PLANNING COMMISSION AGENDA
CITY OF PRAIRIE VILLAGE
TUESDAY, FEBRUARY 5, 2019
7700 MISSION ROAD
COUNCIL CHAMBERS

7:00 P.M.

I.

ROLL CALL

II.

APPROVAL OF PLANNING COMMISSION MINUTES – January 8, 2019

III.

PUBLIC HEARINGS
None

IV.

V.

NON-PUBLIC HEARINGS

PC2019-101

Lot Split Approval
4001 & 4005 West 85th Street
Zoning: R-la
Applicant: Kevin Green

PC2019-104

Site Plan Approval
2914 W 73rd Terr.
Zoning: R-la
Applicant: Craig Babb

OTHER BUSINESS
Presentation and Discussion on Phase 1 of Village Vision Update – Community
Profile
Presentation and Discussion on proposed zoning regulation changes
Planning Commission Annual Training

VI.

ADJOURNMENT

Plans available at City Hall if applicable
If you cannot be present, comments can be made by e-mail to
Cityclerk@Pvkansas.com
*Any Commission members having a conflict of interest, shall acknowledge that conflict prior to
the hearing of an application, shall not participate in the hearing or discussion, shall not vote on
the issue and shall vacate their position at the table until the conclusion of the hearing.

PLANNING COMMISSION MINUTES
January 8, 2019
ROLL CALL
The Planning Commission of the City of Prairie Village met in regular session on Tuesday,
January 8, 2019 in the Council Chambers at 7700 Mission Road. Chairman Nancy
Wallerstein called the meeting to order at 7:00 p.m. with the following members present:
Jonathan Birkel, James Breneman, Patrick Lenahan, Melissa Brown, Gregory Wolf, and
Jeffrey Valentino.
The following individuals were present in their advisory capacity to the Planning
Commission: Chris Brewster, City Planning Consultant; Jamie Robichaud, Deputy City
Administrator; Mitch Dringman, City Building Official, Ron Nelson, Council Liaison, and
Adam Geffert, City Clerk/Planning Commission Secretary.
APPROVAL OF MINUTES
Patrick Lenahan noted that edits should be made to the minutes from the December 4,
2018 meeting, referencing the pickleball structure discussion on pages 4 and 5. The
minutes did not reflect that the structure in question was specifically for pickleball and
requested that his name be added to page 6, second paragraph to read “as requested by
Mrs. Brown and Mr. Lenahan.” James Breneman moved for the approval of the minutes
of the December 4, 2018 regular Planning Commission meeting with the suggested
amendments. Gregory Wolf seconded the motion, which passed 7 to 0.
Nancy Wallerstein recognized guests in the audience from the Kansas City Christian
school.
PUBLIC HEARINGS
No public hearings were scheduled.
NON-PUBLIC HEARINGS
PC2019-101 Lot Split Approval
4001 and 4005 West 85th Street
Nancy Wallerstein asked if the applicant was present. As no representative was in
attendance, Jamie Robichaud noted that the Planning Commission bylaws state that if an
applicant is not present, it is within the purview of the Commission to approve, deny or
continue the application to a later meeting.
Greg Wolf made a motion to continue the request to a later meeting due to the applicant
not being present. Jonathan Birkel seconded the motion, which passed 7 to 0.
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PC2019-102 Site Plan Approval – Somerset Plaza
4601 W. 90th Street
Blake Archer, representing Dev, Inc., was present to speak about the project. The
company is seeking approval to renovate the façade of the Somerset Shops building.
Renovations will include painting the exterior, taking down the existing mansard timber
roof, replacing the storefront system with a consistent black storefront, updating tenant
signage, and replacing the concrete walk in front of the storefront. Mr. Archer described
the project as a “facelift” to the property.
Nancy Wallerstein asked Chris Brewster if there was any additional information to share.
Mr. Brewster noted that the property is in the C-2 zoning district, so changes to buildings
that in the judgement of the building official create a substantial deviation from the current
condition require a site plan review. Staff felt the planned exterior changes were
significant enough to trigger site plan review by the Planning Commission. Mr. Brewster
noted that the criteria in the staff report have been met, and that there will be no change
to the site or building footprint, so approval is recommended. Part of the analysis included
reviewing the architectural character of surrounding buildings. Most buildings adjacent to
the property are small-scale but do not have a uniform character. There are suggestions
regarding the improvement of commercial areas in the Comprehensive Plan, and Mr.
Brewster believes the design is consistent with the Village Vision.
James Breneman asked why the design includes painted brick, which will create a
continuing maintenance issue. Mr. Archer stated that material is not actually brick, but
CMU (concrete masonry units). The CMU is currently a burgundy color, which is planned
to be painted a light grey color. The applicant stated that they felt that along with other
changes, the new color and wood elements would tie the entire design together, giving it
a fresh look. Mr. Breneman asked why the color gray was chosen. Mr. Archer noted that
the overall design scheme was an attempt to brighten the area and bring more light to
storefronts.
Mr. Breneman also asked about the strip above the windows shown in the rendering. Mr.
Archer stated it was a timber rain screen, similar to an awning. The mansard roof over the
top of the walkway will be removed, so this 18” element will provide some screening. Mrs.
Wallerstein asked about the blue awnings shown in the rendering, which Mr. Archer stated
were 24” canvas awnings to cover doorways.
Mr. Birkel asked about wall heights that will be included in the renovation, and whether
painting will be needed to cover up the new brick and areas that have been removed. Mr.
Archer noted that the only brick to be added would be patched in where a ledger board
may have been for the rafters. There will be flashing needed when the roof is removed;
however, a total roof renovation is not being done.
Mr. Archer added that the main entrance to Tatsu’s will be covered. Mr. Birkel stated that
the awnings seem small and out of proportion in the elevation. He asked if they could be
increased in size and lowered to provide more protections over the doors.
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Ms. Brown asked whether the application met the minimum requirements of a site plan.
Mr. Brewster stated that since there is no work being done to anything but the façade, it
does meet the requirements. Ms. Brown suggested the parking lot and streetscape could
be improved by adding some green elements to break up the large asphalt parking lot.
Mr. Brewster said reminded the Planning Commission that since no changes were being
proposed to the parking lot, the Planning Commission could recommend aesthetic
improvements but cannot require them as a condition of approval on this site plan
application.
Jeffrey Valentino asked if RTU units on the roof will be hidden, and Mr. Archer stated that
no matter where someone stands at ground level, they won’t be able to be seen. Mr.
Brewster noted that city ordinance requires multi-tenant buildings to propose their own
sign regulations, which this property has done. Mrs. Wallerstein asked if sign design
should be consistent for all tenants. Mr. Brewster stated that the conceptual design gives
some flexibility, and that size parameters will be determined later. Staff can approve those
signs at a later date as long as they meet the requirements in the city ordinance. Mr.
Archer said that no major changes are planned for the monument sign. Mr. Brewster
added that any changes to the character or size of signs will come back to the Planning
Commission for approval.
Mr. Breneman asked if signs will be lighted, and Mr. Archer stated that they will not be
based on the current design. Tony Krsnich, 2315 W. 65th Street, also a representative of
Dev, Inc., said that tenants and neighbors have signed off on this plan. Mr. Birkel
expressed concerns about the background color on the sign and felt that the sign would
be hard to read with the background color as proposed. Ms. Brown noted that the
commission would like a more consistent look at retail centers across the city. Mr.
Lenahan stated that the rendering shows consistent signage, and commission members
want to make sure that will be the case.
Mr. Archer said that there is concern about changing the color of the signs. Staff
recommended approval on the color that was proposed by the applicant, and Mr. Archer
stated that the applicant would like to keep that original color. Mrs. Wallerstein asked if
the signs would be backlit, and Mr. Archer stated that they would not. Mr. Birkel noted that
these signs will be difficult to read with the selected colors.
Mrs. Robichaud said that it was the opinion of staff that requiring a specific color for the
sign and building is beyond the scope of the Planning Commission’s authority, as there
are no requirements for building materials or color specifications in the zoning regulations.
It is within the Planning Commission’s authority to require consistency amongst all signs,
but requiring specific colors would be beyond the scope of the Planning Commission’s
role in reviewing site plans. Additionally, landscape recommendations to the parking lot
can be made, but cannot be required for approval since changes to the parking lot are not
being proposed. Mr. Brewster added that material recommendations can also be made,
but there is no material standard in the zoning regulations that the applicant would be
required to meet in order to gain approval of their site plan.
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Mrs. Wallerstein stated the following recommendations for approval had previously been
made by staff:
1. The sign designs are approved in concept. All future signs shall require a
separate sign permit meeting the general sign dimension and location
standards for the City and shall be consistent with the sign design package
submitted by the applicant with their site plan.
2. Any future significant changes to the site, landscape or other non-building
portions of the site shall require appropriate permits through typical City
processes.
Additionally, three new recommendations were added:
3. Enlarge canvas awnings to cover entrances on the north side of the building
4. Replace orange color on signs with a different color, such as bronze or brown
5. Increase landscaping in parking area
Mr. Lenahan stated that he was not in favor of the last three recommendations, and would
prefer to proceed with the staff recommendation. Greg Wolf agreed with Mr. Lenahan and
moved to approve the site plan with the two staff recommendations as edited. The motion
was seconded by Mr. Lenehan, and approved 6-1 with Mrs. Wallerstein dissenting.
PC2019-103 Site Plan Approval – Antenna Replacement
3921 W. 63rd Street
The applicant, Darryl Cain, representing T-Mobile, was present. This project will add 3
antennas to the existing monopole structure at the fire station located at 63rd and Mission
Rd. The antennas will be added to the existing shroud, and will therefore not be visible.
Equipment will also be added behind the existing fence enclosure. Several other carriers
are currently tenants at the tower. Mr. Breneman asked if the equipment would fit
completely within the existing canister, and Mr. Cain stated that it would. There are
currently four bays, and T-Mobile will be taking the fifth bay. There will be no more bays
available after this project is completed.
Mr. Brewster stated that the structural analysis has been verified, and the tower was
designed to support this amount of equipment. Mr. Breneman asked where the nine
remote control radio units would be installed, and Mr. Cain indicated that they will also be
in the canister behind the antennas. Mr. Breneman asked Mr. Brewster whether the new
antennas will replace existing antennas or if they are new. Page 6, Paragraph E of the
staff report notes that they will be replaced, but the application shows six new antennas.
Mr. Brewster noted this was an error and that all antennas being proposed are new.
Greg Wolf moved to approve the site plan with staff recommendations. The motion was
seconded by Mr. Breneman, and approved with a vote of 7-0.
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OTHER BUSINESS
Election of Officers
Mrs. Wallerstein noted that a Chair and Vice-Chair need to be selected for the upcoming
term. Ms. Brown nominated Mrs. Wallerstein for Chair, and Mr. Birkel seconded the
motion. Mr. Breneman nominated Mr. Wolf for Vice-Chair, and Ms. Brown seconded the
motion. Both motions were approved unanimously.
NEXT MEETING
Mrs. Robichaud stated that there is only one application for the February meeting, which
is a residential site plan review on a retaining wall that has already been constructed and
discovered by our code enforcement officers. Additionally, Gould Evans has finished work
on the community profile and data collection, so the first phase of the Comprehensive
Plan will be presented. The plan will then be taken to City Council on February 18, after
which phase 2 will begin. Mrs. Robichaud also intends to address zoning regulation
changes, and the lot split issue will be presented again as well. Mr. Breneman noted that
the lot split plan shows downspouts pointing to adjacent properties, which will need to be
reviewed.
Clarification will also need to made regarding what the Planning Commission can and
cannot require when reviewing a site plan, particularly in relation to signage, color,
materials, and whether particular recommendations are enforceable.
The filing deadline for the March 5 meeting is Friday, February 1. No applications have
been filed to date; however, staff anticipates receiving a tower application and another lot
split at Mission Chateau.
ADJOURNMENT
With no further business to come before the Commission, Chairman Nancy Wallerstein
adjourned the meeting at 8:10 p.m.

