areas will be disturbed during construction – n/a. 0 of 1 points. 
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OTHER   //////////////////////////////////////////

Community Outreach and Involvement
The project creates an active street presence and a dynamic interior courtyard that is connected to the 
perimeter pedestrian experience and welcomes the community in for a variety of experiences that may 
include a variety of arts related performances. There is an opportunity for the Mission Farmers Market and 
other events to be hosted on the top deck of the parking structure. Meeting space is also included in the 
project. 4 of 6 points.

Project Addresses Regional Priorities
The following is based on LEED ND v2009 for area code 66202. 

• Water efficient landscaping.
• Heat island reduction – high reflectance roof membranes used. Covered and shaded parking areas.
• Compact development – high density development.
• Reduced parking footprint – 2 levels of structured parking.
• Location w/ reduced automobile dependence – close proximity to on and off site amenities, mass 

transit, pedestrian and bike connectivity.  4 of 4 points.

Innovation in Design LEED Accredited Professional on Project
Both the design and construction team have access to in-house LEED accredited professionals as part of the project.  2 of 2 points.

Local Food Production 
No measures being pursued at this time.  0 of 3 points.
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Score
Total points 97 of 116

50 points  - Sustainable Mission Certified
72 points – Sustainable Mission Green Project
84 points – Sustainable Mission Silver Project
96 points – Sustainable Mission Gold Project
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FDP-A053   SITE PLAN (LEVEL 3)
FDP-A054   SITE PLAN (LEVEL 4)
FDP-A055   SITE PLAN (LEVELS 5 - 7)
FDP-A000   BUILDING A - FLOOR PLAN
FDP-A100   BUILDING B/F - FLOOR PLANS ( LEVELS 1-2)
FDP-A101   BUILDING B/F - FLOOR PLANS ( LEVELS 3-4)

FDP-A102   BUILDING B/F - FLOOR PLANS ( LEVELS 5-6)
FDP-A103   BUILDING B/F - FLOOR PLANS ( LEVELS 7-ROOF)
FDP-A110   BUILDING C/D/E - FLOOR PLANS ( LEVELS 1-2)
FDP-A111   BUILDING C/D/E - FLOOR PLANS ( LEVELS 3-4)
FDP-A200   BUILDING A - EXTERIOR ELEVATIONS
FDP-A201   BUILDING B - EXTERIOR ELEVATIONS
FDP-A202   BUILDING C/D/E - EXTERIOR ELEVATIONS
FDP-A203   BUIDLING F - EXTERIOR ELEVATIONS
FDP-A204    GARAGE EXTERIOR ELEVATIONS
FDP-A210    ENLARGED EXTERIOR ELEVATIONS - BUILDING C/D/E, TYP. 
FDP-A211   GARAGE EXTERIOR ENLARGED ELEVATIONS & DETAILS
FDP-A212   BUILDINGS B/C/D/E/F ROOF MECHANICAL SCREEN DETAILS   
FDP-A300   MATERIAL STUDIES
FDP-L100   HARDSCAPE OVERALL PLAN
FDP-L101   HARDSCAPE PLAN
FDP-L102   HARDSCAPE PLAN
FDP-L103   HARDSCAPE PLAN

FDP-L104   HARDSCAPE PLAN 
FDP-L105   HARDSCAPE PLAN
FDP-L106   HARDSCAPE DETAILS
FDP-L107   STREETSCAPE IMPROVEMENT PLAN
FDP-L108   OPEN SPACE & AMENITIES PLAN
FDP-L200   LANDSCAPE OVERALL PLAN
FDP-L201   LANDSCAPE OVERSTORY PLAN
FDP-L210   LANDSCAPE UNDERSTORY PLAN
FDP-L211   LANDSCAPE UNDERSTORY PLAN
FDP-L212   LANDSCAPE UNDERSTORY PLAN
FDP-L213   LANDSCAPE UNDERSTORY PLAN
FDP-L214   LANDSCAPE UNDERSTORY PLAN
FDP-L300   LANDSCAPE PLAN
FDP-L301   LANDSCAPE MATERIALS
FDP-L302   HARDSCAPE MATERIALS
FDP-C1.0   GENERAL LAYOUT PLAN
FDP-C1.1   ACCESSIBLE PEDESTRIAN CIRCULATION PLAN

FDP-C1.2   SITE SIGNAGE PLAN
FDP-C1.3   UTILITY PLAN
FDP-C2.0   GRADING PLAN
FDP-C3.0   TURNING TEMPLATE
FDP-C3.1   TURNING TEMPLATE
EXH1   SIGHT TRIANGLES
EXH2   SIGHT TRIANGLES
EXH3   SIGHT TRIANGLES
EXH4   SIGHT TRIANGLES
FDP-E1.0   LIGHTING PHOTOMETRIC PLAN
FDP-SL001  SITE LIGHTING PLAN (LEVEL 1)
FDP-SL002  SITE LIGHTING PLAN (LEVEL 2)
FDP-SL003  SITE LIGHTING PLAN (LEVEL 3)
FDP-SL101  SITE LIGHTING SCHEDULES & DETAILS
FDP-SL102  SITE LIGHTING CUTSHEETS
FDP-SL103  SITE LIGHTING CUTSHEETS
FDP-SL104  SITE LIGHTING CUTSHEETS Mission Gateway

A Multi-Use Retail Development
Johnson Drive and Roe Avenue, Mission, Kansas
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1. MASONRY PAVER PATIO
2. WOOD BOARDWALK
3. WOOD BENCH
4. BOARD-FORMED CONCRETE WALL ELEMENT
5. LIGHT POLE
6. CONCRETE SIDEWALK
7. WHITE, SINGLE-PLY ROOF MEMBRANE
8. PRE-VEGETATED TRAY ROOFING SYSTEM
9. POOL
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CLADDING)
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12. ALUMINUM COMPOSITE PANEL
13. PERFORATED METAL PANEL CLADDING SYSTEM
14. ALUMINUM STOREFRONT / WINDOW SYSTEM
15. MONUMENT SIGN
16. BUILDING MOUNTED SIGNAGE
17. ELEVATED PEDESTRIAN WALKWAY
18. STUCCO
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VIEW OF RETAIL / RESIDENTIAL COURTYARD

VIEW OF RETAIL / RESIDENTIAL COURTYARD

ARCHITECTURAL VIGNETTES
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VIEW FROM NORTHWEST OF RETAIL / RESIDENTIAL
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ARCHITECTURAL VIGNETTES
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ARCHITECTURAL VIGNETTES
FDP-007

STREET LEVEL VIEW - VIEW OF SITE FROM CORNER OF ROELAND AND SHAWNEE MISSION PARKWAY

STREET LEVEL VIEW - VIEW OF SITE FROM SHAWNEE MISSION PARKWAY LOOKING WESTSTREET LEVEL VIEW - ENTRY AT JOHNSON DRIVE

STREET LEVEL VIEW - VIEW OF SITE FROM CORNER OF JOHNSON DRIVE AND ROE AVE, 
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ARCHITECTURAL VIGNETTES
FDP-008

VIEW FROM 4TH LEVEL OF BUILDING ‘D’ AT ROOFS & PARKING LEVEL 03

STREET LEVEL VIEW - VIEW OF SITE FROM ROCK CREEK TRAIL LOOKING SOUTHSTREET LEVEL VIEW - VIEW OF SITE LOOKING EAST ON ROCK CREEK TRAIL

STREET LEVEL VIEW - VIEW OF SITE FROM ROCK CREEK TRAIL LOOKING NORTH
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BUILDINGS C/D/E - EXTERIOR ELEVATIONS
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KEYNOTES

1. MASONRY PAVER PATIO
2. WOOD BOARDWALK
3. WOOD BENCH
4. BOARD-FORMED CONCRETE WALL ELEMENT
5. LIGHT POLE
6. CONCRETE SIDEWALK
7. WHITE, SINGLE-PLY ROOF MEMBRANE
8. PRE-VEGETATED TRAY ROOFING SYSTEM
9. POOL
10. ROOFTOP MECHANICAL SCREENING (SAME  AS BUILDING 
CLADDING)
11. CORRUGATED METAL PANEL
12. ALUMINUM COMPOSITE PANEL
13. PERFORATED METAL PANEL CLADDING SYSTEM
14. ALUMINUM STOREFRONT / WINDOW SYSTEM
15. MONUMENT SIGN
16. BUILDING MOUNTED SIGNAGE
17. ELEVATED PEDESTRIAN WALKWAY
18. STUCCO
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FDP-A210
ENLARGED EXTERIOR ELEVATION - RESIDENTIAL, TYPICAL01

ENLARGED EXTERIOR ELEVATIONS -  BUILDING C/D/E, TYP. 
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GARAGE EXTERIOR ENLARGED ELEVATIONS &  DETAILS
FDP-A211
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MISSION GATEWAY - BUILDING 3 A551
SECTION DETAILS - GARAGE

100% DESIGN DEVELOPMENT 01.22.2016
75% CONSTRUCTION DOCUMENTATION 04.08.2016
90% CONSTRUCTION DOCUMENTATION 05.09.2016
95% CONSTRUCTION DOCUMENTATION 05.31.2016

 033000.ACAST-IN-PLACE CONCRETE (RE: STRUCT)
 033000.BREINFORCING (RE: STRUCT)
 033000.CVAPOR RETARDER (RE: STRUCT)
 033000.DEXP. / ISOL. JOINT FILLER STRIP (RE: STRUCT)
 033300.AARCHITECTURAL CONCRETE (RE: STRUCT)
 034100.APRECAST CONCRETE ELEMENT (RE: STRUCT)
 034116.AHYDRAULIC CEMENT UNDERLAYMENT
 034116.BSOUND MAT
 034116.CISOLATION STRIP
 042200.ACONCRETE MASONRY UNIT (RE: STRUCT)
 042200.BGROUT
 042200.CREINFORCING
 051200.ASTEEL STRUCTURAL MEMBER (RE: STRUCT.)
 051200.BFASTENER (RE: STRUCT.)
 053100.ASTEEL DECKING (RE: STRUCT)
 054000.ACOLD FORMED METAL FRAMING (RE: STRUCT)
 055113.AMETAL PAN STAIRS (RE: STRUCT)
 057000.ASTEEL TUBE
 057000.BSTEEL FLAT BAR
 057000.CSTEEL ANGLE
 057000.DSTEEL PLATE
 057000.EFASTENER
 057500.APERFORATED METAL PANEL
 057500.BBRACKET
 057500.CFASTENER
 061600.ASHEATHING, PLYWOOD
 061600.BSHEATHING, GYPSUM
 064113.AWood Veneer Cabinet
 064600.AWOOD TRIM
 071416.ACOLD FLUID-APPLIED WATERPROOFING
 072100.ABLANKET INSULATION
 072100.BRIGID INSULATION
 072500.AWEATHER BARRIER
 074213.DACM PANEL - SOLID
 074213.EACM PANEL - PERF
 074213.FACM BRACKET
 074213.GFURRING CHANNEL
 074213.HACM PANEL FASTENER
 075423.ATPO MEMBRANE
 075423.BTERMINATION BAR
 075423.CCOVER BOARD
 075423.DTAPERED INSULATION
 075423.ERIGID INSULATION
 076200.AMETAL FLASHING / TRIM

  078100SPRAY-APPLIED FIREPROOFING
 078413.APENETRATION FIRESTOPPING
 079200.AJOINT SEALANT
 079200.BACOUSTIC JOINT SELANTS
 079200.CBACKER ROD
 079513.APARKING DECK EXPANSION JOINT ASSEMBLY
 081113.AHOLLOW METAL FRAME
 081113.BHOLLOW METAL DOOR
 081416.AFLUSH WOOD DOOR
 083113.AACCESS DOOR
 083213.ASLIDING ALUMINUM-FRAMED GLASS DOOR
 083323.AOVERHEAD COOLING DOOR
 084113.AALUMINUM STOREFRONT
 084113.BALUMINUM ENTRANCE DOOR
 084229.ASLIDING AUTOMATIC ENTRANCE
 084413.AALUM. CURTAIN WALL
 085113.AALUMINUM WINDOW
 087100.ADOOR HARDWARE
 088000.AINSULATED GLAZING UNIT
 088000.B1/2" MONLITHIC GLASS, TEMPERED
 088000.CU CHANNEL GASKET
 088300.AMIRROR
 088300.BMIRROR SUPPORT
 092116.AC-H METAL STUD
 092116.BMETAL J-RUNNER
 092216.ALT GA STUD
 092216.BLT GA TRACK
 092216.CLT GA RESILIENT CHANNEL
 092216.DLT GA HAT CHANNEL
 092216.ESUSPENSION FRAMING
 092216.FSUSPENSION WIRE
 092400.ACEMENT PLASTER
 092900.AGYP. BOARD
 092900.BGYP. BOARD, MOLD-RESISTANT
 092900.CGYP. BOARD TRIM
 093000.ATILE
 093000.BGROUT
 093000.CBACKER BOARD
 093000.CTRANSITION / EDGE PROFILE
 093000.DWATERPROOF MEMBRANE
 096513.ARESILIENT BASE
 096513.ARESILIENT TILE
 096813.ATILE CARPETING
 099123.AEXTERIOR PAINT
 099123.AINTERIOR PAINT
 099600.AHIGH PERFORMANCE COATINGS
 101400.APANEL SIGNAGE
 101400.BDIMENSIONAL LETTER SIGNAGE
 102113.ATOILET COMPARTMENT
 102800.APAPER TOWEL DISP. / TRASH RECPT.
 102800.BTOILET TISSUE DISPENSER
 102800.CSANITARY NAPKIN DISPOSAL
 102800.DGRAB BAR
 102800.EBABY CHANGING STATION
 102800.FTOWEL BAR
 102800.GSHOWER CURTAIN BAR
 102800.HTOWEL HOOK

 102800.IWIRE FRAME CLOSET POLE & SHELF
 102819.ATUB/SHOWER DOOR
 104400.AFIRE EXTINGUISHER & CABINET
 105113.AMETAL LOCKERS
 111323.APIT MOUNTED DOCK LIFT
 114000.ACOMMERCIAL FOODSERVICE EQUIPMENT
 118226.AWASTE COMPACTOR
 122000.AROLLER SHADE

  123530APARTMENT CABINETS
 123600.ASOLID SURFACE COUNTERTOP
 142100.APASSENGER ELEVATOR
 142100.BSERVICE ELEVATOR
 149133.ALAUNDRY CHUTE
 210000.AFIRE SUPPRESSION SYSTEM COMPONENT (RE:

MEP)
 224000.ATOILET
 224000.BVANITY SINK / FAUCET
 224000.CKITCHEN SINK / FAUCET
 224000.DSHOWER HEAD / CONTROL
 224000.ESHOWER PAN
 224000.FTUB
 224000.GMOP SINK
 224000.HDRINKING FOUNTAIN
 233713.ADIFFUSER / GRILLE (RE: MECH)
 265100.AINTERIOR LIGHT (RE: ELEC)
 265600.AEXTERIOR LIGHT (RE: ELEC)
 265600.BCONDUIT / WIRING (RE: ELEC)
 312300.AEARTH MOVING (RE: CIVIL)
 313116.ATERMITE CONTROL (RE: CIVIL)
 316329.ACONCRETE PIER (RE: STRUCT)
 321216.AASPHALT PAVING (RE: CIVIL)
 321313.ACONCRETE PAVING (RE: CIVIL)
 321373.APAVING JOINT SEALANT (RE: CIVIL)
 321713.APARKING BUMPER (RE: CIVIL)
 321723.APAVEMENT MARKINGS (RE: CIVIL)
 328400.APLANTING IRRIGATION (RE: LANDSCAPE)
 329113.APLANTING SOIL MIX (RE: LANDSCAPE)
 329200.ATURF / GRASS (RE: LANDSCAPE)
 329000.BDECORATIVE GRAVEL (RE: LANDSCAPE)
 329000.CMULCH (RE: LANDSCAPE)
 329300.APLANT (RE: LANDSCAPE)
 334100.ASTORMWATER PIPE
 334100.BSTORMWATER INLET

 1/2" = 1'-0" RE: 03  / A31002 GARAGE PANEL DETAIL
 1 1/2" = 1'-0" RE: 01  / A20101 GARAGE PANEL & BRACKET DETAIL

RE: PANEL DETAIL SECTION

RE: PANEL DETAIL SECTION
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BUILDINGS B/C/D/E/F ROOF MECHANICAL SCREEN DETAILS
FDP-A212
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PANEL)

057000.C (L
3X3X1/4,
DIAGONAL
BRACING,
PNT)

PIPE PENETRATIONS
PER MFR
SPECIFICATIONS,
TYP

057000.A (HSS
3X3X1/4
KICKER @ EA
POST, TYP,
PNT)

MEMBRANE
ROOFING OVER
COVER BOARD,
OVER 4"
INSULATION, TYP

057000.A (HSS
3X3X1/4, @ 10'
OC, PNT)

057000.A (HSS
3X3X1/8,
BETWEEN
POST @ 2' OC,
PNT)

EXISTING
BRICK WALL

8"

MTL PANEL (TO
MATCH BUILDING)

057000.A (HSS 3X3X1/4,
@ 10' OC, PNT)

1'
 - 

0"
4'

 - 
0"

4' - 0"

057000.C (L 3X3X1/4,
DIAGONAL BRACING,
PNT)

057000.A (HSS
3X3X1/8, BETWEEN
POST, PNT)

PIPE PENETRATIONS
PER MFR
SPECIFICATIONS,
TYP

057000.A (HSS
3X3X1/4 KICKER @
EA POST, TYP, PNT)

1

1

MEMBRANE ROOFING
OVER COVER BOARD,
OVER 4" INSULATION,
TYP

076200.A
(SHEET METAL
CAP FLASHING)

MTL PANEL
(TO MATCH BUILDING)

057000.A (HSS
3-1/2X3-1/2X1/
4, SLEEVE
POST @ 10'
OC, PNT)

PIPE PENETRATIONS PER
MFR SPECIFICATIONS, TYP
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SOLID  PANEL PROFILE W/ CONCEALED FASTENER

SUBSTRATE VARIES,
SEE PLANS FOR
LOCATIONS

074213.A
(PREFINISHED BOX
RIB MTL PANEL)

STRAINER

CLAMPING RING

MASTIC
MEMBRANE ROOFING OVER
4" MIN INSULATION
TAPERED TO ROOF DRAIN

DECK CLAMP

RAIN WATER
LEAD,
RE--PLUMB

1/2" PRE
FOOT
SLOPE MIN.

(METAL ROOF
DECKING).

DEPRESS DRAINS 1"
INTO ROOF, TYP

053100.A

(FLASHING FURNISHED
AND INSTALLED BY ROOF
HATCH MANFUG).

(MEMBRANE
FLASHING).

#12 TEK @ 8" O.C.
OR WELDED AS NOTED

5/8" 6" O.C.oI

COVERBOARD

(PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB).

(2x TREATED
WD BLOCKING).

NOTE: COORDINATE OPENING
TO ALLOW DECK CONNECTION
AS SHOWN.

6"

(RIGID INSULATION ON
METAL ROOF DECK ).

ROOF HATCH RE--SPEC.

11
 1

/4
"

061000.B

075423.E

051200.C

061000.B

075423.E

076200.A

076200.A

PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB

(STEEL ANGLE, RE--
STRUCT).
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FULLY WELDED,  WATERTIGHT METAL
CURB BY MECH. CONTRACTOR,
SET IN SEALANT & ANCHOR TO ANGLE

MECH UNIT, RE--MECH  PLAN

(24 GA. METAL FLASHING W/
HEMMED EDGES BY MECH
CONTRACTOR).
CURD, RE-MECH

(MEMBRANE ROOF FLASHING).

FRAMED OPENING, RE--FRAMING
PLAN & VERIFY W/ UNIT MANUFACTURER

(RIGID INSULATION ON
METAL ROOF DECK).
051200.C

075423.E

076200.A

076200.A

075423.C

5/8" 6" O.C.Ø

COVERBOARD

PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB

(2x TREATED WD BLOCKING).
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" C

LE
AR

VE
R

IF
Y  
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1'
 - 

2"6"

(RIGID INSULATION ON
METAL ROOF DECK).

075423.E

055000.A

061000.B

PIPE
PENETRATION

MEMBRANE
ROOFING
SYSTEM

STAINLESS STEEL
CLAMPING RING

PRE MOLDED PIPE SEAL
PER ROOF MANUFACTURER

FLASHING COMPOUND

FLASHING COLLAR

FIELD MEMBRANE

(RIGID INSULATION
ON METAL DECK).

075423.C
075423.E

042200.B MOR
042200.C REI

051200.A STE
051200.B STE
051200.C STE
051200.D STE
051200.E FAS
052100.A STE
053100.A STE
054000.A COL
054000.B COL
055113.A STA
055113.B STA
055113.C HAN
055113.D GUA
057000.A STE
057000.B STE
057000.C STE
057000.D STE
057000.E STE
057000.F FAS

061000.A WO
061000.B BLO
061000.C FAS
061000.D FUR
061323.A HEA
061323.B T&G
061323.C FAS
061600.A PLY
061600.B FAS
061600.C GYP
064113.A WO
064600.A WO

074623.A  WO
071416.A COL
072100.A BAT
072500.A WE
074113.A STA
074113.B FAS
074213.A COR
074213.B FAS
075423.A TPO
075423.B TER
075423.C COV
075423.D TAP
075423.E RIG
075423.F SLIP
075423.GROO
075423.H PED
075423.I ART
075423.J RET
076200.A SHE
077200.A ROO
078100.A SPR
078123.A INTU
078413.A THR
079200.A SEA
079200.B ACO
079200.C BAC

081113.A HOL
081113.B HOL
081416.A WO
081416.B WO
081433.A STIL
083113.A ACC
083323.A OVE
083323.B COI
083613.A SEC
083613.B SEC
084113.A ALU
084113.B ALU
085200.A ALU
085200.B WIN
085200.C ALU
086200.A UNI
087100.A DOO
088000.A INS
088000.B MON
088000.C MON
088000.D FRA
088300.A MIR
088300.B MIR
088813.A FIRE
088813.B FIRE
088813.C FAS

092116.A C-H
092116.B MET
092216.A LT G
092216.B LT G
092216.C LT G
092216.D LT G
092216.E SUS
092216.F SUS
092216.GZ FU
092216.H ISO
092300.A GYP
092900.A INTE
092900.B INTE
093000.A CER
093000.B GRO
093000.C BAC
093000.D WA
093000.E MET
095123.A ACO
095123.B ACO
095616.A TIN 
095616.B TIN 
096313.A BRI
096313.B GRO
096400.A WO
096513.A RES
096516.A RES
096519.A RES
096813.A TILE
096816.A SHE
097200.A WA
099113.A EXT
099123.A INTE
099600.A HIG

101400.A PAN
101400.B DIM
102113.A MET
102600.A WA
102800.A TOW
102800.B TOI
102800.C TOW
102800.D SHO
102800.E UTIL
102800.F PAP
102800.GNAP
102800.H SOA
102800.I GRA
102800.J ADA
102819.A FRA
102819.B HAR
104400.A FIRE

111313.A LOA
114000.A FOO

122000.A WIN
123600.A QUA
129300.A BIKE
129300.B BIKE
129300.C PLA

142100.A MRL

210000.A SPR
210000.B SPR

224000.A KITC
224000.B VAN
224000.C SHO
224000.D SHO
224000.E TOI
224000.F TUB
224000.GDRI
224000.H DRA
224000.I URIN

233713.A DIFF
233713.B DUC

265000.A LIGH
265000.B ELE

321216.A ASP
321313.A CON
328400.A PLA
329300.A PLA
329300.B PLA

334600.A SUB
334600.B SUB

RE: 1" = 1'-0" A1030109 PLAN DETAIL
RE: 1" = 1'-0" A1030110 SECTION DETAIL

03 SCREEN WALL ELEVATION

RE: 6" = 1'-0"07 BOX RIB PANEL PROFILE

6" 1' 2'0' 3"

6" 1'0' 3"

02 ROOF DRAIN DETAIL

RE: 1 1/2" = 1'-0"

ROOF HATCH CURB DETAIL

RE: 1 1/2" = 1'-0"

ROOFTOP EQUIPMENT CURB DETAIL

RE: 1 1/2" = 1'-0"

EXHAUST FAN CURB DETIAL

PIPE PENETRATION 6" 1'0' 3" 6" 1'0' 3"

6" 1'0' 3"

6" 1'0' 3"

6" 1' 2'0' 3" 6" 1' 2'0' 3"

UPUP

(VERIFY) ITEMS LEASED BY

P152

P154UP
074213.A (BOX
RIB MTL
PANEL)

057000.C (L
3X3X1/4,
DIAGONAL
BRACING,
PNT)

PIPE PENETRATIONS
PER MFR
SPECIFICATIONS,
TYP

057000.A (HSS
3X3X1/4
KICKER @ EA
POST, TYP,
PNT)

MEMBRANE
ROOFING OVER
COVER BOARD,
OVER 4"
INSULATION, TYP

057000.A (HSS
3X3X1/4, @ 10'
OC, PNT)

057000.A (HSS
3X3X1/8,
BETWEEN
POST @ 2' OC,
PNT)

EXISTING
BRICK WALL

8"

MTL PANEL (TO
MATCH BUILDING)

057000.A (HSS 3X3X1/4,
@ 10' OC, PNT)

1'
 - 

0"
4'

 - 
0"

4' - 0"

057000.C (L 3X3X1/4,
DIAGONAL BRACING,
PNT)

057000.A (HSS
3X3X1/8, BETWEEN
POST, PNT)

PIPE PENETRATIONS
PER MFR
SPECIFICATIONS,
TYP

057000.A (HSS
3X3X1/4 KICKER @
EA POST, TYP, PNT)

1

1

MEMBRANE ROOFING
OVER COVER BOARD,
OVER 4" INSULATION,
TYP

076200.A
(SHEET METAL
CAP FLASHING)

MTL PANEL
(TO MATCH BUILDING)

057000.A (HSS
3-1/2X3-1/2X1/
4, SLEEVE
POST @ 10'
OC, PNT)

PIPE PENETRATIONS PER
MFR SPECIFICATIONS, TYP

10' - 0" TYP

2' - 0" TYP

(SHEET METAL
CAP FLASHING)

4'
-0

"
1'

-0
"

TY
P

2"

TY
P

2"

1 1/2"

1'
 - 

0"
 C

O
VE

R
AG

E

SOLID  PANEL PROFILE W/ CONCEALED FASTENER

SUBSTRATE VARIES,
SEE PLANS FOR
LOCATIONS

074213.A
(PREFINISHED BOX
RIB MTL PANEL)

STRAINER

CLAMPING RING

MASTIC
MEMBRANE ROOFING OVER
4" MIN INSULATION
TAPERED TO ROOF DRAIN

DECK CLAMP

RAIN WATER
LEAD,
RE--PLUMB

1/2" PRE
FOOT
SLOPE MIN.

(METAL ROOF
DECKING).

DEPRESS DRAINS 1"
INTO ROOF, TYP

053100.A

(FLASHING FURNISHED
AND INSTALLED BY ROOF
HATCH MANFUG).

(MEMBRANE
FLASHING).

#12 TEK @ 8" O.C.
OR WELDED AS NOTED

5/8" 6" O.C.oI

COVERBOARD

(PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB).

(2x TREATED
WD BLOCKING).

NOTE: COORDINATE OPENING
TO ALLOW DECK CONNECTION
AS SHOWN.

6"

(RIGID INSULATION ON
METAL ROOF DECK ).

ROOF HATCH RE--SPEC.

11
 1

/4
"

061000.B

075423.E

051200.C

061000.B

075423.E

076200.A

076200.A

PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB

(STEEL ANGLE, RE--
STRUCT).

6"

M
IN

 8
" C

LE
AR

VE
R

IF
Y 

W
/ M

EC
H

 C
O

N
TR

AC
TO

R
1'

 - 
4"

FULLY WELDED,  WATERTIGHT METAL
CURB BY MECH. CONTRACTOR,
SET IN SEALANT & ANCHOR TO ANGLE

MECH UNIT, RE--MECH  PLAN

(24 GA. METAL FLASHING W/
HEMMED EDGES BY MECH
CONTRACTOR).
CURD, RE-MECH

(MEMBRANE ROOF FLASHING).

FRAMED OPENING, RE--FRAMING
PLAN & VERIFY W/ UNIT MANUFACTURER

(RIGID INSULATION ON
METAL ROOF DECK).
051200.C

075423.E

076200.A

076200.A

075423.C

5/8" 6" O.C.Ø

COVERBOARD

PROVIDE TREATED WD BLOCKING
IN FLUTES FOR CONT. SUPPORT
OF ROOF CURB

(2x TREATED WD BLOCKING).

M
IN

 8
" C

LE
AR

VE
R

IF
Y  

W
/ M

EC
H

 C
O

N
T R

AC
TO

R

1'
 - 

2"6"

(RIGID INSULATION ON
METAL ROOF DECK).

075423.E

055000.A

061000.B

PIPE
PENETRATION

MEMBRANE
ROOFING
SYSTEM

STAINLESS STEEL
CLAMPING RING

PRE MOLDED PIPE SEAL
PER ROOF MANUFACTURER

FLASHING COMPOUND

FLASHING COLLAR

FIELD MEMBRANE

(RIGID INSULATION
ON METAL DECK).

075423.C
075423.E

042200.B MOR
042200.C REI

051200.A STE
051200.B STE
051200.C STE
051200.D STE
051200.E FAS
052100.A STE
053100.A STE
054000.A COL
054000.B COL
055113.A STA
055113.B STA
055113.C HAN
055113.D GUA
057000.A STE
057000.B STE
057000.C STE
057000.D STE
057000.E STE
057000.F FAS

061000.A WO
061000.B BLO
061000.C FAS
061000.D FUR
061323.A HEA
061323.B T&G
061323.C FAS
061600.A PLY
061600.B FAS
061600.C GYP
064113.A WO
064600.A WO

074623.A  WO
071416.A COL
072100.A BAT
072500.A WE
074113.A STA
074113.B FAS
074213.A COR
074213.B FAS
075423.A TPO
075423.B TER
075423.C COV
075423.D TAP
075423.E RIG
075423.F SLIP
075423.GROO
075423.H PED
075423.I ART
075423.J RET
076200.A SHE
077200.A ROO
078100.A SPR
078123.A INTU
078413.A THR
079200.A SEA
079200.B ACO
079200.C BAC

081113.A HOL
081113.B HOL
081416.A WO
081416.B WO
081433.A STIL
083113.A ACC
083323.A OVE
083323.B COI
083613.A SEC
083613.B SEC
084113.A ALU
084113.B ALU
085200.A ALU
085200.B WIN
085200.C ALU
086200.A UNI
087100.A DOO
088000.A INS
088000.B MON
088000.C MON
088000.D FRA
088300.A MIR
088300.B MIR
088813.A FIRE
088813.B FIRE
088813.C FAS

092116.A C-H
092116.B MET
092216.A LT G
092216.B LT G
092216.C LT G
092216.D LT G
092216.E SUS
092216.F SUS
092216.GZ FU
092216.H ISO
092300.A GYP
092900.A INTE
092900.B INTE
093000.A CER
093000.B GRO
093000.C BAC
093000.D WA
093000.E MET
095123.A ACO
095123.B ACO
095616.A TIN 
095616.B TIN 
096313.A BRI
096313.B GRO
096400.A WO
096513.A RES
096516.A RES
096519.A RES
096813.A TILE
096816.A SHE
097200.A WA
099113.A EXT
099123.A INTE
099600.A HIG

101400.A PAN
101400.B DIM
102113.A MET
102600.A WA
102800.A TOW
102800.B TOI
102800.C TOW
102800.D SHO
102800.E UTIL
102800.F PAP
102800.GNAP
102800.H SOA
102800.I GRA
102800.J ADA
102819.A FRA
102819.B HAR
104400.A FIRE

111313.A LOA
114000.A FOO

122000.A WIN
123600.A QUA
129300.A BIKE
129300.B BIKE
129300.C PLA

142100.A MRL

210000.A SPR
210000.B SPR

224000.A KITC
224000.B VAN
224000.C SHO
224000.D SHO
224000.E TOI
224000.F TUB
224000.GDRI
224000.H DRA
224000.I URIN

233713.A DIFF
233713.B DUC

265000.A LIGH
265000.B ELE

321216.A ASP
321313.A CON
328400.A PLA
329300.A PLA
329300.B PLA

334600.A SUB
334600.B SUB

RE: 1" = 1'-0" A1030109 PLAN DETAIL
RE: 1" = 1'-0" A1030110 SECTION DETAIL

03 SCREEN WALL ELEVATION

RE: 6" = 1'-0"07 BOX RIB PANEL PROFILE

6" 1' 2'0' 3"

6" 1'0' 3"

02 ROOF DRAIN DETAIL

RE: 1 1/2" = 1'-0"

ROOF HATCH CURB DETAIL

RE: 1 1/2" = 1'-0"

ROOFTOP EQUIPMENT CURB DETAIL

RE: 1 1/2" = 1'-0"

EXHAUST FAN CURB DETIAL

PIPE PENETRATION 6" 1'0' 3" 6" 1'0' 3"

6" 1'0' 3"

6" 1'0' 3"