Nancy Wallerstein
Chair
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STAFF REPORT
TO:
FROM:
DATE:

Prairie Village Board of Zoning Appeals
Chris Brewster, Gould Evans, Planning Consultant
January 8, 2019

Application:

PC 2019-101

Request:

Lot Split for Separate Ownership of Duplex

Action:

A Lot Spit requires the Planning Commission to apply the facts of
the application to the standards and criteria of the ordinance, and
if the criteria are met to approve the application.

Property Address:

4001 & 4005 W. 85th Street

Applicant:

Kevin Green

Current Zoning and Land Use:

R-1A Single-Family Residential - Single-Family Dwellings

Surrounding Zoning and Land Use: North: R-1A/SUP Adult Senior Dwellings
East: R-1A Single-Family District – Single Family Dwellings
(Leawood) R-1 Single-Family Residential – Single Family Dwellings
South: R-1A Single-Family Residential - Single-Family Dwellings
West: R-1A Single-Family Residential – Vacant, Under
Construction for more similar twin villas
Legal Description:

LOT 10 MISSION CHATEAU 2ND PLAT

Property Area:

0.81 acres (35,209.53 s.f)

Related Case Files:

PC 2016-119 Final Plat for Mission Chateau 2nd Plat – Replat of
Lot 2
PC 2015-110 Preliminary and Final Plat, & Final Development
Plan
PC 2015-08 Special Use Permit for Adult Senior Dwellings &
Preliminary Development Plan
PC 2013-127 Preliminary Plat
PC 2013-126 Site Plan Approval for Adult Senior Dwellings
PC 2013-11 Special Use Permit for Adult Senior Dwellings
PC 2013-05 Special Use Permit for Adult Senior Dwellings
PC 2013-114 Site Plan Approval for Adult Senior Dwellings
PC 2004 Monument Sign
PC 1995-104 Site Plan Approval for Expansion of Mission Valley
Middle School

Attachments

Application, certificate of survey

STAFF REPORT

PC 2018-101
January 8, 2018
General Location Map

Aerial Map
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STAFF REPORT

PC 2018-101
January 8, 2018
Aerial Site

Birdseye View

3

STAFF REPORT

PC 2018-101
January 8, 2018

Street Views

Street view looking west on Mission Road at 85th Street
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STAFF REPORT

PC 2018-101
January 8, 2018

SUMMARY:
The applicant is requesting to split an existing lot into two lots to allow the individual ownership of each side
of a single duplex building. This property is part of an overall development project for Adult Senior Dwellings
that includes a Special Use Permit and Final Development Plan.
The Planning Commission recommended approval of a Special Use Permit, Site Plan approval and a
Preliminary Plat at a Special Meeting on July 29, 2015. The City Council approved both
recommendations on August 17, 2015 (PC 2015-08).
The Planning Commission approved a preliminary, final plat and final development plan for Mission
Chateau at the March 1, 2016 meeting. (PC 2015-110). At this time, it was understood that the large lot
to the south would be re-platted at a future date to facilitate the construction and sale of the villas,
according to the final development plan. A final plat (Mission Chateau 2nd Plat) for Lots 3 through 13 for
each of the twin villa lots was approved by the Planning Commission in July 2016 and accepted by the
City Council. (PC-2016-119) Each of these lots included a two-unit building.
As part of the Special Use Permit and Final Development Plan, it was understood that the twin villas
would be individually owned, and a subsequent administrative step would be necessary to facilitate
recording of documents to allow sale and individual ownership of each unit in each of the twin villa
buildings. A similar application was filed in November for a split at 3901 and 3905 West 85th Street.
ANALYSIS:
Section 18.02.010 of the subdivision regulations provides the criteria for approval of a lot split. Essentially
the applicant must submit a certificate of survey demonstrating that both lots will meet the zoning ordinance
standards and that any existing buildings on a remaining lot are not made nonconforming because of the
lot split. The certificate of survey is also required to ensure that there are no issues with utility easements
or rights-of-way that are created by the lot split or need to be addressed due to the lot split.
Section 18.02.010 also requires that applicants for a lot split submit a certificate of survey with the following
information:
a. The location of existing buildings on the site.
b. The dimension and location of the lots, including a metes and bounds description of each lot.
c.