6" 1' 2'0' 3" 6" 1' 2'0' 3"
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1.   THE CONSTRUCTION COVERED BY THESE PLANS SHALL CONFORM TO ALL APPLICABLE STANDARDS AND SPECIFICATIONS OF THE CITY OF MISSION, KANSAS IN CURRENT MISSION, KANSAS IN CURRENT  IN CURRENT USAGE.  ALL STANDARDS NOT COVERED BY THE CITY SHALL BE APWA STANDARDS IN CURRENT USAGE UNLESS OTHERWISE NOTED. 2.  THE UTILITY LOCATIONS SHOWN ON THESE PLANS ARE APPROXIMATE ONLY.  THE UTILITY INFORMATION IS NOT MEANT TO BE ALL INCLUSIVE.  THE CONTRACTOR SHALL VERIFY THE LOCATION AND DEPTH OF ALL UTILITIES PRIOR TO CONSTRUCTION TO PROVIDE NON-INTERRUPTION OF SERVICE, TO ENSURE PROPER CLEARANCES, AND TO AVOID DAMAGE THERETO. 3.  CONTRACTOR SHALL, BY HIS OWN INVESTIGATION, AND PRIOR TO COMMENCING WORK,  SATISFY HIMSELF AS TO, AND ACCEPT THE SITE CONDITIONS TO BE ENCOUNTERED. 4.  WHERE THE NEW IMPROVEMENTS ABUT EXISTING IMPROVEMENTS, THE CONTRACTOR SHALL BE RESPONSIBLE FOR MATCHING THE ELEVATION OF THE EXISTING IMPROVEMENTS UNLESS OTHERWISE NOTED.   5.  THE CONTRACTOR SHALL PROVIDE A SECURE SITE TO PROTECT VEHICLES AND PEDESTRIANS FROM ACCIDENTAL FALLS AND HARM FROM THE CONSTRUCTION PROCESS. 6.  CONTRACTOR SHALL BE RESPONSIBLE FOR DE-WATERING CONSTRUCTION AREAS IN ORDER TO PERMIT CONTINUATION OF THE WORK.  ANY WATER ACCUMULATION SHALL BE REMOVED BY PUMPING. 7.   CONTRACTOR IS RESPONSIBLE FOR ALL QUANTITIES OR MATERIALS AS SHOWN IN THESE PLANS.  CONTRACTOR SHALL ACCOMMODATE ALL SLOPE AND GRADE CONDITIONS IN THEIR CALCULATION OF MATERIAL QUANTITIES FOR ALL WORK SHOWN ON THESE PLANS. 8.  CONTRACTOR SHALL BE RESPONSIBLE FOR PEDESTRIAN AND VEHICULAR TRAFFIC CONTROL DURING CONSTRUCTION OPERATIONS. OWNER SHALL APPROVE MEASURES USED TO ALLOW TENANTS AND SHOPPERS PROPER ACCESS DURING CONSTRUCTION.
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1.   THE CONSTRUCTION COVERED BY THESE PLANS SHALL CONFORM TO ALL APPLICABLE STANDARDS AND SPECIFICATIONS OF THE CITY OF MISSION, KANSAS IN CURRENT USAGE.  ALL STANDARDS NOT COVERED BY THE CITY SHALL BE APWA STANDARDS IN CURRENT USAGE UNLESS OTHERWISE NOTED. 2.  CONTRACTOR SHALL VERIFY EXACT LOCATION OF ALL EXISTING UTILITIES, DRAIN LINES AND IRRIGATION PIPING PRIOR TO COMMENCING WORK AND AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES, DRAIN LINES AND IRRIGATION PIPING. 3.  CONTRACTOR SHALL VERIFY AND COORDINATE ALL FINAL GRADES WITH LANDSCAPE ARCHITECT PRIOR TO COMPLETION. 4.  DEBRIS SHALL NOT BE ALLOWED TO ACCUMULATE AND SHALL BE REMOVED AT FREQUENT INTERVALS.  AT COMPLETION OF WORK IN EACH AREA, THE CONTRACTOR SHALL GATHER AND REMOVE ALL DEBRIS, EQUIPMENT, AND EXCESS MATERIAL FROM THAT AREA.  AT FINAL COMPLETION OF ALL WORK HE SHALL REMOVE ALL SUCH ITEMS FROM THE PREMISES. 5.  LOCATION AND PLACEMENT OF ALL PLANT MATERIAL SHALL BE COORDINATED WITH LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. 6.  THE LANDSCAPE PLANTING  PLAN GRAPHICALLY ILLUSTRATES OVERALL PLANT MASSINGS.  EACH PLANT SPECIES SHALL BE PLACED IN THE FIELD TO UTILIZE THE GREATEST COVERAGE OF THE GROUND PLANE.  THE FOLLOWING APPLIES FOR INDIVIDUAL PLANTINGS: -ALL EVERGREEN SHRUBS AND CREEPING GROUNDCOVERS SHALL BE MINIMUM OF 2' FROM ANY PAVING EDGE. -ALL PLANTS OF THE SAME SPECIES SHALL BE EQUALLY SPACED AND SITED FOR THE BEST AESTHETIC VIEWING. -ALL TREES, EVERGREEN OR DECIDUOUS, SHALL BE A MINIMUM OF 4' FROM ANY PAVING EDGE. 7.  ANY SUBSTITUTION OF SPECIFIED PLANT MATERIAL WILL NOT BE ALLOWED WITHOUT WRITTEN AUTHORIZATION FROM LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. 8.  MULCH ALL PLANTING AREAS TO A DEPTH OF 3" DEPTH ACCORDING TO PLANS AND SPECIFICATIONS.  SAMPLES SHALL BE APPROVED BY LANDSCAPE ARCHITECT. 9.  ALL PLANT MATERIAL WILL BE HEALTHY, VIGOROUS AND FREE OF DISEASE AND INSECTS PER AAN STANDARDS.  LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY INFERIOR OR OTHERWISE UNSUITABLE PLANT MATERIAL PROPOSED FOR USE ON THE PROJECT. 10. ALL PLANTING BEDS NOT FULLY CONTAINED BY CONCRETE CURBS OR WALKS SHALL BE EDGED ACCORDING TO PLANS AND SPECIFICATIONS. 11.   PLANTS AND LANDSCAPE MATERIALS SHALL BE INSTALLED AS DETAILED ON PLANS. 12.  PLANT BACKFILL FOR TREES AND SHRUBS SHALL BE PER SPECIFICATIONS. 13.  ALL PLANTING BEDS SHALL BE TREATED WITH DACTHAL PRE-EMERGENT HERBICIDE AT MANUFACTURER RECOMMENDED RATES AND SHALL BE COVERED WITH SPECIFIED MULCH APPLICATION.  APPLY LIGHTER APPLICATION OF DACTHAL HERBICIDE TO TOP OF MULCH LAYER. 14.  ALL AREAS DISTURBED DURING CONSTRUCTION THAT ARE NOT DESIGNATED AS PLANTING BEDS OR PAVEMENT AREAS SHALL BE SODDED WITH A TURF TYPE TALL FESCUE PER SPECIFICATIONS. 15.  ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR AFTER OWNER'S FINAL ACCEPTANCE OF FINISHED JOB.  ALL DEAD AND DAMAGED PLANT MATERIAL SHALL BE REPLACED BY LANDSCAPE CONTRACTOR AT THEIR EXPENSE.  LANDSCAPE CONTRACTOR SHALL MAINTAIN PLANT MATERIAL UNTIL FINAL ACCEPTANCE. 16.  ALL LANDSCAPE BEDS SHALL BE MOUNDED AS SHOWN ON PLANS AND DETAILS. 17.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING ACTUAL PLANT QUANTITIES REQUIRED TO COMPLETE THE PROJECT, AS SHOWN ON PLANS, AND BASE THEIR BID ACCORDINGLY. 18.  ALL LANDSCAPE AREAS WILL BE IRRIGATED WITH A FULLY AUTOMATIC IRRIGATION SYSTEM.  TURF AREAS SHALL BE IRRIGATED WITH ROTOR OR SPRAY HEADS, AND ALL LANDSCAPE BEDS SHALL BE IRRIGATED WITH DRIP IRRIGATION. THE SYSTEM WILL INCLUDE QUICK COUPLERS FOR MANUAL IRRIGATION WHERE NEEDED.  19.  PLANT KEY DESCRIPTION.
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1.   THE CONSTRUCTION COVERED BY THESE PLANS SHALL CONFORM TO ALL APPLICABLE STANDARDS AND SPECIFICATIONS OF THE CITY OF MISSION, KANSAS IN CURRENT USAGE.  ALL STANDARDS NOT COVERED BY THE CITY SHALL BE APWA STANDARDS IN CURRENT USAGE UNLESS OTHERWISE NOTED. 2.  CONTRACTOR SHALL VERIFY EXACT LOCATION OF ALL EXISTING UTILITIES, DRAIN LINES AND IRRIGATION PIPING PRIOR TO COMMENCING WORK AND AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES, DRAIN LINES AND IRRIGATION PIPING. 3.  CONTRACTOR SHALL VERIFY AND COORDINATE ALL FINAL GRADES WITH LANDSCAPE ARCHITECT PRIOR TO COMPLETION. 4.  DEBRIS SHALL NOT BE ALLOWED TO ACCUMULATE AND SHALL BE REMOVED AT FREQUENT INTERVALS.  AT COMPLETION OF WORK IN EACH AREA, THE CONTRACTOR SHALL GATHER AND REMOVE ALL DEBRIS, EQUIPMENT, AND EXCESS MATERIAL FROM THAT AREA.  AT FINAL COMPLETION OF ALL WORK HE SHALL REMOVE ALL SUCH ITEMS FROM THE PREMISES. 5.  LOCATION AND PLACEMENT OF ALL PLANT MATERIAL SHALL BE COORDINATED WITH LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. 6.  THE LANDSCAPE PLANTING  PLAN GRAPHICALLY ILLUSTRATES OVERALL PLANT MASSINGS.  EACH PLANT SPECIES SHALL BE PLACED IN THE FIELD TO UTILIZE THE GREATEST COVERAGE OF THE GROUND PLANE.  THE FOLLOWING APPLIES FOR INDIVIDUAL PLANTINGS: -ALL EVERGREEN SHRUBS AND CREEPING GROUNDCOVERS SHALL BE MINIMUM OF 2' FROM ANY PAVING EDGE. -ALL PLANTS OF THE SAME SPECIES SHALL BE EQUALLY SPACED AND SITED FOR THE BEST AESTHETIC VIEWING. -ALL TREES, EVERGREEN OR DECIDUOUS, SHALL BE A MINIMUM OF 4' FROM ANY PAVING EDGE. 7.  ANY SUBSTITUTION OF SPECIFIED PLANT MATERIAL WILL NOT BE ALLOWED WITHOUT WRITTEN AUTHORIZATION FROM LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. 8.  MULCH ALL PLANTING AREAS TO A DEPTH OF 3" DEPTH ACCORDING TO PLANS AND SPECIFICATIONS.  SAMPLES SHALL BE APPROVED BY LANDSCAPE ARCHITECT. 9.  ALL PLANT MATERIAL WILL BE HEALTHY, VIGOROUS AND FREE OF DISEASE AND INSECTS PER AAN STANDARDS.  LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY INFERIOR OR OTHERWISE UNSUITABLE PLANT MATERIAL PROPOSED FOR USE ON THE PROJECT. 10. ALL PLANTING BEDS NOT FULLY CONTAINED BY CONCRETE CURBS OR WALKS SHALL BE EDGED ACCORDING TO PLANS AND SPECIFICATIONS. 11.   PLANTS AND LANDSCAPE MATERIALS SHALL BE INSTALLED AS DETAILED ON PLANS. 12.  PLANT BACKFILL FOR TREES AND SHRUBS SHALL BE PER SPECIFICATIONS. 13.  ALL PLANTING BEDS SHALL BE TREATED WITH DACTHAL PRE-EMERGENT HERBICIDE AT MANUFACTURER RECOMMENDED RATES AND SHALL BE COVERED WITH SPECIFIED MULCH APPLICATION.  APPLY LIGHTER APPLICATION OF DACTHAL HERBICIDE TO TOP OF MULCH LAYER. 14.  ALL AREAS DISTURBED DURING CONSTRUCTION THAT ARE NOT DESIGNATED AS PLANTING BEDS OR PAVEMENT AREAS SHALL BE SODDED WITH A TURF TYPE TALL FESCUE PER SPECIFICATIONS. 15.  ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR AFTER OWNER'S FINAL ACCEPTANCE OF FINISHED JOB.  ALL DEAD AND DAMAGED PLANT MATERIAL SHALL BE REPLACED BY LANDSCAPE CONTRACTOR AT THEIR EXPENSE.  LANDSCAPE CONTRACTOR SHALL MAINTAIN PLANT MATERIAL UNTIL FINAL ACCEPTANCE. 16.  ALL LANDSCAPE BEDS SHALL BE MOUNDED AS SHOWN ON PLANS AND DETAILS. 17.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING ACTUAL PLANT QUANTITIES REQUIRED TO COMPLETE THE PROJECT, AS SHOWN ON PLANS, AND BASE THEIR BID ACCORDINGLY. 18.  ALL LANDSCAPE AREAS WILL BE IRRIGATED WITH A FULLY AUTOMATIC IRRIGATION SYSTEM.  TURF AREAS SHALL BE IRRIGATED WITH ROTOR OR SPRAY HEADS, AND ALL LANDSCAPE BEDS SHALL BE IRRIGATED WITH DRIP IRRIGATION. THE SYSTEM WILL INCLUDE QUICK COUPLERS FOR MANUAL IRRIGATION WHERE NEEDED.  19.  PLANT KEY DESCRIPTION.
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Symbol Label Qty Lumens LLF WattsCatalog Number Description Lamp

Description       Symbol Avg Max Min Max/Min Avg/Min

JOHNSON DRIVE 1.4 fc 5.0 fc 0.3 fc 16.7:1 4.7:1

SL1 11 ABSOLUTE 0.54 36.1SINGLE SENTRY LED SITE LIGHT WITH TYPE 3
DISTRIBUTION
16'-0" HAPCO "YORK SERIES" POLE WITH SINGLE 4'-0"
ARM

SBCA6-NG-(3)14LEDV18
0.53A-840-STLA-PTAD-FG

(3)  14LEDV18-0.53A

SL2 14 ABSOLUTE 0.54 165.6DUAL SENTRY LED SITE LIGHT WITH TYPE 2
(ROADSIDE) AND TYPE 3 (SIDEWALK) DISTRIBUTIONS
30'-0" HAPCO "YORK SERIES" POLE WITH DUAL ARMS;
(1) 8'-0" AND (1) 4'-0", AND BANNER BRACKETS

*

ROELAND DRIVE 1.8 fc 5.9 fc 0.3 fc 19.7:1 6.0:1*

(1) 

(1) 

(4)  32LEDV18-1.05A
(3)  14LEDV18-0.53A

SL3 18 ABSOLUTE 0.54 129.5SINGLE SENTRY LED SITE LIGHT WITH TYPE 3
DISTRIBUTION
16'-0" HAPCO "YORK SERIES" POLE WITH SINGLE 8'-0"
ARM, AND BANNER BRACKETS

(4)  32LEDV18-1.05A

SBCA6-NG-(3)14LEDV18
0.53A-840-STLA-PTAD-FG

SBCA6-NG-(4)32LEDV18
1.05A-840-TYPE2-PTZH-FG

SBCA6-NG-(4)32LEDV18
1.05A-840-TYPE2-PTZH-FG

SLE 2 EXISTING COBRAHEADS LOCATED AT
THE INTERSECTION OF JOHNSON
DRIVE & ROELAND DRIVE
LOCATIONS ARE "APPROXIMATE"

ROELAND AVE 1.4 fc 2.4 fc 0.3 fc 8:1 4.7:1*

JOHNSON DRIVE
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ROELAND DRIVE

BUILDING 1
RETAIL

BUILDING 2A

RETAIL

BUILDING 2B

OFFICE/RETAIL

BUILDING 2C

RETAIL

BUILDING 3

HOTEL

      FIXTURE TYPES "SL2" AND "SL3"
(NOTE: TYPE "SL3" IS A SINGLE LIGHT
         FIXTURE WITH AN 8'-0" ARM)

      FIXTURE TYPE "SL1"
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To: Mission Planning Commission 
 

From: Danielle Sitzman, City Planner 
 

Date: March 27, 2017 
 

Re: Case # 16-07 Sign Code Changes 
 

As a follow up to the discussion and public hearings conducted over the past year staff has 
prepared the attached sign code changes for consideration and recommendation by the 
Planning Commission to the City Council.  The City’s land use attorney has reviewed the 
proposed changes.  
 
Analysis of Proposed Sign Code Changes 
Attached is a redline copy of the proposed code changes as well as a table showing the 
impact by zoning district and sign type.  The proposed changes are intended to address only 
a few targeted issues, not overhaul the existing sign code.  If adopted as proposed, most 
businesses will continue to be allowed the same number, size and type of signs as they are 
now.  
 
The most significant changes from the previous version reviewed include the following: 
(underlined and italicized below) 
 

● Allow window signs anywhere in Mission with a limit on coverage of windows of 50% 
of the window glazing while continuing to limit glazing coverage in the Downtown 
District to 10%.  Permits for window signs would be required. 

 
● Require sign permits and permit fees for temporary signs. Allow for permit fees to be 

waived for temporary signs in the R-1, R-2 and R-3 residential zones, applications 
from churches, schools, community centers, libraries and other charitable non-profit 
entities.  Sign permit fees to be established by Resolution. 

 
● Limit the posting of temporary signs to no more than 90 days per calendar year per 

business.  The allowable lengths of posting as follows: Consecutive days 3,7,15,30, 
or 60; Non-Consecutive Days 30 or 60.  

 
● Prohibit costumed characters as attention attracting devices. Comments received 

regarding regulating this activity as commercial messaging were neutral to somewhat 
opposed.   Therefore, staff has removed any proposed changes to costumed 
characters from consideration.  

 
● Eliminate all pole signs by December 31, 2023 through an amortization process. 

Comments received were largely in opposition or merely neutral on this action. 
Therefore, staff has removed any amortization proceedings from consideration. 

 

 



 

● Continue to regulate/prohibit pole signs.  The definitions of pole and monument signs 
have been edited to clarify the desired sign characteristics.  The previous exemption 
for pole signs meeting certain criteria within 1000’ of the intersection of Metcalf 
Avenue and Johnson Drive has also been removed.  Any detached sign which does 
not meet the proposed definition of monument sign will become a legal 
non-conforming sign upon adoption of these code changes.  Based on a review of the 
2015 sign inventory, an additional 17 detached signs will be added to this list.  Legal 
non-conforming signs are regulated under Section 420.220 and may be used and 
maintained but not refaced to serve a different establishment or business. 

 
● Based on comments received, changes have been added to the definition of sign 

maintenance to include corporate merger, consolidation or other legal name change 
as allowable reasons to change copy or logo without being considered sign refacing. 

 
Other changes proposed which have not been altered since they were last presented 
include: 
 

● Allow marquee signs by right in three additional commercial zoning districts 
● Allow monument signs by right in the Main Street District 1 and Pedestrian Oriented 

Business District zoning districts under certain conditions 
● Allow electronic signs for the display of prices for fuel 
● Streamline the approval process for electronic time/temperature instruments 
● Standardize the processes of placing liens against properties that have been abated 

by the City 
 
Next Steps 
The Planning Commission is required to make a recommendation to the City Council 
whenever changes to the text of the zoning code are proposed. 
 
Staff Recommendation 
Staff recommends approval of the proposed changes to the the code as presented in the 
draft ordinance.  Text shown as strikethrough will be removed in final version to be adopted 
by the City Council. 
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Proposed City of Mission Sign Regulations
March 2017  

Definition Sign Permit 
Required?

Single-Family 
Residential

Multi-Family 
Residential

Civic Buildings
(Schools, 

Churches, etc.)

C1 - CP-1 
(Light Commercial)

C-2A, MS1, MS2
(Downtown)

C-O / CP-O 
(Office)

All Others 
(Heavy Commercial / 

Industrial)

Wall Signs

Any sign attached to and erected parallel to 
and within one (1) foot of the face or wall of 
a building, including signs painted on the 
walls of buildings. Awnings which are 
backlighted shall be considered wall signs.

Yes No No

Per tenant:

2 signs allowed
Limit 1 per façade 32 

sqft max area

Per tenant:

3 signs allowed
1 per façade

not more than 5% of area 
of each facade 

Per tenant:

3 signs allowed
1 per façade

not more than 10% of area 
of each facade 

Per building:

3 signs allowed
1 per façade

not more than 5% of area 
of each facade 

Per tenant:

3 signs allowed
1 per façade

not more than 10% of 
area of each facade

Allowed 1 additional non-illuminated 
wall sign, max. 9sqft in area at each 

major entrance to multi-tenant

Monument Signs

A detached sign where the width of the 
base of the sign is a minimum of one-half 
(½) the width of the widest part of the sign 
face or where the base consists of two (2) 
or more supports so that the top edge of the 
sign face of a monument sign is ten (10) 
feet or less above the ground. The materials 
of the base of a monument sign shall be 
one (1) of the following: masonry, wood, 
anodized metal, stone or 

Yes

1 at each entrance to 
a subdivision / 

project. 

Max 6' height
Max. 50 sqft per 

sign.

1 at each entrance to 
a subdivision / 

project. 

Max 6' height
Max. 50 sqft per 

sign.

1 allowed in lieu 
of a wall sign

Max. 6' to 8' height 
based on a setback 

formula

1 allowed in lieu 
of a wall sign

6' to 10' height based 
on a setback formula

Shopping centers do not 
need to surrender a wall 

sign

No                                         
(YES-where minimum 

distance from the right-of-
way line to the closest 

building is equal or greater 
to 15 feet)

1 allowed in lieu 
of a wall sign

Max. 6' to 10' height based 
on a setback formula

1 allowed in lieu 
of a wall sign

Mac. 6' to 10' height based 
on a setback formula

Shopping centers do not need to 
surrender a wall sign

Projecting Signs

Any sign, including a time and/or 
temperature instrument located on the face 
of the building, extending more than one (1) 
foot from the face of the building to which it 
is attached.

Yes No No No

1 allowed in lieu of a wall 
sign, subject to same area 

restrictions;  

Min. 7' above ground
Max. 3' from wall

1 allowed in lieu of a wall 
sign, subject to same area 

restrictions;  

Min. 7' above ground

No

1 allowed in lieu of a wall sign, 
subject to same area restrictions;  

Min. 7' above ground

Under Canopy
(Pedestrian) Yes No No No

One at each exterior 
ground floor entry beneath 

awnings, canopies, etc. 

Max. 3sqft per sign.

One at each exterior 
ground floor entry beneath 

awnings, canopies, etc. 

Max. 3sqft per sign.
Min. 7' above ground

No

One at each exterior 
ground floor entry 
beneath awnings, 

canopies, etc. 

Max. 3sqft per sign.

Major Types

1



Proposed City of Mission Sign Regulations
March 2017  

Window Signs

Not Defined  A non-illuminated sign of a 
permanent nature applied directly on either 
the interior or exterior surface of building's 
glazed surface including but not limited to 
windows and doors.

Yes

No except in the 
Downtown District:                                        
(YES)  Limited to 

covering
50% of glazing

No except in the 
Downtown District:                                        
(YES)  Limited to 

covering
50% of glazing

No except in the 
Downtown District:                                        
(YES)  Limited to 

covering
50% of glazing

No except in the 
Downtown District:                                        

(YES)  Limited to covering
50% of glazing

No except in the 
Downtown District: 

(YES)
Limited to covering

10% of glazing

No except in the 
Downtown District:                                        

(YES)  Limited to covering
50% of glazing

No except in the Downtown District:                                        
(YES)  Limited to covering

50% of glazing

Temporary Signs

A sign that by its nature or content is 
intended for posting for a short period of 
time, is typically constructed from non-
durable materials such as paper, cardboard, 
cloth, plastic and/or wallboard, is not 
permanently installed,  and does not 
constitute a structure subject to the City's 
Building Code or Zoning Code provisions.                                                                       

No                 
(YES-Excluding 
temp signs in R-

1, R-2, R-3 
residential zones 
from having to get 

a permit and 
charitiable 

institutions and 
entities from 
permit fees)

No limitation on number; Aggregate square footage of 48 sqft, with no sign exceeding 16sqft
Sign may be up for 60 days, then sign must be removed for 60 days

(Limit posting to no more than 90 days per calendar year per business.  The allowable lengths of posting are as follows: Consecutive Days (3,7,15,30,or 60) Non-Consecutive Days (30 or 
60) Maximum Sign Height 6', required setback of 3' from the property line.                                                                                                                                                                                                                                                                                                                                

Real estate signs (property for sale or lease) excluded from limitations on duration. 