The location and character of all proposed and existing public utility lines, including sewers
(storm and sanitary), water, gas, telecommunications, cable TV, power lines, and any existing
utility easements.

d. Any platted building setback lines with dimensions.
e. Indication of location of proposed or existing streets and driveways providing access to said
lots.
f.

Topography (unless specifically waived by the City Planning Commission) with contour intervals
not more than five feet, and including the locations of water courses, ravines , and proposed
drainage systems. (Staff recommends waiver of topography)

g. Said certificate of survey shall include the certification by a registered engineer or surveyor that
the details contained on the survey are correct.
All of this information is included on the survey certificate submitted by the applicant from R.L Buford &
Associates, with a certification date of 12/4/2018. It specifies that LOT 10 be divided into Tract I (4005 W.
85th Street) and Tract II (4001 W. 85th Street), with the division of the tracts occurring along the party wall
of the attached unit.
In this case, the property is zoned R-1A; however, the twin villa lots are permitted as part of an overall
project for Adult Senior Dwellings through a Special Use Permit and Final Development Plan. Therefore,
the development standards associated with the Special Use Permit and Final Development Plan are used,
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PC 2018-101
January 8, 2018

rather than the basic R-1A standards. The twin villas are also subject to design plans approved as a
condition of the original Final Development Plan and indicated on all plat approvals.
The twin villa constructed on Lot 10 meets all requirements of the Special Use Permit and Final
Development Plan (approved in July 2015), and the Final Plat (approved March 2016). The proposed lot
split will entail no physical changes to the site or buildings, and is merely a mechanism to facilitate individual
ownership of the units as anticipated.
RECOMMENDATION:
Staff recommends that the Planning Commission approve the lot split subject to the following conditions:
1. That the applicant record the approved lot split with the register of deeds and provide a copy of the
recorded document prior to issuance of an occupancy permit.
2. That each of the resulting lots and the building continue to be subject to all conditions of approval of
the Special Use Permit, Preliminary and Final Development Plans, and Final Plat, as well as the
covenants recorded with the previous final plat.
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STAFF REPORT
TO:
FROM:
DATE:

Prairie Village Planning Commission
Chris Brewster, AICP, Gould Evans, Planning Consultant
May 3, 2016 Planning Commission Meeting

Application:

PC 2019-104

Request:

Site Plan for a Retaining Wall with an Exception to the 2-feet
Setback

Property Address:

2914 W. 73rd Terrace

Applicant:

Craig Babb

Current Zoning and Land Use:

R-1B Single-Family District - Single-Family Dwelling

Surrounding Zoning and Land Use: North:
East:
South:
West:

R-1B Single-Family District – Single Family Dwellings
R-1B Single-Family District - Single-Family Dwellings
R-1B Single-Family District – Single-Family Dwellings
R-1B Single-Family District - Single-Family Dwellings

Legal Description:

PRAIRIE HILLS LOT 36, BLK 8 PVC-0576 0311

Property Area:

8,614 sq. ft. or .2 acres

Related Case Files:

none

Attachments:

Application, Survey, Neighbor Letter, Photos

STAFF REPORT (continued)

PC 2019-104
February 5, 2019 - Page 2

General Location – Map

General Location – Aerial

STAFF REPORT (continued)

PC 2019-104
February 5, 2019 - Page 3
Site – Areal

Street View (lot and property line prior to project)

STAFF REPORT (continued)

PC 2019-104
February 5, 2019 - Page 4

Street View (looking east on W. 73rd Terrace, subject property background left)

Birdseye View

STAFF REPORT (continued)

PC 2019-104
February 5, 2019 - Page 5

The applicant constructed a retaining wall associated with a driveway paving project, but the contractor did
not get a permit. A public works right-of-way coordinator noticed the project due to potential drainage
concerns, and notified Codes Enforcement. In addition, Codes Enforcement reviewed the situation and
discovered that the retaining wall is less than the required 2 feet from the property to the west.
This property is zoned R-1B. The retaining wall standards in section 19.44.025.D apply to this property:
D. Retaining Walls
1.

Retaining walls shall be designed and constructed to support lateral loads. Applications
for retaining walls exceeding four (4) feet in height, whether terraced or not, shall be
accompanied by design calculations and plans sealed by a professional engineer
licensed in the State of Kansas. Said plans shall be reviewed prior to the issuance of a
building permit. Retaining walls shall setback a minimum of two (2) feet from side and
rear property lines, and retaining walls exceeding six (6) feet in height shall be required to
be setback from side and rear property lines an additional one (1) foot for each two (2)
feet, or part thereof, in excess of six (6) feet in height, e.g. a ten (10) foot high retaining
wall be required to set back a minimum of four (4) feet from the property line. Allowances
will be made for tie backs to existing grade. Diagrams depicting the location of retaining
walls on various types of situations are attached. Any exceptions or deviations from this
formula shall require site plan approval by the Planning Commission.

[19.44.025.D. Prairie Village Zoning Ordinance]
Unlike fences, which can be placed directly on the property line, this section address the unique
combination of grading and, property maintenance, and massing that is associated with constructing
retaining walls. This section also allows the Planning Commission to approve different arrangement on a
site-by-site basis through site plan review processes, “provided that it results in a project that is more
compatible, provides better screening, provides better storm drainage management, or provides a more
appropriate utilization of the site.” [19.44.025.G.1.]
The following are the Site Plan review criteria from Section 19.32.
A.

The site is capable of accommodating the buildings, parking areas, and drives with the
appropriate open space and landscape.
This site is capable of meeting all requirements for residential property, and the retaining wall was
built in association with a widening of the driveway and a parking pad along this property boundary.
The configuration in relation to adjacent property is typical.

B.

Utilities are available with adequate capacity to serve the proposed development.
This site is currently served by utilities and no utility issues are impacted by this application.

C.

The plan provides for adequate management of stormwater runoff.
The applicant will be required to submit the finished final conditions to Public Works, demonstrate
that there is no impact on adjacent property, and receive a drainage permit from Public Works.

D.

The plan provides for safe ingress/egress and internal traffic circulation.
This site is meets all requirements for residential property and the retaining wall was built in
association with a widening of the driveway and a parking pad along this property boundary.

E.

The plan is consistent with good land planning and site engineering design principles.
The intent of the location standards for retaining walls is to balance grading and drainage issues,
maintenance issues, and massing. It requires walls to be setback at least 2 feet to provide a strip of
land on the subject property in front of any walls, and that setback is to be larger the larger the wall
is. However, different arrangements can be approved by the planning commission. The retaining
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wall was built by a contractor who did not get a permit, and it was located 1.3 to 1.4 feet from the
property line, or approximately 7 to 8 inches beyond the required setback. In this case, the wall
location does not present any issues from a planning or development perspective; it supports an
expanded parking area to the left of the existing garage. Additionally, the neighbor to the west
impacted by the location of the wall has submitted a letter supporting approval of the site plan. Per
criteria C. above, the applicant will be required to have a drainage permit approved by Public Works.
F.

An appropriate degree of compatibility will prevail between the architectural quality of the
proposed building and the surrounding neighborhood.
Other than as noted above in E., the wall otherwise complies with all design standards and is
compatible for the area. The issues with the wall exist only concerning its relation to the platted
property boundaries, which does not affect any issues with regard to appearance, streetscape or the
character of the neighborhood.

G.

The plan represents an overall development pattern that is consistent with Village Vision and
other adopted planning policies.
N/A

RECOMMENDATION:
Without the benefit of any testimony from the applicant or any adjacent owners, planning staff recommends
that the site plan be approved and the retaining wall be allowed to remain where it was constructed, subject
to the following conditions:
1.

The applicant submit a drainage permit, which must be approved by Public Works, demonstrating
no impact on adjacent property or other drainage.

2.