For multi-family only: One 50sqft banner sign for 60 days displaying "now leasing", "now renting", etc. for two months every three years
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Definition Single-Family 
Residential

Multi-Family 
Residential

Civic Buildings
(Schools, 

Churches, etc.)

C1 - CP-1 
(Light Commercial)

C-2A, MS1, MS2
(Downtown)

C-O / CP-O 
(Office)

All Others 
(Heavy Commercial / 

Industrial)

ATM Not Defined No No No No

Construction Identification

Signs at construction sites that are either:
a. Posted at the entrance to the job site 
explaining rules for contractors and others 
entering the site; or
b. Signs posted on construction site or 
painted onto construction trailers actively 
being used on the site, provided such signs 
are limited to the name, logo, address and 
phone number of a contractor working at the 
site. This provision is not intended to allow 
any signs that advertise a particular project, 
developer, owner or other business, nor is it 
intended to allow any sales, leasing or hiring 
information to be displayed.

No

Directional Not Defined No

Entrance Directory

Signs on or adjacent to doors of commercial 
or industrial buildings displaying information 
such as the names and address of the 
occupant, the hours of operation or 
instructions for deliveries. Such signs shall 
not exceed four (4) square feet in area, 
shall not contain letters exceeding six (6) 
inches in height and shall not be 
illuminated. Where multiple tenants share 
the same door, the sign may display the 
names and address of each tenant.

No No No No

Interior Neon Not Defined No No No No

Marquee

Any sign attached flat against or under the 
marquee or permanent sidewalk canopy of 
a building but not on the upper surface of a 
marquee or canopy.

Yes No No No Yes No                                         
(YES) No Optional instead of wall signs

Minor Types

Where ATMs are allowed: 3 signs, 1 per face, 8 sqft per sign. 1 additional non-illuminated sign, 4sqft.

1 sign allowed for each entrance to a building site; each key intersection; each entrance to drive-through. 
Ground-mounted: Max. 5' height, Max. 4sqft area per sign.

Wall-mounted: Max. 2sqft area per sign.
Max. 25% area used to display owner / tenant / etc. No sign permits required.

1 sign. Max 10sqft. Signs below 3sqft do not require a sign permit.

Excluded From
Regulation

Excluded From
Regulation
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Menu Board Not Defined Yes No No No

Project Identification

One (1) construction site identification sign 
of professional quality may be permitted 
during the development of any project. Such 
sign may identify the project, the owner or 
developer, future tenants, the architects, 
engineers, realtors, contractors and 
subcontractors involved, funding sources 
and may contain related information 
including, but not limited to, sale or leasing 
information. [...] All such signs shall be 
removed prior to issuance of any certificate 
of occupancy, temporary or final, for the last 
building in each phase of the project. Sign 
permits shall not be required for such signs.

No

Residential Signs

Signs not exceeding four (4) square feet in 
area that are customarily associated with 
residential use, limited to signs giving 
property identification names or numbers, 
names of residents, signs on mailboxes or 
newspaper tubes, signs posted on private 
property relating to private parking or signs 
warning the public against trespassing or 
danger from animals.

No Excluded From
Regulation

Excluded From
Regulation

Excluded From
Regulation No No No No

Vehicle Signs

Signs painted on or otherwise permanently 
attached to currently licensed motor 
vehicles, which vehicles are not primarily 
used as signs.

No Excluded From
Regulation

Where drive-through services are allowed: 2 signs, Max. 8' height, Max. 32sqft area per sign
Drive-in establishments: 1 sign per stall, 8sqft area per drive-in sign, 32sqft area per walk-up sign, , Max. 6" lettering 

height.

1 sign. Max 6" height, Max. 32sqft area per sign, 10' setback from right-of-way
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Definition Single-Family 
Residential

Multi-Family 
Residential

Civic Buildings
(Schools, 

Churches, etc.)

C1 - CP-1 
(Light Commercial)

C-2A, MS1, MS2
(Downtown)

C-O / CP-O 
(Office)

All Others 
(Heavy Commercial / 

Industrial)

Attention-Attracting

Any device with flashing, blinking, rotating 
or moving action or any banner, searchlight 
or balloons designed or intended to attract 
the attention of the public to an 
establishment or to a sign. 

No No No No No No No No

Electronic Message
Not defined; prohibited except for "time and 
temperature instruments" (Adding Fuel 
Prices)

No No No No No No No No

Off-Premise

A sign which displays any message 
directing attention to a business, product, 
service, profession, commodity, activity, 
event, person, institution or any other 
commercial message, which is generally 
conducted, sold, manufactured, produced, 
offered or occurs elsewhere than on the 
premises where such sign is located.

No No No No No No No No

Outdoor Advertising

A sign, generally known as outdoor 
advertising, mounted on a semi-permanent 
structure and depicting information not 
directly related to the property upon which it 
is placed. Except where a specific 
distinction is drawn, the term "billboard" 
includes "poster panel".

Yes Special Use
Permit

Special Use
Permit

Special Use
Permit

Special Use
Permit

Special Use
Permit

Special Use
Permit

Special Use
Permit

Pole

A sign which is supported by one (1) or 
more poles, uprights or braces in the 
ground so that the bottom edge of the sign 
face is more than ten (10) feet above the 
ground.  (Remove exemption w.i. 1000' of 
Metcalf Ave & Johnson Drive)

No No No No No No No No

Roof
Any sign erected, constructed and 
maintained wholly upon or over the roof line.

No No No No No No No No

Prohibited Types
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Snipe

Any sign of a material such as cardboard, 
paper, pressed wood, plastic or metal which 
is attached to a fence, window, tree, utility 
pole or temporary structure or any sign 
which is not securely fastened to a building 
or firmly anchored to the ground.

No No No No No No No No

Signs in the public right of way; abandoned or obsolete (old tenant / business) signs; signs that are demonstrably false or misleading (i.e. zoning)Other Prohibitions

6



#
Name/DBA Address (approx)

Sign Type Under Proposed 

Code Changes

1 AccuServ 4811 Lamar Ave Pole

2 Advanced Auto Parts 5360 Johnson Dr Pole

3 Affiliated Management Services 5651 Broadmoor St Pole

4 American Stroke Foundation 5916 Dearborn St Pole

5 Arby's 6780 Johnson Dr Pole

6 Auman Mack/Agenda USA 5300 Foxridge Dr Pole

7 BP Gas Station 5500 Johnson Dr Pole

8 Bridges at Foxridge Apartments 5250 Foxridge Dr Pole

9 Fast Eddy's 5112 Johnson Drive Pole

10 First Baptist Church of Mission 5641 Outlook St Pole

11 Goodyear 5200 Johnson Drive Pole

12 Hy-Vee 6655 Martway St Pole

13 Johnny's Bar B-Q* 5959 Broadmoor St Pole

14 Lamar Professional Building 5940 Lamar Avenue Pole

15 Little Lambs Montessori School 5837 Riggs Rd Pole

16 Mattress Furniture Outlet 5930 Broadmoor Dr Pole

17 McDonalds 6751 Johnson Dr Pole

18 Mission Bank at Corp Center 5800 Foxridge Dr Pole

19 Mission Bank Johnson Dr 5201 Johnson Dr Pole

20 Mission Gardens Apartments 5905 West 58th St Pole

21 Mission Heights Apartments 5801 Woodson St Pole

22 Mission West Shopping Center 6500 Martway St Pole

23 Mission Bank Martway 6040 Martway St Pole

24 Outlook Apartments 5939 Outlook St Pole

25 Popeyes* 6821 Johnson Dr Pole

26 Pride Cleaners 5924 Broadmoor St Pole

27 Public Storage 6560 Foxridge Dr Pole

28 Retail/Tenant Change 5945 Woodson St Pole

29 Sonic 6665 Martway St Pole

30 Target 6100 Broadmoor St Pole

31 The Hair Studio 5923 Woodson St Pole

32 The Maples Apartments 5811 Maple Dr Pole

33 Town Topic 6018 Johnson Dr Pole

34 Trinity Lutheran Church 5601 W 62nd St Pole

35 Uncommon Supply 5860 Beverly Ave Pole

36 US Properties Building 5845 Horton St Pole

37 Village Inn* 5800 Broadmoor Pole

38 Wendy's 5900 Roeland Dr Pole

Pole Sign Index                                                                                    

(Non-Conforming Detached Signs)

Updated to show signs identified as monument signs which will become pole signs under adopted code 

changes based on the 2015 sign inventory data.  Additional signs may be affected.  * indicates pole signs 

currently allowed w.i. 1000' of Johnson Drive, existing since 2003, having an existing valid sign permit.
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Cha pter  430. Signs 

Section 430.010. Statement of Intent. 

[Ord. No. 1091 §§1 – 3(App. A §430.010), 9-24-2003] 

A. The intent of this Chapter is to create the framework for a comprehensive and balanced 
system of sign regulations to facilitate an easy and pleasant communication between 
people and their environment and to avoid the visual clutter that is potentially harmful to 
traffic and pedestrian safety, property values, business opportunities and community 
appearance. With these purposes in mind, it is the intent of this Chapter to authorize the 
use of signs which are: 

1. Compatible with their surroundings, 

2. Appropriate to the activity that displays them, 

3. Expressive of the identity of individual activities and the community as a whole, 
and 

4. Legible in the circumstances in which they are seen. 

Section 430.020. Sign Definitions. 

[Ord. No.1091 §§1 – 3(App. A §430.020), 9-24-2003; Ord. No. 1142 §17, 12-8-2004; Ord. No, 
1259 §2, 5-21-2008; Ord. No. 1303 §1, 9-23-2009] 

As used in this Chapter, the following terms shall have these prescribed meanings: 

ATTENTION-ATTRACTING DEVICE 

Any devices with flashing, blinking, rotating or moving action, flags, streamers, spinners, 
pennants, or any banner, lights searchlight,  or balloons, inflatable, air-activated, or 
similar devices or ornamentations designed or intended to attract the attention of the 
public to an establishment or to a sign. 

BACKLIGHTED SIGN 

Any sign which displays direct or indirect light from the back of such sign through a 
transparent, translucent or open material. 

BUILDING LOT 

Any pieces or parcel of land or a portion of a subdivision, the boundaries of which have 
been established by some legal instrument of record, that is recognized and intended as a 
unit for the purposes of transfer of ownership. 

COMMERCIAL SIGN MESSAGE 

Any sign wording, logo or other representation that, directly or indirectly, names, 
advertises or calls attention to a business, product, service or other commercial activity.  
A sign which identifies, advertises or directs attention to a business or is intended to 
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induce the purchase of goods, property or service including, without limitation, any sign 
naming a brand of goods or service and real estate signs, as further defined below. 

DETACHED SIGN 

Any sign located on the ground or on a structure located on the ground and not attached 
to a building. 

DIRECTLY ILLUMINATED SIGN 

Any sign where the source of illumination of the sign is exposed to the human eye such 
as, but not limited to, an incandescent bulb or florescent tube. 

INDIRECTLY ILLUMINATED SIGN 

Any sign which is partially or completely illuminated at any time by a light source which 
is so shielded as to not be visible at eye level. 

MARQUEE SIGN 

Any sign attached flat against or under the marquee or permanent sidewalk canopy of a 
building but not on the upper surface of a marquee or canopy. 

MONUMENT SIGN 

A detached sign where the width of the base of the sign is a minimum of one-half (1/2) 
the width of the widest part of the sign face andor where the base consists of two (2) or 
more supports so that the top edge of the sign face of a monument sign is ten (10) feet or 
less above the ground. The materials of the base of a monument sign shall be one (1) of 
the following: masonry, wood, anodized metal, stone or concrete. 

DIGITAL BILLBOARD 

A billboard which has a computer controlled board that displays an image through the use 
of light emitting diode display (LED) or similar technology. 

FAÇADE 

All wall planes of a building which are visible from one side or perspective,   

FUEL PRICING DISPLAY 

A sign or portion of a sign displaying only fuel pricing information with no additional 
advertising or content. 

MARQUEE 

A permanent roof like structure projecting beyond a building over an entrance often to a 
hotel, theater, or other building.   

MURAL 

Any mosaic, painting, or graphic art or combination thereof which is professionally 
applied to a building A figure, painting or design professionally applied to and made 

Formatted: Indent: First line:  0.5"
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integral with a wall or ceiling surface and which does not convey any commercial a 
commercial message information. 

NEON TUBE 

A directly illuminated sign which is a free-formed surface that creates words, numerals, 
figures, devices, designs, trademarks or logos and for which the light source is 
luminescent gas. 

NON-CONFORMING SIGN SUPPORT 

The supporting members of the sign such as frame, poles, brackets or structure by which 
a sign is mounted on or affixed to a building or the ground which do not comply with the 
standards established in the Building Code. 

OBSOLETE SIGN 

An off-site or on-site sign for a business or activity which is no longer operated on the 
premises or in the City. 

OFF-SITE SIGN 

A sign which displays any message directing attention to a business, product, service, 
profession, commodity, activity, event, person, institution or any other commercial 
message, which is generally conducted, sold, manufactured, produced, offered or occurs 
elsewhere than on the premises where such sign is located. 

ON-SITE SIGN 

A sign that is other than an off-site sign. 

POLE SIGN 

A sign which is supported by one (1) or more poles, uprights or braces in the ground so 
that the bottom edge of the sign face is more than ten (10) feet above the ground. 

NON-COMMERCIAL MESSAGE 

Any sign, wording, logo, or other representation that is not defined as a commercial 
message. 

POST 

To erect, attach or affix in any manner including, without limitation, nailing, tacking, 
tying, gluing, pasting, painting, stacking, marking or writing. 

POSTER PANEL OR BILLBOARD 

A sign, generally known as outdoor advertising, mounted on a semi-permanent structure 
and depicting information not directly related to the property upon which it is placed. 
Except where a specific distinction is drawn, the term “billboard” includes “poster 
panel”. 

PROJECT IDENTIFICATION SIGN 

A sign identifying only a project and developer. 
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PROJECTING SIGN 

Any sign, including a time and/or temperature instrument located on the face of the 
building, extending more than one (1) foot from the face of the building to which it is 
attached. 

REAL ESTATE SIGN 

A sign indicating the availability for sale, rent or lease of the specific lot, building or 
portion of a building upon which the sign is posted. 

ROOF SIGN 

Any sign erected, constructed and maintained upon the roof or wholly or partially above 
a vertical wall of a building.wholly upon or over the roof line. 

SEMI-ILLUMINATED SIGN 

Any sign located on a building face which is uniformly illuminated over its entire area, 
including the area of the sign, by use of electricity or other artificial light. 

PROJECT 

Multi-family housing development or a single development on identifiable parcel(s) of 
land.   

SIGHT DISTANCE TRIANGLE 

The triangular area of land at the intersection of streets or a street and driveway formed 
by a diagonal line connection two points located on intersecting street curb lines the short 
leg of which shall be twenty (20) feet and the long leg of which shall be one hundred 
forty (140) feet.  Such area shall remain free of any sign related obstruction to vision 
more than two (2) feet in height measured from the roadway.   

SIGN 

Any framed, bracketed, free-formed, painted or engraved surface which is fabricated to 
create words, numerals, figures, devices, designs, trademarks or logos, which is mounted 
on or affixed to a building or the ground and which is sufficiently visible to persons not 
located on the lot where such device is located to attract the attention of such persons or 
to communicate information to them. “Sign” includes sign supports. Murals shall not be 
considered to be signs. 

SIGN, ABANDONED 

A sign, other than a billboard, advertising a business, service, commodity, 
accommodation, attraction or other enterprise or activity that is no longer operating or 
being offered or conducted. 

SIGN, ATTACHED 

A sign that is mounted, painted, or otherwise applied to a building. Formatted: Indent: First line:  0.5"
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SIGN, BACKLIGHTED  

Any sign whose light source is located in the interior of the sign so that the rays go 
through the face of the sign.  

SIGN, BANNER 

A sign made of fabric or other non-rigid material with no enclosing framework. 

SIGN, DETACHED  

Any sign located on the ground or on a structure located on the ground and not attached 
to a building. 

SIGN, DIRECTLY ILLUMINATED  

Any sign that is illuminated by an external or internal light source that is visible to a 
person standing on the ground.   

SIGN, DIRECTIONAL 

A sign providing directions necessary or convenient for visitors or clients coming onto a 
premises. 

SIGN, ELECTRONIC MESSAGE 

A sign with a fixed or changing display or message composed of a series of lights that 
may be changed through electronic means.  

SIGN, ILLUMINATED 

A sign illuminated by or exposed to artificial lighting either by lights on or in the sign or 
directed toward the sign. 

SIGN, INDIRECTLY ILLUMINATED  

Any sign that is completely or partially illuminated at any time by an external light 
source that is so shielded as to not be visible at eye level.   

SIGN, MARQUEE  

Any sign attached flat against, under, or above the marquee of a building.  

SIGN, MENU BOARD 

A permanently mounted sign displaying the bill of fare for a drive-through or drive-in 
restaurant. 

SIGN, MONUMENT  

A detached sign where the width of the base of the sign is a minimum of one-half (1/2) 
the width of the widest part of the sign face The materials of the base of a monument sign 
shall be one (1) of the following: masonry, wood, anodized metal, stone or concrete. 

Formatted: Indent: First line:  0.5"
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SIGN, NEON TUBE 

A directly illuminated sign which is a free-formed surface that creates words, numerals, 
figures, devices, designs, trademarks or logos and for which the light source is 
luminescent gas. 

SIGN, NON-CONFORMING 

A sign that on the effective date of this Article does not conform to one (1) or more of the 
regulations set forth in this Article. 

SIGN, OBSOLETE  

An off-site or on-site sign for a business or activity which is no longer operated on the 
premises or in the City. 

SIGN, OFF-SITE  

A sign which displays any message directing attention to a business, product, service, 
profession, commodity, activity, event, person, institution or any other commercial 
message, which is generally conducted, sold, manufactured, produced, offered or occurs 
elsewhere than on the premises where such sign is located. 

SIGN, ON-SITE  

A sign that is other than an off-site sign. 

SIGN, PEDESTRIAN ORIENTED 

A sign near street or sidewalk level, oriented and scaled to the pedestrian rather than the 
motorist.   

SIGN, PERMANENT 

A sign attached to a building or structure, or to the ground in a manner that enables the 
sign to resist environmental loads, such as wind, and that precludes ready removal or 
movement of the sign and whose intended use appears to be indefinite. 

SIGN, POLE  

A detached sign which is supported by one (1) or more poles, uprights or braces in the 
ground.  

SIGN, PORTABLE 

A sign whose principal supporting structure is intended, by design and construction, to be 
used by resting upon the ground for support and may be easily moved or relocated for 
reuse. 

SIGN, POSTER PANEL OR BILLBOARD 

A sign, generally known as outdoor advertising, mounted on a permanent or semi-
permanent structure and depicting information not directly related to the property upon 
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which it is placed. Except where a specific distinction is drawn, the term “billboard” 
includes “poster panel” and “digital billboard”. 

SIGN, PROJECT IDENTIFICATION  

A sign identifying only a project or developer. 