If approved, the applicant shall record site plan and approved exception with the Johnson County
Records and Tax Administration.
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Data Overview – 2007 to 2018
•

Demographics
Population characteristics – density, age and racial composition and distribution, educational attainment
Household characteristics – size, income, poverty, families, vehicle ownership

•

Environs – zoning, land use and development patterns, parks and civic space, environmental sustainability,
alternative transportation

•

Housing – housing types, home value, rental value, cost per sqft, housing occupation – own vs rent, long-term
occupancy, construction over time, recent investment, vacancy, foreclosures, trends

•

Destinations – employment, commuting, retail revenue, economic sustainability, walkability

CIT YWID E P ROF ILE

DE M OGRAP HICS

28% “over 64” population
+8% – Increase in long-term residents

+13% – Growing in nonfamily
households
DE M OGRAP HICS

Young adults & renters are
concentrated in particular blocks
Rate of owner-occupied housing
is decreasing

DE M OGRAP HICS

Affluent Suburb with Growing Rental Market
•

Low poverty, Highly-educated

•

Stable rents (though Zillow reports higher present-day
rental values of 1,500/mo or 1.21/sqft)

•

Increasing proportion of renters

Limited Growth Outlook
•

Relatively high median age and proportion of people
over 64

•

Relatively low persons per household

•

Growing number of long-term ownership

•

Growing nonfamily households

•

Relatively high median age

DE M OGRAP HICS

E NV IRONS

25% Impervious

E NV IRONS

>35,000
trees

E NV IRONS

37% – roof area
suitability for
solar systems

E NV IRONS

1st-Tier Residential Suburb
•

Land use make-up has stayed relatively consistent

Environmental Issues
•

Landlocked city

•

Extensive impervious surface coverage & limited
infrastructure capacity

•

Mature urban forest

•

Auto-oriented, with potential for active transportation

•

Some potential for solar

E NV IRONS

H OUS ING

95% Detached “single-family” homes

H OUS ING

>70% Built before 1960

H OUS ING

+159 – New home
builds since 2012

H OUS ING

+120% – Average
home value since
2000

H OUS ING

Mature neighborhoods with reinvestment need
•

Over 70% of homes built before 1960

Highly-competitive housing market
•

Single-family dominant (95%)

•

Lack of diverse housing types

•

Increasing number of new home builds

•

Rapidly increasing housing cost

H OUS ING

DE S T INATIONS

Bedroom Community
4% Work + Live in
Prairie Village
-30% – Active
employment positions
DE S T INATIONS

Telecommuting
-6% – Commuting with
personal vehicle

DE S T INATIONS

PV Residents’ Work
• KU Med
• SMMC
• Westport
• Crossroads
• Downtown
• Corporate Woods
DE S T INATIONS

Walkable Suburb
with civic destinations

DE S T INATIONS

Changing religious
institutions
12 – existing
-3 – inactive or
repurposed

DE S T INATIONS
RELIGIOUS INSTITUTIONS

Resilient mixed-use
centers

DE S T INATIONS

Resilient mixed-use
centers
•

Commercial centers have a low FAR

•

Higher-density housing developed adjacent to
commercial centers built as “complexes”

•

Apartment complexes are disconnected from
neighborhoods, create an edge and hinder walkability

K E Y F INDINGS –
COM M E RCIAL CE NT E RS

Commercial & Mixed-Use Centers

Valuable mixed-use
centers & shifting
consumer trends

DE S T INATIONS

Aging Walkable Destinations in Changing
Markets
•

Bedroom community with community-serving
walkable mixed-use destinations

•

Opportunities for improvements of commercial
centers & mixed-use areas

•

Reuse of religious facilities

•

Shift away from retail as primary anchor

DE S T INATIONS

Rising housing costs & reinvestment
Decreasing owner-occupancy / increasing empty-nesters
Potential civic & commercial reinvestment opportunity

Limited infrastructure capacity
Public investment in active transportation
K E Y C H ANG E S : 2 0 07 -2018

Limited Opportunities for New Housing
•

Established residents and nonfamily households have smaller household sizes

•

Lack of multi-unit housing hinders population growth

•

Existing multi-unit housing stock is aging

Redevelopment Pressures in Affordable Neighborhoods
•

Replacement of older housing stock may result in a loss of affordable housing options in
neighborhoods currently with lower home values

•

A loss of modestly-priced homes may deter aging residents from retaining their home, and
younger people from buying a home

Environmental Challenges
•

Aging infrastructure and property negatively affected by stormwater

•

Potential for alternative energy and transportation is limited, varying by context

CH AL L E NGES

Defining Neighborhood Edges
•

Reinforce edges of neighborhoods through conversion of houses along major corridors into “missing
middle” or more intense residential types

•

Increase density and more affordable housing in context-appropriate places

Resilient Commercial Centers
•

Maintain limited commercial space to support resiliency as market changes

•

Seek redevelopment opportunities and mixed use environments through infill of existing centers

Contextual Approach to Sustainability
•

Prairie Village is car-dependent for commuting, though walkable for activities and leisure

•

Explore stormwater mitigation tactics for various scenarios

•

Assess context-specific options for promoting alternative energy / transportation options
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CHAPTER 1
DEMOGRAPHICS

It is important to understand the
demographic trends occurring within the
community. Population and household
characteristics, assessed over time and
compared with other geographies, help
unveil insights about the community, and
the direction it is heading. Prairie Village has
remained a stable community for a number
of years, bypassing significant demographic
shifts experienced outside the city. However,
the city contains many unique demographic
attributes that distinguishes the community
from other comparable geographies.
The following demographic profile reflects
information published by the US Census,
involving both the Decennial Census results
(years ending in “0”) and the American
Community Survey (ACS) estimates. These
datasets provide detailed information about
the evolution of the community and how it
compares with other places.
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POPULATION CHARACTERISTICS

2x Denser
Compact Suburb

Prairie Village, Kansas is a small, first-tier suburban city located in Johnson County, Kansas. Its
boundaries are completely surrounded by adjacent cities, including Overland Park, Kansas and
Kansas City, Missouri. Compared to nearby suburbs, Prairie Village has greater density of both
population and housing. This can be partially attributed to compact suburban development
patterns established by the city’s initial developers, along with the need to maximize space
within the landlocked geography. With a population density more than double the Johnson
County average, Prairie Village is one of the most dense suburban communities in the metro.
The majority of subdivisions were developed prior to 1970, when the city’s population was 20%
higher than it is today. Population decline occurred between 1970 and 1990, and the population
count has remained generally static ever since. As a landlocked city, development opportunities
are limited and older areas face redevelopment pressures as the city attracts new investment.

1970: 28,138

18% LOSS
1970 - 1990

1990: 23,186

2000: 22,040

2016: 21,824

POPULATION: 1970-2016

= 1,000 PERSONS
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POPULATION CHARACTERISTICS
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POPULATION CHARACTERISTICS

1941
Traditional American Suburb

As Kansas City experienced its first phase of migration, the land that would become
Prairie Village was utilized for farms. In 1941, the first neighborhoods of Prairie Village
were platted and planned by the Nichols Company, famous for developing middle-class
communities of tree-lined streets and modestly-scaled homes. Developer JC Nichols
specialized in creating valuable places that accommodated the automobile, an innovation
growing in popularity at the time, while also reflecting essential urban design components,
including: human-scale street and building arrangements, understated garages, and the
integration of civic uses and public spaces into neighborhoods. The urban design framework
established for Prairie Village has helped maintain the long-term value of the city and attract
new investment today and in the future.
The city did not undergo extensive population growth until the 1950s following World War
II and the national movement toward suburbanization, and was officially recognized as a
city in 1951. Prairie Village was one of the first suburban communities to experience the
mass migration spurred by federal policies, offering low-interest housing loans and inspiring
the development of new highways and roads, enabling greater mobility of automobiles.
Most subdivisions throughout Prairie Village were developed between 1940 and 1970. The
population of the city peaked in 1970 with 28,000 residents.
Though the metropolitan population has not significantly increased comparable with land
consumption, populations have historically shifted with new suburban development. As
suburbs continued to expand south after 1970, many landlocked first-tier suburbs such as
Prairie Village were made to compete with expanding new suburbs, causing a decrease in
population. Since the 1990s, the population of the city has stayed relatively constant, and
has not reached historic levels.

8

Prairie Village Community Profile | 2018

I 35
Hwy
Off

7th 7th
Street
18th
Street

Rainbow

Rainbow

Bruce R Watkins

Bruce R Watkins

I 70
WT
I 63 o
5

I 35
South Highway I 70/35
west
Off

7th 7th
Street
18th
Street

Metcalf

Metcalf

OVERLAND PARK

US 69

US 69

I 35
S To I 4
I 435 T 35
o H
Hw I 3 5 wy
y
I 435

I 435

LEAWOOD

LEAWOOD
169

7th 7th
Street
18th
Street

Swope

Volker

Bruce R Watkins

I 35
Hwy
Off

Bruce R Watkins

I 35
South Highway I 70/35
west
Off

I 70
WT
I 63 o
5

I 35
South Highway I 70/35
west
Off

Rainbow

ay

18th
Street

hw

PRAIRIE
VILLAGE

47th

WESTWOOD
HILLS

de

Shawnee
Mission
Pkwy Off

ROELAND
PARK

FAIRWAY
MISSION
MISSION
HILLS

MERRIAM

KANSAS
CITY, MO

I 35/70

oksi
Bro

Shawnee Mission

I 35

18th

MERRIAM

SHAWNEE

Miles
3.6

2.7

18th St

FAIRWAY
MISSION
MISSION
HILLS

I 35
Hwy S To
I 635 I
S To
I 635
y
35 Hw

Swope

Volker

1.8

Hig

7th 7th
Street

I 670

I 635

47th

WESTWOOD
HILLS

de

ROELAND
PARK

oksi
Bro

I 35
Hwy
Off

0

Kansas Ave
Kansas Frontage

Tu
rne
r

KANSAS
CITY, KS

18th

Shawnee
Mission
Pkwy Off

I 35

I7

0.45 0.9

5

ay
w
Ka

2

18th St

I 635
I 35
Hwy S To
I 635 I
S To
I 635
y
35 Hw

Shawnee Mission

K3

hw

KANSAS
CITY, KS

13
2

Hig

Kansas Ave
Kansas Frontage

Tu
rne
r

K
I 35/70

0

0/3

I 670

´

1970: POPULATION

5

I 70
WT
I 63 o
5

0

2.7

GRANDVIEW

I7

I7

1.8

0/3

2

0.45 0.9

I7

K3

0

Miles
3.6

Rainbow

US

GRANDVIEW

1950: POPULATION
13
2

OLATHE

US

´

169

OLATHE

KANSAS
CITY, MO

PRAIRIE
VILLAGE

Metcalf

LENEXA
Metcalf

LENEXA

OVERLAND PARK

US 69

I 35
S To I 4
I 435 T 35
o H
Hw I 3 5 wy
y

LEGEND

US 69

OVERLAND PARK

I 435

I 435

LEAWOOD

LEAWOOD

1990: POPULATION

GRANDVIEW

0

0.45 0.9

1.8

2.7

Miles
3.6

´

169

OLATHE

US

169

´

US

OLATHE

ay

OVERLAND PARK

I 35
S To I 4
I 435 T 35
o H
Hw I 3 5 wy
y

KANSAS
CITY, MO

LENEXA

I 35
S To I 4
I 435 T 35
o H
Hw I 3 5 wy
y

SHAWNEE

hw

MISSION
HILLS

PRAIRIE
VILLAGE

LENEXA

w
Ka

Swope

Volker

FAIRWAY

PRAIRIE
VILLAGE

K

47th

WESTWOOD
HILLS

MISSION

MERRIAM

KANSAS
CITY, MO

Hig

ROELAND
PARK

de

Shawnee
Mission
Pkwy Off

Shawnee Mission

I 35

oksi
Bro

MERRIAM

SHAWNEE

18th

FAIRWAY
MISSION
MISSION
HILLS

I 35
Hwy S To
I 635 I
S To
I 635
y
35 Hw

Swope

Volker

I 35/70

18th St

I 35
Hwy
Off

I 670

I 635

47th

WESTWOOD
HILLS

de

ROELAND
PARK

oksi
Bro

I 35

0

Kansas Ave
Kansas Frontage

Tu
rne
r

5

w
Ka

I7

KANSAS
CITY, KS

18th

Shawnee
Mission
Pkwy Off

Shawnee Mission

2

18th St

I 635
I 35
Hwy S To
I 635 I
S To
I 635
y
35 Hw

SHAWNEE

K3

ay

KANSAS
CITY, KS

13
2

hw

Kansas Ave
Kansas Frontage

Tu
rne
r

K
I 35/70

0/3

I 670

I7

0

Hig

w
Ka

I7

5

2

0/3

K3

I7

13
2

I 70
WT
I 63 o
5

K

I 35
South Highway I 70/35
west
Off

POPULATION CHARACTERISTICS
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POPULATION CHARACTERISTICS

4.2%
Low-Poverty

The population of Prairie Village is generally affluent, highly-educated, and almost predominately
ethnically white. Nearly all residents over the age of 25 years have obtained at least a high
school diploma, and seven out of ten adults have completed a bachelor’s degree. Relative to the
metropolitan area and nation, the rate at which Prairie Village residents experience poverty is
very low, with the median household income 1.5 times higher than the state of Kansas.

Below
Above

4.2%

ASIAN
1%

Prairie Village

NATIVE
<1%

WHITE
97%

BLACK
1%

PRAIRIE VILLAGE

>1 OR
OTHER
1%

HISPANIC*
(INCLUDES ANY RACE)

4%

Below
Above

10%
Kansas City Metro

ASIAN
5%

NATIVE
<1%

WHITE
80%

BLACK
5%

JOHNSON COUNTY

>1 OR
OTHER
2%

HISPANIC*
(INCLUDES ANY RACE)

>1 OR
OTHER
3%

(INCLUDES ANY RACE)

8%

Below
Above

15%

ASIAN
5%

NATIVE
<1%

WHITE
73%

BLACK
12%

KANSAS CITY METRO
United States

Below Poverty Level
Above Poverty Level

HISPANIC*

9%

2012-2016 ACS** RACIAL
MAKEUP BY GEOGRAPHY
*Hispanic identification may include any other racial group.

2010 POPULATION LIVING
BELOW THE POVERTY LEVEL
** The 2010 Decennial census is the most recently-published comprehensive count of the population for the United States providing information
on gender, age, race, ethnicity, and households. When available, 2016 American Community Survey (ACS) data is used to provide a more
recent statistics to describe the population. Please note the ACS contains estimates, and a margin of error exists.
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POPULATION CHARACTERISTICS
50%
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1.
Can you clarify on pages 9-11 and 13 why we are using 2010 data since it is 9 years old. I know we already discussed this, but I’d like it pointed out in the community profile also.
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POPULATION CHARACTERISTICS

38.8
Est. Median Age

Historically, the median age of residents in Prairie Village has been greater than local and
national rates. However, ACS* estimates indicate a decreasing median age more reflective of the
Johnson County and metropolitan region. The overall proportion of aging residents (people over
64) is relatively high, though there are some subdivisions with a high concentration of younger
residents (people between 20-34) in more established neighborhoods.
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MEDIAN AGE
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Other Geographies

40%

40%
Over 64
35-64
20-34
UNDER 20

PRAIRIE VILLAGE

UNITED STATES
2016 AGE DISTRIBUTION

* The 2010 Decennial census is the most recently-published comprehensive count of the population for the United States providing information
on gender, age, race, ethnicity, and households. When available, 2016 American Community Survey (ACS) data is used to provide a more
recent statistics to describe the population. Please note the ACS contains estimates, and a margin of error exists.
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POPULATION CHARACTERISTICS

CONCENTRATION OF 20-34 YEAR OLDS
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HOUSEHOLD CHARACTERISTICS

10,205
Households

Prairie Village has a relatively low household size. The
average household size in the metropolitan region and
Johnson County are notably higher than in Prairie Village.
Average household size can impact a city’s capacity for
housing prospective residents. If the number of housing units
does not increase as household size decreases, the city’s
overall population capacity decreases.
Declining household size can be caused by a number of
factors. The growing proportion of non-family households
indicate a home with no children, roommates, unmarried
people, or aging residents. The proportion of long-term
residents in the city is also increasing, a trend that may be
related to the growing aging population. As non-family
households increase in the city, the capacity for new families
will be limited. If more housing is not developed, the city’s
population may continue to shrink.