SIGN, PROJECTING  

Any attached sign, including a time and/or temperature instrument located on the face of 
the building, extending more than one (1) foot from the face of the building.  

SIGN, REAL ESTATE  

A temporary sign indicating the availability for sale, rent or lease of the specific lot, 
building or portion of a building upon which the sign is posted. 

SIGN, ROOF  

Any sign erected, constructed and maintained upon the roof or wholly or partially above 
a vertical wall of a building. 

SIGN, SNIPE  

Any sign of a material such as cardboard, paper, pressed wood, plastic or metal which is 
attached to a fence, window, tree, utility pole or temporary structure or any sign which is 
not permanently fastened to a building or firmly anchored to the ground. 

SIGN, TEMPORARY  

A sign that by its nature or content is intended for posting for a short period of time, is 
typically constructed from non-durable materials such as paper, cardboard, cloth, plastic 
and/or wallboard, is not permanently installed, and does not constitute a structure subject 
to the City’s Building Code or Zoning Code provisions. 

SIGN, WALL  

Any sign attached to and erected parallel to and within one (1) foot of the face or wall of 
a building, including signs painted on the walls of buildings. Awnings which are 
backlighted shall be considered wall signs. 

SIGN, WINDOW  

A non-illuminated sign of a permanent nature applied directly on either the interior or 
exterior surface of a building’s glazed surface including but not limited to windows and 
doors. 

SIGN ALTERATION 

The replacement, enlargement, reduction, reshaping or adding to a sign, frame, pole, 
brackets or any supporting member. 

SIGN AREA 

The entire face of a sign including any framing, trim, or molding, but not including the 
supporting structure. 
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SIGN HEIGHT 

The vertical distance measured from the average ground level to the highest point of the 
sign or sign structure. 

SIGN MAINTENANCE 

The normal care and minor repair that is necessary to retain a safe, attractive and finished 
structure, frame, supportspole, brackets or surface. Changing copy or logo without 
increasing sign dimensions shall be considered maintenance if the information, product or 
service depicted remains the same and if the sign is to serve the identical establishment 
using the same business firm name as before the change.  Maintenance may include a 
change in name on the sign due to corporate merger, consolidation or other legal name 
change. 

SIGN REFACING 

Changing or replacing the words, numerals or other surface of the sign to serve a 
different establishment or business or to create a substantially different visual effect 
without altering, moving or replacing the structure, frame, pole supports, or bracket 
supporting the sign. 

SIGN SUPPORT 

The supporting members of the sign such as frame, poles, brackets or structures by which 
a sign is mounted on or affixed to a building or the ground. 

SNIPE SIGN 

Any sign of a material such as cardboard, paper, pressed wood, plastic or metal which is 
attached to a fence, window, tree, utility pole or temporary structure or any sign which is 
not permanentlysecurely fastened to a building or firmly anchored to the ground. 

TEMPORARY SIGN 

A sign that by its nature or content is intended for posting for a temporary period of 
timeposting on public or private property, is typically constructed from non-durable 
materials such as paper, cardboard, cloth, plastic and/or wallboard and does not constitute 
a structure subject to the City’s Building Code or Zoning Code provisions. 

TIME AND/OR TEMPERATURE INSTRUMENT 

A sign displaying only time and/or temperature information with no additional 
advertising or comments. 

TWO-FACED SIGN 

A sign with two (2) sign faces where the angle of separation of the faces is not greater 
than ninety percent (90%). 

WALL SIGN 

Any sign attached to and erected parallel to and within one (1) foot of the face or wall of 
a building, including signs painted on the walls of buildings. Awnings which are 
backlighted shall be considered wall signs. 
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WINDOW SIGN 

 A non-illuminated sign of a permanent nature applied directly on glass. A window 
 sign does not include placards or poster board panels leaning in windows, which are 
 prohbited, except for open/closed signs that shall be no larger than one (1) square foot. 

WINDOW DISPLAY 

A window, storefront, or opening in the exterior wall of any portion of a building through 
which merchandise, services, or business are displayed or advertised. 

 

 

Section 430.030. Gener ally. 

[Ord. No. 1091 §§1 – 3(App. A §430.030), 9-24-2003; Ord. No. 1259 §3, 5-21-2008] 

Other than lawful non-conforming signs, no signs shall be permitted in any district except in 
accordance with the provisions of this Chapter. Signs placed in the public right-of-way or on 
publicly owned land and which are not in compliance with the regulations of this Chapter are 
subject to removal by the City without notice or compensation. Signs placed on private property 
that are not in compliance with the regulations of this Chapter are shall be  removedsubject to 
removal by the property owner or the property owner’s agent without notice or compensation. In 
addition, any sign that is not in compliance with the regulations of this Chapter is subject to the 
penalty provisions of Section 400.100. These provisions may be applied to the person or business 
placing such sign, business or organization advertised in such sign or the owner of the property 
or vehicle on which such sign is placed. 

Section 430.040. Perm it Required.  

[Ord. No. 1091 §§1 – 3(App. A §430.040), 9-24-2003] 

B.A. Except as otherwise provided in this Chapter, no sign shall be installed, erected or set in 
place until a sign permit has been issued by the City Public Works Department in 
accordance with Section 103.040(C). 

C.B. Applications for sign permits shall be filed upon forms prescribed by the City, 
accompanied by two one (12) sets of plans plats drawn to scale indicating the sign size, 
location, method of illumination, content, colors, materials of the sign and structure, and 
method of attachment. 

D. All signs hereafter installed shall have permanently affixed thereto a label clearly visible 
at all times indicating the number of the sign permit issued therefor. 
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E.C. All signs are to be designed, fabricated and installed in a professional manner by a 
qualified and City licensed sign professional, except that temporary signs banners may 
also be installed by a business or property owner. 

F.D. With the exception of temporary signs, allAll materials and finishes are expected to be of 
high quality with an anticipated life span of ten (10) years or more. All electrical signs 
must have a UL label. 

Section 430.050. Signs Excluded From Regulation. 

[Ord. No. 1091 §§1 – 3(App. A §430.050), 9-24-2003; Ord. No.1259 §4, 5-21-2008] 

A. Except for the provisions of Subsections (A), (B), (C) and (D) of Section 430.110 and 
Subsection (E) of Section 430.090, the following signs are excluded from regulation 
under this Chapter: 

1. Signs not exceeding four (4) square feet in area that are customarily associated 
with residential use, limited to signs giving property identification names or 
numbers, names of residents, signs on mailboxes or newspaper tubes, signs posted 
on private property relating to private parking or signs warning the public against 
trespassing or danger from animals. 

2. Signs erected by or on behalf of or pursuant to the authorization of a 
governmental body, including legal notices, identification and informational signs 
and traffic, directional or regulatory signs. 

3. Official signs of a non-commercial nature erected by public utility companies. 

4. Flags, pennants or insignia of any governmental body when not displayed in 
connection with a commercial promotion or as an advertising device and provided 
that not more than three (3) governmental flags, pennants or insignia shall be 
displayed on any property. 

5. Integral decorative or architectural features of buildings or works of art, so long as 
such features or works do not contain letters, trademarks, moving parts or lights. 

6. Signs on or adjacent to doors of commercial or industrial buildings displaying 
information such as the names and address of the occupant, the hours of operation 
or instructions for deliveries. Such signs shall not exceed four (4) square feet in 
area, shall not contain letters exceeding six (6) inches in height. and shall not be 
illuminated. Where multiple tenants share the same door, the sign may display the 
names and address of each tenant. 

7. Signs painted on or otherwise permanently attached to currently licensed motor 
vehicles, which vehicles are operable and not primarily used as signs. 
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7. WindowTemporary signs. 

8. Signs at construction sites that are either: 

a. Posted at the entrance to the job site explaining rules for contractors and 
others entering the site; or 

b. Signs posted on construction site or painted onto construction trailers 
actively being used on the site, provided such signs are limited to the 
name, logo, address and phone number of a contractor working at the site. 
This provision is not intended to allow any signs that advertise a particular 
project, developer, owner or other business, nor is it intended to allow any 
sales, leasing or hiring information to be displayed. 

Section 430.060. Prohi bited  Signs. 

[Ord. No.1091 §§1 – 3(App. A §430.060), 9-24-2003; Ord. No. 1142 §18, 12-8-2004; Ord. 
No.1259 §5, 5-21¬2008; Ord. No. 1303 §2, 9-23-2009] 

A. The following signs are prohibited except as stated below or as otherwise specifically 
provided hereinafter: 

1. Outdoor advertising (such as poster panels, billboards and off-site promotional 
signs), except where a special use permit has been obtained for such sign. 

2. Attention-attracting devices, pennants and streamers. 

3. Snipe signs, portable signs, placards or poster board panels leaning in windows, 
or similar signs that are not permanently affixed to a building, structure or the 
ground, other than temporary signs as specifically permitted by this Chapter. 

4. Directly illuminated signs, except when used with fixtures specifically designed 
to illuminate signs or with marquee signs. All direct lighting must be shielded and 
confined to the sign surface and must not be a nuisance to neighboring residential 
properties. 

5. Electronic message signs, other than time and/or temperature instruments or fuel 
pricing displays. 

6. Pole signs, except that an existing business as of 2003 within one thousand 
(1,00o) feet of the intersection of Johnson Drive and Metcalf Avenue are 
permitted to maintain, reface or replace existing pole signs for which a valid sign 
permit has previously been issued. New signs that replace existing pole signs 
must reduce the non-conforming height, area or setback of the previously issued 
sign permit. 

7. Roof signs. 
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8. Signs in the public right-of-way; except for governmental signs, traffic signs, 
temporary signs as allowed in this Chapter and signs specifically allowed in the 
right-of-way by the provisions of this Chapter. 

9. Obsolete signs. 

10. Obscene signs. “Obscene” is defined as any material that: (a) whether the average 
person applying contemporary community standards would find that the work, 
taken as a whole, appeals to the prurient interest; (b) whether the work depicts or 
describes, in a patently offensive way, sexual conduct specifically defined by the 
applicable State law; and (c) whether the work, taken as a whole, lacks serious 
literacyliterary, artistic, political or scientific value. 

11. Abandoned non-conforming signs. 

12. Signs containing false or misleading advertising. 

13. Signs falsely stating that property is zoned for specified land uses or signs stating 
that property will be zoned for specified land uses in the future. 

14. Signs declaring that property is reserved for or is being held for a future land use 
which is inconsistent with the then existing zoning classification for the land. 

Section 430.070. Signs Permi tted  in All Distri cts. 

[Ord. No. 1091 §§1 – 3(App. A §430.070), 9-24-2003; Ord. No. 1142 §19, 12-8-2004; Ord. No. 
1259 §6, 5-21¬2008] 

A. Churches, schools, libraries, community centers or other public/semi-public facilities 
shall be allowed two (2) wall signs with not more than one (1) on a facade. No such sign 
shall have an overall area exceeding thirty-two (32) square feet. In lieu of one (1) of the 
wall signs, one (1) detached monument sign shall be permitted. Such monument sign 
shall be located on the premises and not less than ten (10) feet from the street right-of-
way and each sign face shall not exceed fifty (50) square feet in area. The height of such 
sign shall not exceed six (6) feet above the average grade or six (6) feet above the nearest 
adjacent street grade, whichever is greater; provided that for each two (2) foot setback 
from the street right-of-way in excess of ten (10) feet, an additional foot may be added to 
the height of the sign to a maximum of eight (8) feet. These institutions shall be exempt 
from the requirement of payment of fees as indicated in Section 103.040(C). 

B. One (1) construction site identification sign of goodprofessional quality may be permitted 
during the development of any project. Such sign may identify the project, the owner or 
developer, future tenants, the architects, engineers, realtors, contractors and 
subcontractors involved, funding sources and may contain related information including, 
but not limited to, sale or leasing information. Such sign shall not exceed six (6) feet in 
height or thirty-two feet (32) square feet per face with a maximum of two (2) faces and 
shall be set back at least ten (10) feet from the street right-of-way. All such signs shall be 
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removed prior to issuance of any certificate of occupancy, temporary or final, for the last 
building in each phase of the project. Sign permits shall not be required for such signs. 

C. One (1) parking lot directional sign shall be permitted at each entrance to a building site, 
at key intersections within the site and at each entrance to a drive-through facility. 
Ground-mounted signs shall not exceed five (5) feet in height, shall not exceed four (4) 
square feet of sign area per face and may be single- or double-faced. Wall-mounted signs 
shall not exceed two (2) square feet of sign area and shall be single-faced. Such signs 
may indicate entrances, exits, addresses, direction of traffic flow and the location of 
loading docks, parking areas, leasing offices, ATMs, delivery doors, drive-through lanes 
and similar facilities. Up to twenty-five percent (25%) of the area of the sign may be used 
to display the name or logo of the developer, building or principal tenant. Sign permits 
shall not be required for such signs. 

D. Substitution Of Messages. Subject to the land owner’s consent, a non-commercial 
message of any type may be substituted for any duly permitted or allowed commercial 
message or any duly permitted or allowed non-commercial message, provided that the 
sign or sign structure is legal without consideration of message content. This substitution 
of message may be made without any additional approval or permitting. The purpose of 
this provision is to prevent any inadvertent favoring of commercial speech over non-
commercial speech or favoring of any particular non-commercial message over any other 
non-commercial message. This provision does not create a right to increase the total 
amount of signage on a parcel or land use, nor does it affect the requirement that a sign 
structure or mounting device be properly permitted. This provision does not allow for the 
substitution of an off-site commercial message in place of an on-site commercial 
message. 

E. Variances. Any person seeking minor adjustments to the strict application of this Section 
to the posting of a temporary sign shall file an “application for variance” in accordance 
with Section 440.310 of the Zoning Code. 

F.E. Penalties. Violations of the provisions of this Section shall be a civil infraction and 
punishable by a minimum fine of fifty dollars ($50.00) and up to five hundred dollars 
($500.00). Each day of a continued violation shall constitute a separate violation for the 
purposes of applying the penalty provision of this Section. 

G.F. Severability. Severability is intended throughout and within the provisions of this 
ChapterSection. If any Section, Subsection, sentence, clause, phrase or portion of this 
ChapterSection is held to be invalid or unconstitutional by a court of competent 
jurisdiction, then that decision shall not affect the validity of the remaining portions of 
this Chapter Section. 

Section 430.080. Signs Permi tted  in Residential Distri cts. 

[Ord. No. 1091 §§1 – 3(App. A §430.080), 9-24-2003; Ord. No. 1259 §7, 5-21-2008] 
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A. In lieu of any sign permitted under this Section, Subsection (A), a structure being used as 
a residential real estate sales or leasing office may be permitted one (1) non-illuminated, 
detached sign. Such sign shall be not more than twelve (12) square feet in area with a 
maximum height of six (6) feet above grade and shall be set back a minimum of ten (10) 
feet from the street right-of-way. Sign permits shall not be required for such signs. 

B. In addition to construction site identification signs, each multi-family project may have 
one (1) banner-type sign not exceeding fifty (50) square feet. Such banners may be 
located only on the roof or walls of the project clubhouse or on one (1) of the individual 
multi-family buildings within the project. Said banner shall be in place for a maximum 
time period of sixty (60) days from the issuance of the sign permit and may not be 
renewed except that each complex may obtain additional permits for the above described 
banners after a three (3) year time period has passed from the issuance of previous sign 
permits for a banner for the subject multi-family project. Any such banners may only 
contain the words “now renting” or “now leasing” or “for sale”, along with the name of 
the complex, address or location, phone numbers, development company or owner and 
directional symbols. 

C. Project identification signs for a subdivision or residential project may be permitted at 
each entrance to the subdivision or project. All project identification signs shall be 
monument signs and, except as hereinafter provided, shall be located on the premises. 
Such signs shall not exceed six (6) feet in height above the average grade and the sign 
face shall not exceed fifty (50) square feet in area per face. If not sitting within the 
landscaped setback, the sign base shall be located within a curbed landscaped area 
extending a minimum of three (3) feet on all sides of the sign base. Where a project is 
situated on both sides of a public or private street, one (1) project identification sign may 
be located on each side of the street or, alternatively, one (1) project identification sign 
may be located in a landscaped median with the approval of the Planning Commission. 
Where a project identification sign is to be located in the public right-of-way, plans shall 
be submitted to the Planning Commission indicating the location, size and design of the 
project identification sign as well as a copy of the bylaws or other documentation of the 
association which will have permanent responsibility for maintenance of the sign and 
required landscaping. In addition to project identification signs permitted at entrances to 
the subdivision or project, project identification signs may be permitted on the premises 
adjacent to the intersection of two (2) thoroughfares or the intersection of a thoroughfare 
and a collector street. 

D. Window signs covering no more than 50% of the glazing on any façade of a building. 

Section 430.090. Signs Permitted in Commercial and Industrial Districts. 

[Ord. No. 1091 §§1 – 3(App. A §430.090), 9-24-2003; Ord. No. 1142 §20, 12-8-2004; Ord. No. 
1259 §8, 5-21¬2008] 

A. To the extent that the residential land use is permitted in a commercial or industrial 
district, signs for a residential land use shall be permitted as in the applicable residential 
district. 
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B. Districts “C-O” And “CP-O. 

1. In Districts “C-O” and “CP-O”, wall signs are permitted on three (3) facades, The 
total area of signs on each facade shall not exceed five percent (5%) of the area of 
the wall upon which it is mounted. 

2. In lieu of one (1) of the wall signs, one (1) detached monument sign for each 
building shall be permitted. Such sign shall not exceed six (6) feet in height above 
the average grade and the sign face shall not exceed fifty (50) square feet in area 
per face if located at least ten (10) feet from the public street right-of-way or 
private street curb line. For each additional two (2) foot setback from the public 
street right-of-way or private street curb line over ten (10) feet, one CO additional 
foot may be added to the height of the sign to a maximum of ten (10) feet. If not 
sitting within the landscaped setback, the sign base shall be located within a 
curbed landscaped area extending a minimum of three (3) feet on all sides of the 
sign base.  

2.3. Window signs covering no more than 50% of the glazing on any façade of a 
building. 

C. Districts “C-1”And “CP-1. 

1. Each business or commercial establishment shall be permitted not more than three 
(3) wall signs, not more than one (1) on each business facade. The area of such 
sign shall not exceed five percent (5%) of the total area of the business facade on 
which it is placed. Alternatively, multi-story buildings may be permitted three (3) 
wall signs per building, not more than one (1) sign per building facade, as 
indicated above for Districts “C-O” and “CP-O”. Such signs shall not extend 
above the height of the wall upon which they are mounted. In addition, one (1) 
non-illuminated wall sign, not more than nine (9) square feet in area, may be 
placed at each major entrance to a multi-tenant building. 

2. In lieu of one (1) wall sign, one (1) projecting sign of the same area as the wall 
sign replaced shall be permitted, provided that no projecting sign shall extend 
more than three (3) feet from the face of the building. The lowest point of such 
sign must be a minimum of seven (7) feet above the ground or sidewalk. 

3. Except in the case of a shopping center designed as one (1) project 
developmentunified entity and consisting of one (1) or several buildings, either 
attached or freestanding, one (1) detached monument sign shall be permitted in 
lieu of one (1) wall sign for each commercial building, which sign shall conform 
to the height, size and setback requirements applicable to monument signs in 
Districts “C-O” and “C P-O”. 

4. In the case of a shopping center designed as one (1) project developmentunified 
entity and consisting of one (1) or several buildings, either attached or 
freestanding, one (1) additional detached monument sign may be permitted 
identifying the entire center. Such sign shall conform to the height, size and 
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setback requirements applicable to monument signs in Districts “C-O” and “CP-
O”. 

5. For buildings with a non-retractable awning, canopy or covered walkway along 
one (1) or more sides of the building, a sign may be hung or mounted under the 
canopy or covered walkway identifying each business with an exterior ground 
floor entrance. Such signs shall be located at or near the business entrance, shall 
be oriented toward pedestrians on the walkway and shall not exceed three (3) 
square feet in sign area per face. One (1) sign shall be permitted per business 
entry.  

5.6. Window signs covering no more than 50% of the glazing on any façade of a 
building. 

D. Districts “C-2, “CP-2”, “C-2B , “CP-2B”And Industrial Districts. 

1. Each business or commercial establishment shall be permitted not more than three 
(3) wall  or marquee signs, not more than one (1) on each business facade, the 
area of which sign shall not exceed ten percent (10%) of the total area of the 
facade upon which it is placed. Such sign shall not extend above the height of the 
wall or marquee on which it is mounted. In addition, one (1) non-illuminated wall 
sign, not more than nine (9) square feet in area, may be placed at each major 
entrance to a multi-tenant building. Alternatively, multi-story buildings may be 
permitted three (3) wall signs per building, not more than one (1) sign per 
building facade, as indicated above for Districts “C-O” and “CP-O”. 

2. In lieu of any or all of the wall signs, up to three (3) marquee signs, not more than 
one (1) on each marquee façade, shall be permitted for each establishment.  
Marquee signs may incorporate direct illumination into their design. 

1.  

 

2.3. In lieu of one (1) of the attached signs, one (1) projecting sign shall be permitted 
for each establishment, provided that the area of such projecting sign shall not 
exceed ten percent (10%) of the total area of the facade upon which it is attached 
and shall not extend above the roof level of the building where the sign is located. 
The lowest point of such sign must be a minimum of seven (7) feet above the 
ground or sidewalk. 

3.4. Except in the case of a shopping center designed as one (1) project 
developmentunified entity and consisting of one (1) or several buildings, either 
attached or freestanding, one (1) detached monument sign shall be permitted for 
each commercial building in lieu of one (1) wall sign or projecting sign. Such sign 
shall conform to the height, size and setback requirements applicable to 
monument signs in Districts “C-O” and “CP-O” 
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4.5. In the case of a shopping center designed as one (1) project development unified 
entity and consisting of one (1) or several buildings, either attached or 
freestanding, one (1) additional monument detached sign may be permitted 
identifying the entire center. A gasoline service station, designed as part of the 
center, may also have a detached monument sign. All other signs in the center 
shall consist of wall, projecting or marquee signs. The detached monument sign 
shall conform to the height, size and setback requirements applicable to 
monument signs in Districts “C-O” and “CP-O”. 

5.6. Drive-through restaurants and car washes may have two (2) menu boards located 
in conjunction with each drive-through lane. Such sign shall not exceed eight (8) 
feet in height or thirty-two (32) square feet of sign area per face. Drive-in 
restaurants or food service establishments with walk-up service windows may 
have one (1) menu board per order station. Menu boards for drive-in service shall 
not exceed eight (8) square feet of sign area per face and menu boards for walk-up 
service shall not exceed thirty-two (32) square feet of sign area per face. All menu 
boards shall be oriented toward the location of the vehicle or pedestrian being 
served and shall not contain lettering that exceeds six (6) inches in height. 

7. For buildings with a non-retractable awning, canopy or covered walkway along 
one (1) or more sides of the building, a sign may be hung or mounted under the 
canopy or covered walkway identifying each business with an exterior ground-
floor entrance. Such signs shall be located at or near the business entrance, shall 
be oriented toward pedestrians on the walkway and shall not exceed three (3) 
square feet in sign area per face. One (1) sign shall be permitted per business 
entry.  

6.8. Window signs covering no more than 50% of the glazing on any façade of a 
building. 

E. Districts “C-2A”, MS1”And “MS2”. 

1. Each business or commercial establishment shall be permitted signage as follows: 

a.1. Each business or commercial establishment shall be permitted Tthree (3) wall 
signs, not more than one (1) on a facade, provided that the area of each sign shall 
not exceed ten percent (10%) of the total area of the facade upon which it is 
placed. Such signs shall not extend above the height of the wall upon which they 
are mounted. 

b.2. In lieu of one (1) of the wall signs, one (1) projecting sign shall be permitted for 
each establishment, provided that the area of such projecting sign does not exceed 
ten percent (10%) of the total area of the facade upon which it is attached or ten 
(10) square feet, whichever is more, and does not extend above the roof level of 
the building where the sign is located. The lowest point of such sign must be a 
minimum of seven (7) feet above the ground or sidewalk. 
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3. A combination of a wall sign and projecting sign shall also be allowed, in which 
case the total area of both signs shall not exceed ten percent (10%) of the total 
area of the facade upon which the signs are attached. The projecting sign shall not 
be more than ten (10) square feet. 

4. In lieu of any or all of the wall signs, up to three (3) marquee signs, not more than 
one (1) on each marquee façade, shall be permitted for each establishment.  
Marquee signs may incorporate direct illumination into their design 

c. Except in the case of a shopping center designed as one (1) project and consisting 
of one (1) or several buildings, either attached or freestanding, one (1) monument 
sign shall be permitted in lieu of one (1) wall sign for each commercial building, 
which sign shall conform to the height, size and setback requirements applicable 
to monument signs in Districts “C-O” and “C P-O” and be subject to the 
following restriction:  

6. The minimum distance from the right-of-way line to the closest building or 
buildings on the portion of the property where the sign is to be located must be 
equal to or greater than fifteen (15) feet. 

7. In the case of a shopping center designed as one (1) project and consisting of one 
(1) or several buildings, either attached or freestanding, one (1) additional 
monument sign may be permitted identifying the entire center. Such sign shall 
conform to the height, size and setback requirements applicable to monument 
signs in Districts “C-O” and “CP-O”. 

2.8. In addition to the permitted wall signs, one (1) pedestrian oriented sign per 
business entry shall be permitted to be placed beneath a non-retractable awning 
and/or canopy that extends from the building. Such sign shall be limited to three 
(3) square feet in area and may be internally illuminated. The lowest point of such 
sign must be a minimum of seven (7) feet above the ground or sidewalk. In lieu of 
said pedestrian oriented sign, one (1) non-illuminated identification sign, not more 
than three (3) square feet in area, may be placed on the wall at each major 
entrance to the building. The highest point of the sign may be no higher than 
seven (7) feet above the sidewalk. 

3.9. Project identification signs for a residential project may be permitted at each 
entrance to the project. All project identification signs shall be monument signs 
and, except as hereinafter provided, shall be located on the premises. Such signs 
shall not exceed six (6) feet in height above the average grade and the sign face 
shall not exceed fifty (50) square feet in area per face. If not sitting within the 
landscaped setback, the sign base shall be located within a curbed landscaped area 
extending a minimum of three (3) feet on all sides of the sign base. Where a 
project is situated on both sides of a public or private street, one (1) project 
identification sign may be located on each side of the street or, alternatively, one 
(1) project identification sign may be located in a landscaped median with the 
approval of the Planning Commission. Where a project identification sign is to be 
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located in the public right-of-way, plans shall be submitted to the Planning 
Commission indicating the location, size and design of the project identification 
sign as well as a copy of the bylaws or other documentation of the association 
which will have permanent responsibility for maintenance of the sign and 
required landscaping. 

4. On property zoned “MS2”, monument signs are permitted subject to the following 
restrictions; 

a. One (1) detached monument sign shall be permitted for each building in 
lieu of one (1) wall sign or projecting sign; provided however, that in the 
case of a shopping center designed as one (1) unified entity and consisting 
of one (1) or several buildings, either attached or freestanding, one (1) 
detached monument sign shall be permitted for the entire center. 

b. The minimum setback from the right-of-way line to the closest building or 
buildings on the lot must be equal to or greater than fifteen (15) feet. 

c. Such sign shall not exceed six (6) feet in height above average grade and 
the sign face shall not exceed fifty (50) square feet in area per face. If not 
sitting within the landscaped setback, the sign base shall be located within 
a curbed landscaped area which is equal to or greater than two hundred 
(200) square feet. 

d. The minimum setback for the monument sign is ten (10) feet. 

5. Monument signs are not permitted in the “C-2A” and “MS1” Districts unless a 
minimumsufficient ten (10) foot setback exists for such a sign. 

6.10. Window signs covering no more than 50% of the glazing of any façade of a 
building except Iin the area defined in Section 410.330 as the Downtown District, 
the following requirements shall apply: 

a. Window signs are geared towards pedestrians and therefore should be no 
larger than ten percent (10%) of the storefront glazing. Signs should be of 
a permanent nature applied directly on the glass. No placards or poster 
board panels leaning in windows are allowed, except for open/closed signs 
that shall be no larger than one (1) square foot. 

b. No canopies, panels or awnings which span through two (2) or more 
storefronts shall be allowed. Backlit awnings are permitted only if the 
awning is opaque. If a portion of a backlit awning is not opaque, then that 
portion shall be considered a “sign”. 

F. Districts “C-1”, “CP-1”, “C-2”, “CP-2”, “C-2A”, “C-2B”, “CP-2B”, “MS1” And 
“MS2”. Where one (1) retail establishment (the “subtenant’) leases space and conducts 
business within another retail establishment (the “primary tenant’) but does not have an 
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exterior business facade and an exterior door leading directly to the subtenant space, one 
CO exterior wall sign may be permitted if all of the following conditions are met: 

1. The subtenant’s business establishment occupies at least one hundred (l00) square 
feet of floor area and is staffed and open for business during predetermined hours. 

2. The primary tenant’s business establishment occupies at least twenty-five 
thousand (25,000) square feet of floor area. 

3. The subtenant’s business is a separate legal entity from the primary tenant’s 
business, as opposed to a department, division or subsidiary of the primary 
tenant’s business. The application may be required to include a copy of the lease 
agreement between the subtenant and the primary tenant or other documentation 
acceptable to the City Attorney to establish that the two (2) businesses are 
separate legal entities. 

4. A private sign criteria for the building or shopping center has been submitted to 
and approved by the Planning Commission which specifically provides for 
subtenant signage, including standards for the sign location, size, style, color and 
content. Such sign criteria shall include scale drawings of the facades of all 
primary tenants where subtenant signs are authorized showing the permitted 
locations for subtenant signs. 

5. The total area for all signs on the same facade does not exceed the allowable 
signage area for that district. The sign permit application for a subtenant sign shall 
include a scale drawing of the primary tenant’s facade showing the location and 
size of the subtenant sign and all other signage on that facade. The application 
shall also include a copy of the lease agreement between the subtenant and the 
primary tenant or other documentation acceptable to the City Attorney that the 
two (2) businesses are separate legal entities. The provisions of this Section for 
subtenant signs shall not apply to businesses within an enclosed shopping mall or 
to businesses that are conducted primarily by automated machines. 

G. Interior nNeon signs or tubes as defined in this Subsection shall only be allowed when 
they are placed inside a building andbe allowed only in Districts “C-1”, “CP-1”, “C-2”, 
“CP-2”, “C-2A”, “MS1”, “MS2”, “MP” and “M-1”. If such signs or tubes are within 
forty-eight (48) inches of any window or door and visible from outside the building, then 
such sign or tubing shall not occupy an area greater than ten (10) square feet and only one 
(1) such neon sign area shall be allowed per business; provided however, that such signs 
under three (3) square feet shall not be required to have a sign permit. All such neon signs 
or tubes shall not blink, flash or otherwise be used to display intermittent lighting 
sequences or to simulate motion. Permitted neon tubes or signs shall be installed, wired 
and inspected in accordance with the adopted building codes of the City of Mission. 
Neon signs shall not be oriented addressed towards residential areas. 

H. Any neon sign or tubes removed for other than repair shall not be replaced with any other 
sign or surface which is not in compliance with existing laws and requirements. 
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I. In districts where automated teller machines (ATMs) are permitted, up to three (3) signs 
are permitted, no more than one (1) per machine/canopy face, identifying the ATM or the 
bank, financial institution or ATM network associated with that machine. Such signs 
shall not exceed eight (8) square feet in area. In addition, one (1) non-illuminated sign is 
permitted per ATM to identify the types of ATM cards accepted or special instructions to 
ATM users. Such sign shall not exceed four (4) square feet in area, shall be mounted 
flush to the side of the machine and shall not require a sign permit.  

J. Only the portion of an awning which is backlit and transparent shall be considered a sign. 

Section 430.100. Signs Permi tted  in Conjunction With Special Use Permi ts. 

[Ord. No. 1091 §§1 – 3(App. A §430.100), 9-24-2003] 

A. In the case of signs permitted by the issuance of a special use permit uses, all wall and 
detached signs shall be approved by City Council after recommendation from the 
Planning Commission, except where private sign criteria have been previously approved 
for the project development. 

B. The special use permit for signage shall be processed as required in Sections 440.050 
through 440.140. 

C. Where appropriate, the sign regulations of the underlying zoning district or the most 
analogous zoning district shallmay be followed. 

Section 430.110. Addi tional Regulations Appl icable To All Distri cts. 

[Ord. No. 1091 §§1 3(App. A §430.110), 9-24-2003; Ord. No. 1142 §21, 12-8-2004; Ord. No. 
1259 §9, 5-21¬2008] 

A. No sign may be located such that it substantially interferes with the view necessary for 
motorists to proceed safely through intersections or to enter onto or exit from public or 
private streets or driveways. No detached sign/ground-mounted sign with a height of 
more than thirty-six (36) inches above the road level shall be located in the sight distance 
triangle on a corner lot., the short leg of which shall be twenty (20) feet and the long leg 
of which shall be one hundred forty (140) feet measured along the curb line or edge of 
pavement. 

B. No sign may be erected such that by its location, color, size or shape, it would tend to 
obstruct the view of or be confused with traffic signals or other signs erected by 
governmental agencies. 

C. All signs shall be of sound structural quality, be maintained in good repair and have a 
clean and neat appearance. Land adjacent to such signs shall be kept free from debris, 
weeds and trash. If signs are not being maintained as described and the City Director of 
Public Works deems them a public hazard or nuisance, such signs shall be ordered 
repaired or removed. 
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D. No part of any sign shall be located closer than ten (10) feet from any side or rear 
property line. 

E. Time and/or temperature instruments may be permitted provided they are designed in 
harmony with the building and are architecturally compatible. Such signs shall be subject 
to approval by the approved by City Council. 

F.E. The dimensions of a backlighted sign, canopy or panel shall be measured by constructing 
a rectangle from the highest, lowest and widest points of such object, display or surface 
which displays a light source, except that the opaque surfaces immediately related to or a 
part of that same sign or panel shall also be calculated in the dimensions of the sign. 
Provided further, in calculating the dimensions of a continuous panel which spans at least 
eighty percent (80o%) of any one (1) facade of a single or common structure with 
multiple tenants, the continuous opaque areas between, over and below the lighted areas 
for such independent operations shall not be calculated to determine the dimensions of 
the signs, canopies or panels. 

F. The dimensions of a wall sign shall be measured by constructing a rectangle from the 
highest, lowest and widest points of such object, display or surface. 

H. Any pole sign existing on January 1, 2016 shall be removed no later than December 31, 
 2023, it being the legislative finding of the Governing Body that a period of seven 
(7)  years is a reasonable time in which to require removal. 

Section 430.120. Private Sign Cr iteria . 

[Ord. No. 1091 §§1 – 3(App. A §430.120), 9-24-2003] 

All hotels and motor hotels and shopping centers, business parks, office parks, or industrial parks 
and MXD developments shall be required to prepare a set of sign criteria governing all exterior 
signs in the development to assure harmony and visual quality throughout the development. As 
an alternative to the specific sign requirements of any commercial or industrial district, the 
owner may seek approval of an alternate set of sign criteria. Such criteria shall be binding upon 
all subsequent purchasers or lessees within the development. The size, colors, materials, styles of 
lettering, appearance of logos, types of illumination and location of signs shall be set out in such 
criteria. In all respects, the criteria shall be within the regulations set out in this Code and shall be 
for the purpose of assuring harmony and visual quality throughout the development. Final 
development plans (in the case of a planned zoning district) or building permits (in the case of a 
conventional zoning district) shall not be approved until the Planning Commission has approved 
the sign criteria. No sign permit shall be issued for a sign that does not conform to the criteria. 
For purposes of this Section, the terms “shopping centers, business parks, office parks, or 
industrial parks, or MXD developments” shall mean a project of one (1) or more buildings that 
has been planned as an integrated unit or cluster on property under unified control or ownership 
at the time that zoning was approved by the City. The sale, subdivision or other partition of the 
site after zoning approval does not exempt the project or portions thereof from complying with 
these regulations relative to the number of detached signs, harmony and visual quality of signs to 
be installed. Where the ownership of the development is divided among two (2) or more owners, 
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proposed amendments to the sign criteria must have written support from all owners or be 
specifically designed to affect on the property owned or represented by the applicant. Provided, 
however, that approved sign criteria shall in no event include prohibited signs. 

Section 430.130. (Reserved) 

[1] Editor’s Note – Ord. no. 1259 §10, adopted May 21, 2008, repealed section 430.130 
“political signs” in its entirety. Former section 430.130 derived from ord. no. 1091 §§7 – 
3(App. A §430.730), 9-24-03. At the editor’s discretion, this section has been reserved for 
the city’s future use. 

Section 430.140. Removal of Obsolete or  Abandoned Signs. 

[Ord. No. 1091 §§1 – 3(App. A §430.140), 9-24-2003; Ord. No. 1259 §ii, 5-21-2008] 

A. If a building, structure or premise is vacated for a six (6) month period of time, any off-
site or on-site signs in connection therewith shall be deemed obsolete and abandoned. 
Thethe owner of said property shall be responsible for removing any suchoff-site or on-
site signs with the exception of advertisements dealing with the sale or leasing of the 
facility. In addition, the owner shall be responsible for restoring the facade of the 
building, structure or premise. 

B. If the time period set forth in Subsection (A) has elapsed and the sign or signs have not 
been removed, the Code Enforcement OfficerCity shall send written notification by 
certified mail, return receipt requested, to the property owner of record demanding 
indicating that the sign shall be removed. If the sign has not been removed within thirty 
(30) days after the receipt of the notice, the City may have the sign removed and the cost 
assessed to the property owner. 

C. Where a sign has been removed by the City pursuant to Subsection (B), the City Clerk 
shall mail a statement of the cost of removal of said sign or signs to the last known 
address of the owner of record or person in charge of such property. If such costs are not 
paid within ten (l0o) days from the mailing of such notice, a record of the costs of 
abatement shall be certified to the City Clerk who shall cause such costs to be assessed 
against the particular lot or piece of land on which such sign or signs were so removed.  
The City Clerk shall certify the assessment to the County Clerk at the time other special 
assessments are certified for spread on the tax rolls of the County.  the Governing Body 
shall proceed to pass an ordinance levying a special assessment for such cost against the 
lot or piece of land and the City Clerk shall certify such assessment to the County Clerk 
for collection and payment the same as other assessments and taxes are collected and paid 
to the City. 

 

Section 430.150. Temporary Signs. 