2.18
PRAIRIE VILLAGE

2.6
JOHNSON COUNTY

2.5
KC METRO

Although Prairie Village has a relatively low household
size, the city contains some neighborhoods with very high
household sizes. Those neighborhoods are generally located
between 71st Street and 79th Street.

%

%

14%

22%

2000

2016

Long-Term Occupants (over 30 years)
14%
37%

40%

60%

63%

86%

1990

2000

2010
Non-family
Family

NON-FAMILY HOUSEHOLDS
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HOUSEHOLD CHARACTERISTICS

AVERAGE HOUSEHOLD SIZE
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CHAPTER 2
ENVIRONS

Prairie Village is a landlocked city with
a very limited amount of undeveloped
property. Dominated by subdivisions of
detached housing, civic and commercial
destinations are targeted in specific areas.
As the city continues to become developed,
it will be important to promote action to
reduce carbon waste.
This chapter outlines physical attributes
that will continue to affect the long-term
sustainability of the city.
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LAND USE

70%
Residential

Prairie Village has a fixed amount of land within the its boundaries, with only 1% reported as
vacant. Commercial land makes up about 4% of the entire city, comparable to the composition
of civic (public/semi-public) uses. Prairie Village’s proximity to downtown Kansas City limited the
early need for commercial centers resulting in a limited proportion of commercial land arranged
in concentrated nodes. 70% of land in Prairie Village is utilized for some form of housing, most of
which are detached houses. Compact residential and commercial development patterns in Prairie
Village are typical of first-ring suburbs in the United States, though atypical of conventional
suburban development patterns.
Thoroughfares such as 75th Street or 83rd Street have been widened over time to accommodate
heavier traffic flow. These corridors are now fronted on by detached homes rather than
commercial uses, which is unusual for streets with high traffic volumes. The 2007 Village Vision
plan calls for a framework to reinforce neighborhood patterns, forming discernible edges,
intense development focused in nodal patterns that decrease from center to edge, and mixeduse environments. Lots fronting on major thoroughfares may be more appropriate for more
intense land use development patterns in the future, such as expanded housing types or limited
commercial uses.
LAND USE BREAKDOWN
Land Use

Percent

Detached housing

61.5%

Right-of-way

13.3%

Public/semi-public

11%

Large-scale multi-unit housing

6.4%

(apartment complexes)

Commercial - retail

2.2%

Small-scale multi-unit housing

1.6%

Commercial - office

1.4%

Parks and open space

1.2%

(duplex-to-rowhouse)

1%

Vacant
Commercial - services

0.4%

Utilities

0.05%
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LAND USE

LAND USE
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ZONING
The majority of Prairie Village is designated at R1-A or R1-B zoning, which enables the
construction of detached houses. The R1-B zoning category comprises much of the compact, pre1950s era subdivisions. Generally, these are neighborhoods with smaller lots, at least 60 feet in
width and 100 feet in depth. The R1-A zoning category is intended for detached house on larger
lots, greater than 80 feet in width and 125 feet in depth. The variance in the two zoning districts
allows for neighborhoods with different development patterns and scale of housing.
Commercial properties are concentrated in key areas of the city, though some office properties
are located along the 75th Street corridor. Much of the property adjacent to commercial centers
is designated for office and multi-unit residential development types such as condos, garden
apartments, and duplexes. These types of uses are important for supporting commercial hubs by
increasing the number of people in proximity to goods and services during different times of the
day. During the work day office buildings employ people from in and out of Prairie Village who
are likely to interact with nearby commercial businesses at some point in time. During evenings
and weekends, multi-unit housing types in close proximity to a commercial center can also
enhance the number of customers that patronize the area. These housing types also create a
buffer between active commercial places and less intense neighborhoods of detached houses.
The limited vacant land in the city is zoned for residential development, so commercial
development can currently only occur within existing commercial properties or as infill in
commercial parking lots. Property designated for commercial development is limited to specific
commercial centers that are currently in existence.
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ZONING

ZONING
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IMPERVIOUS SURFACES
When it rains, water is directed by gravity to move downhill, and is either absorbed into the
ground or further led into sewers or containment areas. The portion of rain that does not get
absorbed by the ground is called “runoff”. Runoff occurs naturally, and is important for providing
water to streams, rivers, lakes. In urbanized areas, however, impervious surfaces increase the
amount of runoff, reducing groundwater recharge and increasing the amount of water directed
towards sewers or bodies of water.
More than a quarter of
the city is covered with
impervious surface.
Impervious surfaces,
where buildings,
sidewalks, streets,
driveways, and parking
lots exist, prevent water
from absorbing into
the ground, blocking
the natural absorption
of rainwater into the
ground and enhancing
the flow of water into
city infrastructure. As
water is directed into
sewers, sediment and
containments can be
picked up, causing
reduced water quality.
It is important for
impervious surface area
to be managed and
limited based on the
context of topography
and implementation
of mitigation tactics.
Encouraging contextual
mitigation can improve
water quality, expand the
life of infrastructure, and
reduce risks of flooding in
the city.

IMPERVIOUS SURFACES
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FLOOD PLAIN
The land adjacent to floodways, depending on topography, impervious surfaces, vegetation,
and soil, is defined as the 100-year floodplain, or Special Flood Hazard Areas. The 100-year
floodplain is defined by FEMA (Federal Emergency Management System) and is comprised of
locations where there is at least a 1% chance of flooding in any given year. In other terms, a
Special Flood Hazard Area has a 26% chance of flooding over the course of 30 years, the length
of one typical mortgage term.

FLOOD MAP
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STORMWATER MITIGATION
Contextual stormwater mitigation is important for managing the risks caused by unmanaged
runoff, including flooding, damage to property and public infrastructure, and water pollution.
Development, major storm events, and climate change are all potentially contributing factors to
the probability that flooding will occur in the future and the rising need for green infrastructure
solutions throughout the city.
Developed cities such as Prairie Village contain a large proportion of impervious footprint.
Stormwater runs off of roofs, streets, parking lots, sidewalks, and driveways, and must go
somewhere. If too much water enters the sewer and natural water systems, hazards begin to
emerge.
There are a number of strategies commonly implemented by property-owners and cities to
mitigate stormwater runoff. Rain gardens and swales are heavily planted areas used for slowing
the movement of water, as well as treating potentially contaminated water using native, deeprooted plants and compost. Capturing rain in gardens keeps excess stormwater from entering
sewers leading to streams and rivers, reducing the risk of flooding.
Rainwater harvesting is the process in which property-owners redirect stormwater runoff from
rooftop gutters into on-site rain barrels. The collection of rooftop runoff provides a free source
of water that can be used for both outdoor and indoor functions. Redirecting this water reduces
the impacts of runoff on public infrastructure and water systems, while also protecting building
foundations from exposure to water.
Executed by both commercial and residential property-owners, green roofs are becoming
increasingly popular in developed areas across the county. Green roofs are vegetated systems
designed specifically for redirecting rooftop runoff. The installation of a green roof requires
professional expertise, often resulting in a high start-up cost. However, this solution is intended
to result in reduced energy costs for property-owners. Vegetation on rooftops reduces the urban
heat island effect, which can collectively reduce air temperature. For individuals, green roofs
provide a layer of rooftop insulation, resulting in household energy savings during summer
months and a longer lasting roof.
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STORMWATER MITIGATION