[Ord. No. 1259 §12, 5-21-2008] 
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A. Purpose And Findings. The City of Mission is enacting this Section to establish 
reasonable regulations for the posting of temporary signs on public and private property. 
Temporary signs left completely unregulated can become a threat to public safety as a 
traffic hazard and detriment to property values as an aesthetic nuisance. By implementing 
these regulations, the City intends to: 

1. Balance the rights of individuals to convey their messages through temporary 
signs and the right of the public to be protected against the unrestricted 
proliferation of signs; 

2. Further the objectives of the City’s Comprehensive Plan; 

3. Protect the public health, safety and welfare; 

4. Reduce traffic and pedestrian hazards; 

5. Protect property values by minimizing the possible adverse effects and visual 
blight caused by signs; 

6. Promote economic development; and 

7. Ensure the fair and consistent enforcement of the temporary sign regulations 
specified in the following provisions. 

B. Temporary Signs Permitted In All Zones. 

1. Temporary signs may be posted on property in all zones of the City, subject to the 
following requirements and those applicable provisions stated elsewhere in the 
City’s sign ordinance.   

1.2. Permits for temporary signs are not required in the R-1, R-2 or R-3 Districts.   

3. The total square footage for temporary signs in any district per business or 
commercial establishment, in the aggregate, shall not exceed forty-eight (48) 
square feet, with no individual sign exceeding sixteen (16) square feet. The total 
square footage of a sign is measured to include all of the visible display area of 
only one (1) side of the sign and only the area of one (1) side of a double sign is 
included in the aggregate calculation.   

4. Such signs shall not exceed six (6) feet in height.   

2.5. Such signs shall maintain a setback at least three (3) feet from the property line.  

3.6. No temporary sign shall obstruct or impair access to a public sidewalk, public or 
private street or driveway, traffic control sign, bus stop, fire hydrant or any other 
type of street improvements furniture or otherwise create a hazard, including a 
tripping hazard. 
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4.7. No temporary sign shall be illuminated or painted with a light-reflecting paint. 

5.8. A temporary sign shall only be posted with the consent of the property owner. or 
applicant. 

9. Temporary signs may be posted for the following periods of time not to exceed a 
total of 90 days per calendar year.  

a.  Up to 3,7,15,30, or 60 consecutive days; or 

b. Up to 30 or 60 non-consecutive days  A temporary sign may be posted for 
a period of up to sixty (60) days, at which time the sign shall be removed 
for a period of at least sixty (60) days,  

6.c. Eexcept for real estate signs advertising property for sale or lease, which 
may remain until the property is sold or leased. 

C. Authorization Required For Posting Temporary Signs In The Public Rights-Of-Way. 
Temporary signs shall not be posted in the public rights-of-way without obtaining a 
permit for such posting from the Director of Community Development or the Director of 
Community Development’s designee City and pursuant to the Department of Community 
Development’sCity policy regarding the posting of signs in the public rights-of-way. This 
restriction includes the posting of temporary signs on trees, utility poles and other 
structures within the rights-of-way. 

D. Removal Or Replacement Of Temporary Signs. 

1. The person who has posted or directed the posting of a temporary sign is 
responsible for the removal or replacement of that sign in accordance with this 
Section. 

2. If that person does not remove or replace the temporary sign in accordance with 
this Section, then the property owner or occupant of the building lot where the 
sign is posted is responsible for the sign’s removal or replacement. 

3. If the Director Of Community Development or the Director of Community 
Development’s designeeCity finds that any sign is posted in violation of these 
regulations on private property, then(s)he shall give written notice shall be given 
to the person who has posted or directed the posting of the sign. If that person 
fails to remove or replace the sign so as to comply with the standards herein set 
forth within seventy-two (72) hours after such notice, an action may be 
commenced under Section 430.070(E).such sign may be removed by the Director. 

4. The Director of Community Development or the Director of Community 
Development’s designeeCity may immediately remove temporary signs posted on 
public property or rights-of-way in violation of this Section and commence an 
action under Section 430.070(E) . file a civil complaint against the person who 
posted the sign to recover the cost of removing the sign. 
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Chapter 420. Accessory Uses, Prohibited Uses and Non-Conforming 
Uses 

Article IV. Non-Conforming Situations and Vested Rights 

 

Section 420.220 Non-Conforming Signs.  
 

[Ord. No. 1142 §14, 12-8-2004; Ord. No. 1259 §1, 5-21-2008]  

A. Subject to the remaining restrictions of this Section and the provisions of Section 420.200, non-conforming 
signs that were otherwise lawful on the effective date of this Article may be continued.  

B. No person may engage in any activity that causes an increase in the extent of non-conformity of a non-
conforming sign. Without limiting the generality of the foregoing, no non-conforming sign may be enlarged 
or altered in such a manner as to aggravate the non-conforming condition, nor may illumination be added to 
any non-conforming sign.  

C. A non-conforming sign may not be moved or replaced and the message may not be changed, except to bring 
the sign into complete conformity with this Article, except for "sign maintenance" as defined in Section 
430.020. In conducting "sign maintenance" to a non-conforming sign, a new sign permit is required any time 
a sign is alteredrefaced.  

D. Subject to the other provisions of this Section, non-conforming signs may be maintained and repaired so long 
as the cost of such work within any twelve (12) month period does not exceed fifty percent (50%) of the value 
(tax value if listed for tax purposes) of such sign. No such work shall be done without the person proposing to 
do such work first submitting such information as may be required to satisfy the Public Works Director that 
the cost of such work would not exceed fifty percent (50%) of the value of the sign.  

E. If a non-conforming sign other than a billboard advertises a business, service, commodity, accommodation, 
attraction or other enterprise or activity that is no longer operating or being offered or conducted, that sign 
shall be deemed abandoned and shall be removed (including support structure) within thirty (30) days after 
such abandonment by the sign owner, owner of the property where the sign is located or other person having 
control over such sign.  

F. If a non-conforming billboard remains blank for a continuous period of one hundred eighty (180) days, that 
billboard shall be deemed abandoned and shall, within thirty (30) days after such abandonment, be altered to 
comply with this Article or be removed by the sign owner, owner of the property where the sign is located or 
other person having control over such sign. For purposes of this Section, a sign is "blank" if: 

1. It advertises a business, service, commodity, accommodation, attraction or other enterprise or activity that is 
no longer operating or being offered or conducted; or  

2. The advertising message it displays becomes illegible in whole or substantial part; or  

3. The advertising copy paid for by a person other than the sign owner or promoting an interest other than the 
rental of the sign has been removed.  

G. Sales or leasing signs existing on the effective date of this Article which do not conform to the requirements 
of Section 430.080(C) or not previously in compliance with applicable regulations shall be removed by July 
1, 2005.  
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Chapter 445. Building Permits, Special Use Permits and 
Certificate of Occupancy 

Article III. Special Use Permits 

Section 445.180. Designated Use. 

[Ord. No. 1007 §16-220.01, 1-24-2001; Ord. No. 1013 §1, 6-27-2001; Ord. No. 1045 §16-220.01, 8-14-
2002; Ord. No. 1091 §§1 — 3(App. A §445.180), 9-24-2003; Ord. No. 1124 §26, 8-25-2004] 
 
A. The following uses may be located in any district with the issuance of a Special Use Permit, except in 
those districts listed after each use, after a public hearing and upon recommendation of the Planning 
Commission and approval of the City Council and subject to such regulations, restrictions and conditions 
within the district and any other conditions of zoning or use so stipulated or imposed: 
 
Use Use to be Excluded from following districts 

Automobile parking lot properly landscaped, surfaced, 
drained and screened Residential districts 

Billboard Signs Residential districts 
Cemeteries C-2A, MS1, MS2, DND 
Dog kennel — veterinary None 
Electric power substations None 
Discount store or superstore Residential districts 
Hospital Residential districts, C-2A, MS1, MS2 
Motels and hotels Residential districts 
Nurseries Residential districts 
Nursing homes None 
Radio, television and microwave towers and antennae, and 
in cases where such devices cannot conform to height, area 
or other standards of Chapter 415 

None 

Clubs, private where alcoholic beverages are consumed on 
the premises. These include taverns, beer halls, 
discotheques, dance clubs and the like 

Residential districts 

Refuse dump or land fill Residential districts, C-2A, MS1, MS2 
Reservoirs — underground None 
Sewage pumping stations None 
Water tanks None 
 
B. In addition, temporary use of land or building for a use that is not otherwise permitted for that premises 
provided such temporary use shall conform to the following conditions: 
1. The use is temporary in nature and will not require major change or addition to an existing building or 
structure. 
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2. The use will not be offensive or damaging to surrounding properties by way of noise, traffic generation, 
commotion, storage of materials or equipment, or visual effects which are in contrast to and not in 
harmony with the surrounding neighborhood. 
 
3. The use can readily be terminated and any equipment, appurtenances and materials removed 
immediately upon expiration or repeal of the special use permit. 
 
4. No special use permit for a temporary use shall be valid for more than six (6) months but may be 
renewed by the same process as the original special use permit. 
 
C. The Planning Commission and City Council may designate such other uses as appropriate for a special 
use permit upon a finding that the use is appropriate in a certain location but is not listed as allowed in 
any district or is only allowed in a district which contains other uses inappropriate in this subject location. 
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RESOLUTION NO. ___ 

 
A RESOLUTION ESTABLISHING A SIGN PERMIT FEE SCHEDULE 

 
WHEREAS, the City deems it necessary and prudent to require sign permits 

and other permits related to construction of signs to ensure the compliance with 
adopted codes and standards and; 

 
WHEREAS, the City deems it necessary and prudent to require fees in 

conjunction with the filing of applications for permits to further ensure the compliance 
with adopted codes and standards and; 

 
WHEREAS, the City requires a fee to paid for such permits. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 

MISSION, KANSAS, as follows: 
 

SIGN PERMIT FEES 

 
1. Temporary Signs:  

Consecutive Days 
3 consecutive days- $20 
7 consecutive days- $25 
15 consecutive days- $40 
30 consecutive days- $75 
60 consecutive days-$150 
 

  Non-Consecutive Days 
30 non-consecutive days- $100 
60 non-consecutive days- $200    

 
2. Charitable institutions and entities are exempt from temporary permit fees. 
3. Permanent Signs: $25.00, plus $1.50 per square foot or fraction thereof of 

projected sign surface area. 
4. Sign Refacing: $25.00, plus $.50 per square foot or fraction thereof of 

projected sign surface area. 
5. On signs with more than one (1) face the fee shall be based upon the sum 

of the areas of all sign faces. 
 

Sign Professional/Contractor Occupational License Fees 

 Sign professionals/contractor occupational license fee: $50.00 
 
 

 

 

 

 

 

 

 

 

 



 

PASSED AND APPROVED BY THE CITY COUNCIL this __ day of ___, 2017. 

 

SIGNED AND APPROVED BY THE MAYOR this __ day of ___, 2017. 
 
 
      ______________________________   

                Steve Schowengerdt, Mayor 

 
 
ATTEST: 

 

 

 

______________________________   

Martha Sumrall, City Clerk 
 



 
 

To: Mission Planning Commission 
 

From: Danielle Murray, City Planner 
 

Date: November 21, 2016 
 

Re: Case # 16-07 Sign Code Changes 
 

Background 
Over time, staff has received various comments and complaints about signs in the 
commercial districts of the City.  Sometimes these complaints have been about the 
maintenance of permanent signs or awnings, but more often they have involved the location 
and appearance of temporary signs and/or window signs.  In 2012, in an attempt to 
encourage voluntary compliance with the existing sign code, staff began providing reminders 
of sign code requirements with the annual business license renewal process.  In early 2015, 
in response to increased feedback by the community and City Council, staff proposed a 
process to conduct an inventory of existing signs, examine the current sign code 
regulations, and to propose possible changes before beginning an expanded sign code 
enforcement effort.  
 
Sign Code Regulation 
Mission regulates signs through Sign Code Ordinances in Chapter 430 of the Land Use 
Regulations or Zoning Code of the Municipal Code.  The Sign Code defines the various types 
of signs allowed and explains the physical conditions for their installation including: 
  

1) Where they may be installed 
2) Limitations on size and number 
3) How long they may be in place 
4) If a sign permit is required prior to installation 

 
Signs are a form of speech and expression and, as such, are protected by the First 
Amendment to the Constitution. Various court cases across the country have affirmed a 
City’s power to regulate signs only in a content-neutral fashion. Generally, that means cities 
may make rules about the “time, place and manner” of signs as long as those rules don’t 
make any distinction based on what the sign says. The First Amendment does not protect 
false claims or otherwise unlawful activity.  
 
As a component of the zoning code, state statute requires that changes to the sign code be 
reviewed by the Planning Commission and receive a public hearing before being referred on 
to the City Council for final adoption.  The City’s sign code is developed in consultation with 
legal counsel and has been reviewed by the City’s land use attorney. 
 
Sign Code Enforcement 
In Mission, sign permits are required for most but not every sign type.  When they are 
required, permit applications are reviewed and issued by the City Planner.  Historically, sign 

 



 

code enforcement has also been conducted by the planner, primarily on a complaint driven 
basis.  Occasional special sweeps to address seasonal sign issues (elections, tax 
preparation, post storm event repairs, etc) have also been conducted.  Recently, the role of 
Neighborhood Services staff has been expanded to include a more direct role in building and 
zoning issues.  This realignment will allow for an increase in the capacity to provide regular, 
proactive sign code enforcement.  
  
As with any enforcement activity, staff attempts to gain voluntary compliance first through 
informal communication and education.  If voluntary compliance is not possible, the more 
formal process of issuing citations to appear in court can be implemented under the current 
code.  In some specific circumstances signs can be removed by staff or abated by a 
professional contractor.  Penalties such as fines can only be assigned by the municipal 
judge, and multiple court hearings are often required.  Involuntary enforcement generally 
takes more staff resources and may not be as effective in resolving a problem in the long 
term.  
 
Sign Code Change Process 
In consultation with the City Council staff developed the following steps to assess and 
document the current situation, educate local business and property owners, and evaluate 
the strengths and weaknesses of our existing sign code.  The goal is to create a sign code 
enforcement program that is fair and predictable for Mission residents and merchants and 
that can be sustained with available staff resources. 
 

● Conduct a sign audit to document what signs are already “on the ground” and in 
permit files. Visit every commercial property in the city, including apartment 
complexes and churches, to inventory the existing signs.  To do this the City acquired 
a temporary software subscription that could be accessed from mobile devices by the 
Neighborhood Services Officers. 

 
● Create a comprehensive inventory database of the audit information.  

 
● Analyze audit data for patterns and trends.  Determine how many possible sign code 

violations exist and what general categories they fall into. (i.e. signs without permits, 
signs in wrong locations, sign duration violations, sign numbers, sign size)   

 
● Solicit input regarding the best ways to address issues identified. Are sign code 

changes needed to achieve the preferred outcomes?   Staff has communicated with 
the City Council as audits, analysis, and proposed code changes were developed.  A 
letter summarizing the proposed changes and inviting comment on them was sent to 
every business currently holding an occupation license.  The entire text of the 
proposed changes and a brief memo describing them was also posted to the City’s 
website.  Staff held two meetings in November with business and property owners to 
explain the proposed changes and solicit feedback.  Comments  have been 
summarized and  are included in the packet for Planning Commission and City 
Council review. 

 
● Communicate intentions to the community.  Continue education efforts for businesses 

and local sign companies through various media and personalized correspondence.  
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● Design a system of continuous sign code enforcement that can be consistently 
implemented across the entire city.  

 
Sign Inventory and Code Analysis 

The sign inventory documented 817 signs throughout Mission. The four most common sign 
types were: wall signs (315), window signs (199), temporary signs (91), and monument signs 
(87). Full descriptions of each sign type are presented in the attached handout and 
specifically discussed in the following pages. In commercially zoned areas, the typical 
business has only two or three signs. 

Number of Signs by Zoning District 
Signs 

# % 

Residential Districts (R-x, RP-x, DND) 52 6% 

Light Commercial Districts (C-1, CP-1) 32 4% 

Downtown Districts (MS1, MS2) 444 54% 

Office Districts (C-O, CP-O)  55 7% 

Heavy Commercial / Industrial Districts (All other districts) 234 29% 

TOTAL 817 signs 
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Pole Signs 

There are currently 23 pole signs within the City. The installation and 
replacement of pole signs has been prohibited since September 2003. 
Existing pole signs are regulated as non-conforming uses and 
investment is limited to maintenance only, with the intent being the 
eventual elimination of all pole signs.  

POLE SIGN 
A sign which is supported by one (1) or more poles, uprights 
or braces in the ground so that the bottom edge of the sign 
face is more than ten (10) feet above the ground. 

Since 2009, nine (9) existing pole signs have been removed 
throughout the City.  This was accomplished through a combination of 
voluntary compliance with zoning code enforcement notices, City 
abatement, or normal business practices.  Pole sign regulations were 
last amended in 2009 to allow existing pole signs in the vicinity of 
Johnson Drive and Metcalf Avenue under certain conditions.  There 
are three signs that continue to meet these conditions (Village Inn, 
Johnny’s BBQ, and Popeye’s). 

At the Community Development Committee’s December 2015 
meeting, the Committee communicated a preference to continue the 
prohibition on pole signs and to explore implementation of ordinance 
changes that would establish a deadline for property owners to 
actively remove all pole signs within the City.  Additional discussion 
surrounding pole sign code revisions asked the following questions. 

Decision Points (Time, Place, Manner) 

● Does the City Council still desire to 
implement these changes in the near 
future, or include them in a larger 
discussion of sign code revisions? 

● Should the City require by ordinance 
that pole signs be removed by a certain 
date (an amortization policy)? If so, 
how long should businesses have to 
remove these signs? 
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Temporary Signs 

The results of the sign inventory show 91 temporary commercial 
signs were in place throughout Mission during the sign inventory, 
with about one-quarter (23) of those being used for purposes 
related to real estate and project development (purposes treated 
differently under our sign code).  

Number of Temporary Signs  
by Zoning District 

Signs 

# % 

Residential Districts  
(R-x, RP-x, DND) 10 11% 

Light Commercial Districts  
(C-1, CP-1) 40 44% 

Downtown Districts  
(MS1, MS2) 7 8% 

Office Districts  
(C-O, CP-O)  4 4% 

Heavy Commercial /  
Industrial Districts  
(All other districts) 

30 33% 

TOTAL 91 signs 

 
Temporary signs can be used for any purpose under our code, 
but often are used to fulfill one of the following needs: 

● Political signs 
● Contractor projects 
● Special events 

● Garage sales 
● Sales and promotions 

 

 
The current sign code does not require a sign permit for 
temporary signs, allows an unlimited number of signs but restricts 
the overall square footages, and limits any one sign’s duration to 
60 days before the sign must be removed for at least 60 days. 
Signs which advertise property for sale are limited in duration to 
the period of time for which the property is on the market for sale.  
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While these are reasonable restrictions, they are very difficult to 
enforce. Staff would have to proactively monitor properties for the 
appearance of temporary signs, document them when seen, and 
spend time comparing current signs to historical signs or 
documenting that a sign has been in place for longer than 60 
days.  Proving that someone  is using more than the gross 
allowable square footage would require staff to locate and 
measure each individual sign. The typical policy solution to these 
type of concerns is to require permits - but that may be seen as 
too burdensome for these signs. 

Beyond issues with these restrictions, temporary signs are being 
used throughout the City in ways that were not intended when 
the code was authored. It would be difficult for enforcement alone 
to resolve concerns about temporary signage within the current 
code.  

For example, in the City’s business districts, many of the signs 
inventoried were used purely to identify or draw attention to a 
business - rather than to recognize a sale or some other special 
or temporary event. While our code should not make any 
distinctions between these uses, these needs would be more 
appropriately satisfied by permanent signage. However, 
temporary signs often come at a lower cost to produce, provide 
greater flexibility to the business, and allow for more sign space 
than would otherwise be allowed to an individual business. 

Similarly, the sign code allows signs advertising a property for 
sale or lease to remain until that property is leased or sold. 
However, in the case of larger multi-family developments, there is 
virtually always some level of vacancy that triggers this exception 
in our code.  Additional discussion surrounding temporary signs 
asked the following questions.  

Decision Points (Time, Place, Manner) 

● Should the City require a permit for temporary signs? 

● How long should signs be allowed to stay out? Should 
the City impose any other form of time restriction, i.e. 
limiting temporary signs to certain events each year? 

● Is the quality of these signs an issue that the code 
should address? 

● Should we change how we count or limit signs? 
Should we focus on the number of signs per tenant or 
per parcel, rather than the aggregate size?  
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Window Signs 

The current sign code only allows window signs 
in the Downtown District - generally, the 
Johnson Drive corridor from Lamar Avenue to 
Nall Avenue. Such signs are intended to 
communicate with pedestrians walking through 
the district, at a slower speed than vehicle 
traffic. Accordingly, they are limited in size to 
10% of the window glass of the facade. The 
current code also specifies that they should be 
affixed to the glass in a permanent manner 
rather than as copy that is changed frequently. 
A sign permit is required for a window sign. 
Window displays and lettering that identifies a 
business, address, or hours of operation are 
exempt from the sign code. 

However, a large number of properties have 
window signs without permits and or are 
located outside of the downtown and are 
technically out of conformance with the current 
code. For many businesses, permanent or 
rotating window signage is a common business 
practice. Many surrounding/peer communities 
either limit window signs to a certain area 
percentage (often 50%) or exclude them from 
sign regulation entirely.  Additional discussion 
surrounding window signs asked the following 
questions. 

Decision Points (Time, Place, Manner) 

● Should we allow and provide  
specific criteria for these signs? 

● Where should these signs be allowed? 
Should the Downtown District be treated 
differently than other areas of the City? 

● Should the code prescribe any “quality” 
requirements for these signs, such as 
that they must be printed on durable 
materials? 
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New / Emerging Sign Practices to Regulate 

Mission currently does not have a significant number of vehicular signs or people hired to act 
as sign holders in the public right of way. In the past, mobile, dedicated sign trucks have 
circulated town on public streets and parked in underused or vacant parking lots visible to 
major thoroughfares. While regulating these types of advertising are difficult, many 
communities and people view them as a nuisance. 

Decision Points (Time, Place, Manner) 

● Should the city be proactive in enacting regulations to prohibit these signs? 

Other Legal Concerns 

In June of 2015, the U.S. Supreme Court issued a decision in Reed v. Town of Gilbert that 
rules unconstitutional many of the categories used by cities to regulate signs. These 
concerns are not unique to the City of Mission; indeed, they affect most cities in the United 
States.  

In addition, the Kansas Legislature recently prevented cities from regulating the placement or 
number of political signs posted for the period of time surrounding an election. The position of 
the League of Kansas Municipalities is that this law is unconstitutional under Reed as a 
content-based discrimination in speech; however, this has not yet been tested before a court. 

The City considered the proposed sign code revisions in consultation with our city attorney to 
address these conflicts with case law and state law.  Significant interpretation or testing of 
the impacts of the Reed decision is not yet available, however our land use attorney is 
comfortable with the proposed changes. 

Proposed Sign Code Changes 
In February 2016 Staff presented final analysis of the inventory and asked for direction to 
prepare code changes to respond to identified problems.  Council’s direction to staff at the 
worksession and subsequent committee meeting was to: 
 

● Continue to prohibit pole signs throughout the City 
● Require pole signs to be removed within a certain number of years 
● Establish stricter regulations for temporary signage 
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● Expand the allowance of window signs by right, subject to reasonable restrictions 
 
In addition, staff also considered any other necessary changes to the code to improve 
enforcement, to address other issues identified through the inventory, or to comply with 
recent case law.  Attached is a redline copy of the proposed code changes as well as a table 
showing the impact by zoning district and sign type.  If adopted as proposed, very little of the 
existing sign code standards will change.  Most businesses will continue to be allowed the 
same number, size and type of signs as they are now.  The changes in the proposed code 
that are most likely to impact business are as follows: 
 

● Allow marquee signs by right in three additional commercial zoning districts 
● Allow monument signs by right in the Main Street District 1 and Pedestrian Oriented 

Business District zoning districts under certain conditions 
● Allow window signs anywhere in Mission with a limit on coverage of windows in the 

downtown district of 50% of the window glazing 
● Allow electronic signs for the display of prices for fuel 
● Require sign permits for temporary signs 
● Limit the posting of temporary signs to no more than three 60-day periods per year 

per business 
● Prohibit costumed characters as attention attracting devices 
● Eliminate all pole signs by December 31, 2023 through an amortization process. 
● Streamline the approval process for electronic time/temperature instruments 
● Standardize the processes of placing liens against properties that have been abated 

by the City 
 

Staff Recommendation 
The Planning Commission should consider the proposed final draft of code changes and 
open the required public hearing for any comment.  At the conclusion of the meeting, the 
Commission should continue the public hearing to their January 23, 2017 meeting to 
accommodate any changes to the proposed code the Commission may recommend and to 
allow for additional public comment after the holidays.  Staff recommends adoption of the 
code changes as currently proposed. 
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STAFF REPORT 
Planning Commission Meeting March 27, 2017 

 
AGENDA ITEM NO.: 3 
 
PROJECT # / TITLE: Case # 16-10 

 
REQUEST: Final Site Plan-Parking Lot Expansion 
 
LOCATION: 6101 Johnson Drive (The Bar) 

Mission, Kansas 66202 
 
PROPERTY OWNER: APPLICANT:  
RH Johnson Company Nick Ewing 
4520 Madison Ave, Ste 300 Sullivan Palmer Architects 
Kansas City, MO 8621 Johnson Dr 

Merriam, KS   
ADVERTISEMENT:    NA 
PUBLIC HEARING:    NA 
STAFF CONTACT: Danielle Sitzman 

 
 
Property Information 
The property is located on the southeast corner of Johnson Drive and Beverly Avenue.The              
property is currently zoned Main Street District 1 “MS-1”. It is located in the Downtown District                
and subject to the Johnson Drive Design Guidelines. The Main Street District 1 “MS1” was               
assigned to this property at the time of the city initiated rezoning of entire downtown in 2006.                 
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The District was designed to reinforce and encourage the existing character within the core of               
the downtown.  
 
Surrounding properties are zoned as follows : 
Properties surrounding the subject property are zoned “MS-1” Main Street District 1 and are              
used for retail, hair salon, animal care, restaurant, auto repair, and office (now vacant). 
 
Comprehensive Plan Future Land Use Recommendation for this area : 
The subject property is identified as appropriate for “Mixed Use Medium-Density” development            
and Parks and Pathways. 
 
All surrounding properties are currently developed: 
Surrounding properties are developed with a mix of attached and freestanding buildings for             
commercial uses.  The property directly to the west contains an unoccupied office building. 
 
BACKGROUND INFORMATION: 
In 2014 the property changed ownership and underwent a renovation to convert it from a               
gas/service station to a bar and grill. A site plan review was conducted administratively by staff                
in August of 2014 as the proposed changes to the existing building were not significant in scope.                 
Changes included the removal of the gas pump island canopy, conversion of one overhead door               
into storefront, and the addition of a small outdoor patio. All new materials used matched the                
existing ones. The applicant also resolved all staff comments regarding improvements to the             
site such as street trees, landscaping, equipment and trash screening. The surrounding            
sidewalk and streetscape had previously been reconstructed by the City as part of the Johnson               
Drive improvements. A variance was granted by the Board of Zoning Appeals to allow for the                
installation of a monument sign on the corner of the property in October 2014. 
 
In 2016, the property underwent an expansion adding 531 square feet to the west side of the                 
building in the place of a drive aisle around the building. An additional 265 square feet of                 
outdoor patio area was also added adjacent to the north side of the addition. The project                
expanded the service areas of the building. The applicant had originally considered adding a              
second story to the building but did not pursue it. The proposed west side addition matched the                 
architectural style of the existing building and was sided with matching materials. The roofline              
over the addition expanded the current line. A 10’x15’ overhead door faced the patio area which                
was enclosed with a wrought iron fence matching the existing fence.  
 
Plan Review 
The applicant is proposing to add approximately 4,300 square feet to the south side of the                
existing parking lot behind the building. This would accommodate approximately 18 additional            
parking stalls, reconfigure the dumpster, and replace the existing evergreen trees.  
 
The Main Street District 1 zone does not require any off-street parking in the Downtown District                
(410.190.A). At the time of its creation, the City conducted a study of the existing traffic and                 
parking conditions in the Downtown area to determine if the public on-street parking and              
off-street private parking was sufficient to support the mix of permitted uses. It was determined               
that it would be. In 2016 staff requested the applicant conduct a parking study to analyze the                 
demand for parking generated by the subject property to confirm that this was still the case                
before adding onto the building. The study found that the amount of off-street parking provided               
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by The Bar was sufficient to contain most of their customers on site. Any spill over demand                 
could be absorbed by the surrounding public parking on Johnson Drive which is less than half                
full. Most of the surrounding businesses are closed by 6:00 PM which coincides with The Bar’s                
peak hours of operation. The City’s on-call traffic engineer at GBA reviewed the study and               
agreed with the findings. The proposed expansion adds additional on-site parking thus reducing             
the demand for the on-street stalls from this use. 
 
The additional parking field will add to the site’s impervious surface area and generate additional               
storm water runoff. Stormwater runoff will be collected into an infiltration area at the southeast               
corner of the lot. The infiltration bed is designed to slow and capture water so that more of it can                    
soak into the ground on or around the site rather than running off to the local stream system.   
 
Design Guidelines Review 
 
City Code encourages reinvestment in existing buildings and structures, as well as compliance             
with the Design Guidelines. The Planning Commission has the authority to conduct Design             
Review of any proposed new construction. If appropriate, the applicant can be requested to              
make revisions to proposed plans, or additional stipulations can be added to any motion for               
approval. As Design Review is conducted, Staff encourages the Planning Commission to            
consider the intent of the Design Guidelines and evaluate whether this application meets the              
goals of the document. 
 
Parking 
Section 3-2 of the Johnson Drive Corridor Design Guidelines addresses parking.  
 

Parking quantity should not be the only issue considered in parking area design. Physical              
organization, distribution, pedestrian links, and screening are issues that must be addressed in             
parking lots and on-street parking.  
 

● Parking lot islands and green space shall be incorporated within all parking lots to provide shade and visual                  
relief from large expanses of pavement.  Parking lots shall provide a minimum of 6% green space. 

  
● Existing surface parking lots on side streets between Martway Street and Johnson Drive shall be effectively                

screened from the surrounding street network. Where a parking lot abuts a street, a minimum 9’ wide buffer                  
zone (including sidewalks) shall be required to effectively screen views to parked vehicles. Where a parking lot                 
abuts an interior property line (not a street) a minimum of 4’ shall be maintained as a green space. Screening                    
shall be a minimum height of 3’ and be of either softscape (vegetation) or hardscape (walls/fencing) or a                  
combination of both. 

 

● Parking lots in the Downtown District should not front on Johnson Drive, but be located behind the building with                   
access from side streets. 

 

Staff Notes: The applicant is proposing to extend the existing parking lot to the south without                
any other changes to the site access. Existing sidewalks and parking lot curbs were designed               
and replaced by the City as part of the Johnson Drive improvement project before the current                
owner purchased the property. Sufficient green space, buffer zones, and softscape screening            
are provided. Street trees and screening landscaping were installed at staff’s request in 2014              
when the building was renovated.  
 
 
Screening & Landscaping 
Section 3-4 & 3-5 of the Johnson Drive Corridor Design Guidelines addresses screening and              
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landscaping.  
 

Minimizing or eliminating the views to undesirable areas will improve the overall visual quality of               
the Johnson Drive Corridor. Appropriate areas to be screened include parking lots, delivery             
areas, loading docks, dumpsters, ground mounted mechanical equipment, utility service          
connections, ice and vending machines, freezers and coolers, and transformers. 
 

● Screening can be accomplished by the incorporation of softscape (vegetation) or hardscape (walls).  
 

● Plant materials are encouraged for screening uses. 
 

● Shade along the Johnson Drive Corridor is a priority.  
  
● Property owners are encouraged to provide landscaping on private property that is compatible with that on                

public property to ensure a consistent appearance along the corridor. 
 

Staff Notes: The view of the south side of the building will be screened using Eastern Red                 
Cedar trees to replace those which will be removed for the expansion of the parking lot. Yew                 
shrubs will be installed to screen the parking stalls from Beverly Avenue. 
 
Code Review: Consideration of Final Site Plans (440.160) 
Final site plans shall be approved by the Planning Commission if it determines that: 

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

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

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

-There is adequate space on the site to allow for circulation of customer traffic and service by 
trash haulers after the parking lot expansion is made with no impact to traffic on adjacent public 
streets. 

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

-While the existing building is not in conformance with the Johnson Drive design guidelines for 
building placement, the proposed project does not make the site a greater nonconformity.   

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

-The proposed project does not alter the building.  Site changes are in compliance with the 
design guidelines for the downtown district.  

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

-While a freestanding building is not the intended development pattern for the downtown, the 
proposed on-site parking is appropriately designed. 

6. Right-of-way for any abutting thoroughfare has been dedicated pursuant to the provisions of 
Chapter 455. 
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-Any required right-of-way changes for this site were addressed with the Johnson Drive 
improvement project.  A plat has been prepared under Case #16-09.  All of the applicable 
requirements of 455-Subdivisions have been satisfied. 
 
Staff Recommendation 
Staff recommends approval of the Final Site Plan for Case # 16-10 The Bar Parking Lot 
Expansion pending Planning Commission Design Review. 
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STAFF REPORT 
Planning Commission Meeting March 27, 2017 

 
AGENDA ITEM NO.: 2  
 
PROJECT NUMBER / TITLE: Case # 16-09 
 
REQUEST: Preliminary & Final Plat of Downtown Mission, Lots 1-2 
 
LOCATION: 6101 and 6201 Johnson Drive  
  
PROPERTY OWNER: APPLICANT:  
RH Johnson Company Nick Ewing 
4520 Madison Ave, Ste 300 Sullivan Palmer Architects 
Kansas City, MO 8621 Johnson Dr 

Merriam, KS  
STAFF CONTACT: Danielle Sitzman   
ADVERTISEMENT: February 21, 2017-The Legal Record  
PUBLIC HEARING: March 27, 2017-Planning Commission 
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Property Information 
The subject property is developed with a restaurant and office building and is currently 
zoned “MS1” Main Street District 1.  
 
Surrounding properties are zoned and used as follows : 
West,North, East- “MS1” Main Street District 1 , Midsize free-standing retail, small row 
building retail/restaurant, Auto service, Office buildings, Public park, 
South-“MS2” Mission Community Center, Senior Independent Housing 
 
Comprehensive Plan Future Land Use Recommendation for this area : 
The subject property is identified as appropriate for “Mixed Use Medium-Density”           
development and Parks and Pathways. 
 
All surrounding properties are currently developed: 
Surrounding properties are developed with a mix of attached and freestanding buildings            
for commercial uses. The property directly to the west contains an unoccupied office             
building. 
 
Project Background 
In 2014 the property changed ownership and underwent a renovation to convert it from 
a gas/service station to a bar and grill.  A site plan review was conducted 
administratively by staff in August of 2014 as the proposed changes to the existing 
building were not significant in scope.  Changes included the removal of the gas pump 
island canopy, conversion of one overhead door into storefront, and the addition of a 
small outdoor patio.  All new materials used matched the existing ones.  The applicant 
also resolved all staff comments regarding improvements to the site such as street 
trees, landscaping, equipment and trash screening.  The surrounding sidewalk and 
streetscape had previously been reconstructed by the City has part of the Johnson 
Drive improvements.  A variance was granted by the Board of Zoning Appeals to allow 
for the installation of a monument sign on the corner of the property in October 2014. 
 
In 2016, the property underwent an expansion adding 531 square feet to the west side               
of the building in the place of a drive aisle around the building. An additional 265                
square feet of outdoor patio area was also added adjacent to the north side of the                
addition. The project expanded the service areas of the building. The applicant had             
originally considered adding a second story to the building but did not pursue it. The               
proposed west side addition matched the architectural style of the existing building and             
was sided with matching materials. The roofline over the addition expanded the current             
line. An 10’x15’ overhead door faced the patio area which was enclosed with a wrought               
iron fence matching the existing fence.  
 
At this time the applicant is requesting approval of a two lot plat in order to divide the 
currently unplatted property into separate lots and transfer approximately 4,300 square 
feet of land from the office parcel to the bar parcel.  The existing buildings will remain, 
however redevelopment of the property at 6201 Johnson Drive (office building) is 
anticipated.  
  
The final plat will not include dedication of land for public purposes, therefore the City 
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Council is not required to review the preliminary plat.  The decision of the Planning 
Commission to approve or deny the proposed plats will be final.  
 
Code Review: Consideration of Preliminary Plats (440.220) 
Preliminary plats shall be approved by the Planning Commission if it determines that: 

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

-The proposed plats are in conformance.  Existing buildings or site developments which 
may already be in nonconformance do not increase their non-conformity due to platting. 

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

-The plat represents a development pattern already established and supported by the 
Comprehensive Plan. 

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

-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. 

-The plat does not propose any changes to curb cuts or intersections. 

5. All submission requirements have been satisfied. 

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

 
Code Review: Consideration of Final Plats (440.260) 
Final plats shall be approved by the Planning Commission if it determines that: 

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

-A preliminary plat matching the final plat is under review with this application. 

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

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

3. All submission requirements have been satisfied. 

-All of the requirements of 440.250-Submission of Final Plats have been satisfied.  
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4. Approval of a final plat shall require the affirmative vote of a majority of the 
membership of the Planning Commission. 
 
Analysis: 
 
Lots 
In the presented plat the applicant proposes to subdivide the subject property which is 
composed of two parcels into two lots.  The subject property has never been platted 
before.  The “MS1” District has no requirements for minimum lot sizes.  The only yard 
requirements are for a front build-to line of zero.  The existing buildings are 1-2 stories 
in height, below the maximum height of 3 stories or 45 feet. 
 

● Lot 1: 122,669 sq ft or 2.8161 acres 
● Lot 2: 25,352sq ft or .5820 acres 
 
Right-of-way 
No right-of-way is being dedicated at this time.  The previous Johnson Drive street 
rehabilitation acquired land for public use at that time.  Right-of-way needs will be 
reevaluated at the time of redevelopment of Lot 1. 
 
Easements 
No additional public easements are needed at this time.  
 
Staff Recommendation 
Staff recommends the Planning Commission approve the preliminary and final plat for 
Case # 16-09 the plat of land to be known as “Downtown Mission Lots 1-2”. 
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