Stormwater drain

Drainage Swale

Green roof

Rain barrel

Green roof

Pervious Surface

25

Prairie Village Community Profile | 2018

TREE COVERAGE
Prairie Village has a lush and vibrant urban tree canopy consisting of almost 35,000 trees
throughout the city. Aged trees, predominately found in more established neighborhoods as
public street trees, provide many benefits to private property owners, tenants, and the general
public.
Tree coverage intercepts the amount of sunlight that reaches building roofs and the ground,
making shaded areas less desirable locations for implementing solar power. However,
neighborhoods with a dense urban canopy may achieve similar desired outcomes of solar
power infrastructure. Trees filter carbon dioxide in the air, improving the quality of air, as well
as reducing the city’s emissions of CO2 caused by the use of energy. The urban forest also
produces shade, lowering the indoor and outdoor temperature. This can lead to energy savings
for individual property owners and tenants, as well as block the sun’s reflection unto impervious
surfaces, which can enhance the “heat island effect”. Trees can also block wind, resulting in less
energy necessary for heating a home in the winter.
In addition, trees reduce the amount of water runoff that impacts the city’s infrastructure. Trees
and other landscaped elements have the ability to absorb and filter rainfall. By promoting and
maintaining the maturity of trees throughout the community, the city may reduce their stormwater
management costs and water pollution, retain higher property values and the character of the
community, and reduce the overall emissions of carbon into the atmosphere derived through
conventional methods of energy consumption for vehicles and buildings.

THE VALUE OF
STREET TREES
Street trees are a significant
contribution to the
character of neighborhoods
throughout Prairie Village,
especially in the most
established subdivisions.
A consistent wall of street
trees encloses the street
with a lush canopy, adding
to the city’s urban forest,
while contributing to the
value of adjacent property.
Preservation of the city’s
urban forest and street
tree canopy is increasingly
important for community
character and the
environment as reinvestment
occurs.

26

Prairie Village Community Profile | 2018

TREE COVERAGE

TREE COVERAGE
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SOLAR POWER
Google’s Project Sunroof is a mapping platform that analyses the suitability of individuals
roofs for investment in solar energy. Its methodology accounts for tree coverage, seasonal sun
positions, and cloud and temperature patterns.
According to these estimates, 37% of roof coverage in Prairie Village may be suitable for the use
of solar energy panels, potentially resulting in over forty-thousand metric tons of avoided carbon
dioxide emissions, comparable to almost nine-thousand cars off the road for a year.
While solar can be a viable contribution to the reduced carbon footprint of Prairie Village, it is not
ideal for all buildings. A building’s exposure to usable sunlight and total area available for panels
can impact the fiscal benefits of installing solar panels. A large portion of rooftops appropriate for
the viable use of solar power are located in commercial centers, due to the flat roof style. Southfacing roofs in the city also have more yearly generation potential.
Consideration for the various rooftop contexts in the city is important for integrating solar power
solutions into other green infrastructure solutions, including the protection and enhancement of
the existing urban forest and implementation of green roofs. The impacts of green infrastructure
and renewable energy technology will be dependent on the context of properties and
neighborhoods throughout the city.
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SOLAR POWER

Google Project Sunroof

Google Project Sunroof

ESTIMATED SOLAR INSTALLATION POTENTIAL
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ALTERNATIVE TRANSPORTATION
Prairie Village residents rely heavily on the personal automobile as a primary mode of
transportation. While electronic vehicles has risen in national popularity, there are currently no
charging stations available in the city for public use. As the number of electric vehicles continues
to rise across the country, it will be important to accommodate the need for charging stations.
The city currently does not provide comprehensive transit infrastructure or services to enable
additional modes of transportation as a viable option for most people. The two bus routes
available in Prairie Village are located along 75th Street and Nall Avenue, and one of the three
bus stops is located at the intersection of those corridors. A new bus stop is planned for 95th and
Rosewood, near the new Meadowbrook housing development.
Recognized bicycle paths are marked throughout the Kansas City metro. However, many
designated bicycle routes end at the border of Prairie Village. The city adopted the Bicycle and
Pedestrian Plan in 2018 to prioritize improvements to pedestrian and bicycle facilities. Several
streets are planned to be designated for shared bicycle facilities, and Nall Avenue is anticipated
to contain the city’s first protected bicycle lane.
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ALTERNATIVE TRANSPORTATION

TRANSIT & BICYCLE FACILITIES: EXISTING & PLANNED
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CHAPTER 3
HOUSING

Many of the homes in Prairie Village are
aging. However, Prairie Village has received
significant residential reinvestment in the
past decade. Especially in more established
neighborhoods, aging homes are being
increasingly replaced by newer structures.
As reinvestment continues, it is important
to manage the potential tension caused by
increased property values and conventional
or modern home design.
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HOUSING

95%
Detached Houses

The residential market in Prairie Village is dominated by detached, or single-family, housing. In
comparison, the proportion of detached housing units throughout both Johnson County and the
metro is 76%, indicating that Prairie Village offers less diversity of housing types than is typical in
the metro.
Residential Housing Units: Type
Unit Type

Residential Housing Units: Style

Percent

Style

Percent

Detached house

95%

Ranch

48%

Condo / apartment

2%

Conventional

36%

Duplex

1%

Split-Level

12%

Townhouse

1%

Condo

2%

Quadraplex

1%

Raised Ranch

1%

Triplex

1%

Other types include: bungalow, bi-level, old style, reverse
one-and-one half, modern, traditional, and colonial.

<1%

Garden Apartment

During the initial development of Prairie Village, many of the original JC Nichols subdivisions
were established. A significant amount of housing was built before 1955, making much of the
housing stock in the city over 50 years old. Aged housing in established subdivisions requires
some level of maintenance or rehabilitation. However, these investments will not likely occur en
mass of entire blocks or subdivisions. Redevelopment and improvements to private residential
property is likely to occur incrementally, one house at a time, a trend the City has been seeing for
the past several years.
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HOUSING

CONSTRUCTION DATE OF STRUCTURES
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HOUSING

40%
Increasing Home Value

The average home value has increased significantly in recent years. It is estimated that the
value of detached housing has increased over $100K since 2010, though income levels do not
anticipate a comparable rise. In recent decades, owner-occupied housing rates have decreased
from 83% to 78%, while the proportion of long-term residents of the city has increased,
indicating that existing owners are choosing to stay in their homes, while new residents have
expanded rental options.
Subdivisions originally built before 1955 reflect the most compact development patterns and
highest population density in the city, despite these blocks having the higher rates of non-family
households and rental properties, as well as a lower number of persons per households. Based
on 2010 Census block data, young people (age 20-34) in the city were concentrated within
these subdivisions, primarily north of 79th Street.
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HOUSING

BIVARIATE MAP: YOUNG POPULATION AND RENTAL HOUSING
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HOUSING
An estimated 9-million families in the United
States lost their homes during the Great
Recession. Since 2005, Johnson County has
experienced over 30,000 foreclosures. Between
2006 and 2014, Prairie Village experienced a
high rate of foreclosures primarily concentrated
in its most established neighborhoods. Local
tax assessments show that the neighborhoods
that experienced high concentrations of
foreclosures during the Great Recession are
also the neighborhoods with the lowest property
assessment values.
While this visual correlation (pg. 31) anecdotally
suggests a relationship between foreclosures
and property values, these properties are likely
assessed at a lower value due a number of other factors, such as the age and quality of housing,
the size of housing, and market demands tied to the city’s demographic context. It is certainly
clear that those most affected by the Great Recession resided in the most established and aging
neighborhoods of Prairie Village, and national research suggests that concentrated foreclosures
likely had a negative impact on property values during the recession, potentially reducing the
taxable values and local budgets.
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HOUSING

BIVARIATE MAP: ASSESSED VALUE AND CONCENTRATION OF
FORECLOSURES SINCE 2005
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HOUSING

Pre 1955
Established Neighborhoods
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The land available for the development of new
detached houses is limited in Prairie Village. The
aging neighborhoods offer more affordable property
generally sold for a lower cost than the city’s
average home value of over $300K. However, the
growing desire to live in Prairie Village is evidenced
by recent redevelopment of properties in these
traditional neighborhoods, and rapidly increasing
housing values.

60

20

Since the early 2000s, redevelopment of existing
housing has occurred incrementally, particularly
in subdivisions where the majority of housing was
built before 1955. This reinvestment indicates
several factors significant to Prairie Village: an aging
housing stock in some neighborhoods, a demand
for modern housing amenities, and existing or new
residents with the economic capacity to reinvest in
the construction of housing.

Residential Permits: New Homes (2010 - 2018)

The number of demolished and redeveloped
residential properties has been growing since
the early 2000s. The 2007 Village Vision plan
expressed the importance for new development
to contribute to or enhance existing character of
neighborhoods, while integrating a more diverse
range of housing types. In the past 5 years alone,
there has been $61-million in residential investment,
primarily from the reconstruction of more than
150 detached homes. This new investment has
caused the character of housing to evolve due to
modern preferences of today’s home buyers that is
sometimes reflected into the exterior character of
new homes, such as the scale of the garage, amount
of windows, or new materials. Traditionally, much
of Prairie Village’s housing stock was developed in
bulk, resulting in neighborhoods with a consistent
scale, form and palette. As neighborhoods are
reinvested in, the character of housing will continue
to evolve.
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HOUSING

NEW SINGLE-FAMILY HOMES, 2012-2018
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CHAPTER 4
DESTINATIONS

As a bedroom community, Prairie Village’s
social and commercial destinations are
limited in scale, serving community
needs with civic spaces, service-oriented
businesses, small retail stores, and offices.
Existing development patterns, along with
economic and real estate trends, provide
insight into future changes that may
occur in the commercial centers of Prairie
Village. Analysis of the city’s destinations
and travel norms reveal unique strengths
for the community.
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OPEN SPACE & CIVIC USES
Prairie Village has a significant amount of land used for civic and open space, accounting for
12% of the overall city. Civic uses, open space, and social gathering spaces are a vital asset
to walkable neighborhoods and viable commercial hubs, providing integral spaces that foster
community activity and social interaction. With limited commercial land in the city, civic places
and parks provide important destinations that reinforce neighborhood activity when placed
in close proximity to homes. Reflective of the many neighborhoods in the region designed
by the Nichols Company, these destinations throughout Prairie Village are oriented towards
neighborhoods and are easily accessible by-foot. The majority of residential lots throughout the
city are at least 1/4-mile, the standard walking distance, from either a civic use or open space.
The majority of parks in the city are mid-sized community parks, many of which are directly
adjacent to a civic use. The city adopted the Prairie Village Parks Master Plan in 2008, calling
for expanded trails and conversion of vacant land into smaller neighborhood parks. Since the
adoption of that plan, a number of small neighborhood parks have been designated where
underutilized land existed. Gathering spaces are limited in commercial areas, but recent
investments have attempted to formalize open and civic space to support commercial activities.
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OPEN SPACE & CIVIC USES

CIVIC USE & OPEN SPACE
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RELIGIOUS INSTITUTIONS
Most civic uses contain parks, public schools, or other government buildings. However, there
are a number of religious institutions throughout the city. In recent years, these institutions have
faced challenges which have ultimately led to changes in property use, changes in ownership,
and redevelopment.
As religious institutions and their properties evolve, it is important these properties be used
in way which are community-serving, with limited impacts to surrounding neighborhoods.
The former church property at the southwest corner of 67th Street and Roe Avenue recently
experienced reinvestment and conversion into community space by the city, while another was
reused as a Montessori school. Currently, an inactive religious institution exists at 75th and
Belinder and is expected to see reinvestment in the future.
The demand for religious institutions in the United States is changing. The number of people who
are unaffiliated with a particular denomination is increasing and causing a competition between
institutions providing religious assembly. In some cases, these institutions have made the decision
to close their doors.
While some institutions may hold the property, it is common for the property to be sold to a
developer for adaptive reuse or reconstruction. Reuse of these buildings can range from housing,
including single-family houses, nursing homes, and fraternities, to vibrant community assets,
such as community centers, artisan breweries, recreational centers, bookstores, or museums.
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RELIGIOUS INSTITUTIONS

RELIGIOUS INSTITUTIONS
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LAND PRODUCTIVITY
Cities throughout the United States are paying greater attention to the importance of fiscal
resilience. A fiscally strong community produces enough value in order to sustain itself into the
future, and are more resilient to economic changes.
Land is an important agent for supporting value in a city and yielding tax revenue critical for
necessary improvements and public services. In 2007, the property and sales tax base provided
half of the revenue required to deliver public services. As a landlocked city, the supply of land in
Prairie Village is fixed, as is the potential amount of value derived from improvements to property
and potential businesses.
“Productivity” is defined as the positive return of taxable value on infrastructure invested by the
city. In general, compact, urban development patterns use physical infrastructure, such as roads,
sewers, and water lines, more efficiently because more properties and activities are being served
within a smaller area. In contrast, development patterns that are not compact require a greater
amount of physical infrastructure to service each individual property.
Without fully assessing all municipal costs and tax revenues, a Value per Acre assessment
illustrates where the most productive land and concentrated value exists in Prairie Village. In
general, commercial centers contain the highest value per acre in the city. Neighborhoods with
compact development patterns or high property values also illustrate a higher value per acre.
Productive land is an important asset for cities required to maintain and eventually replace
needed infrastructure, as well as provide services. Prairie Village must utilize its land efficiently to
continue supporting the high quality of life that attracts so many people to the community.
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LAND PRODUCTIVITY

PRODUCTIVITY
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COMMERCIAL
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2,600,000
Commercial land in the city
is limited, arranged into
2,550,000
distinct community-scale
2,500,000
shopping centers. Generally,
2,450,000
the scale and intensity of
2,400,000
commercial development is
low comparable to modern
2,350,000
suburban shopping centers,
2,300,000
and reflects the development
2,250,000
practices of the times. The
Prairie Village shopping center
has the highest intensity of
Retail Revenue (Adjusted 2017 Dollars)
development (FAR: .35*) and
the Somerset Plaza contains
the lowest intensity of development (FAR: .19*). The scale and intensity of the commercial centers
have remained relatively static over time, however recent investments in the centers have focused
on the character and appearance of the centers. The existing levels of development intensity
present opportunities for commercial centers to evolve.

The retail economy is continuing to change with the introduction of new technologies and trends,
causing some shopping centers and national chains to fail throughout the country. In 2011, retail
sales in Prairie Village fell to its lowest point in recent years due to the Great Recession. Although
sales have increased significantly since 2011, the retail market continues to be unstable as
retail sales are shifting towards e-commerce. At the end of 2017, 13% of retail sales were made
online according to reports by the US Commerce Department. Many suburban communities
have overbuilt commercial retail along major corridors, and will be faced with the challenge of
retrofitting those properties to maximize productivity of commercial land. Dissimilar to nearby
conventional suburbs, Prairie Village’s pattern of retail commercial development is concentrated
in multiple small nodes, rather than dispersed along linear corridors, giving each shopping center
a refined sense of identity and potential for economic resilience.

*FAR: The floor-area ratio is the ratio of a building’s gross floor area to the gross area of the land on which it is built. On a 10,000 square-foot
lot, a building with an FAR of 1 would have a gross floor area of 10,000 square-feet. This building might be one story, built to all property lines
of the lot, two stories, making up half of the lot, and so on.
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COMMERCIAL

MIXED-USE CENTERS
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WALKABLE DEVELOPMENT
Commercial land is concentrated into readily-identifiable centers. These centralized nodes
provide the community with a number of benefits, including retail stores, personal services,
healthcare facilities, and cultural amenities. The development patterns surrounding commercial
centers have significant impacts on mobility options and accessibility. While many residents rely
heavily on driving as a primary mode of transportation, walkable development patterns can help
expand transportation options. To assess walkability and access, the maps (pg. 37) calculate the
areas around commercial centers that are within a 10-minute walk. Walkability between existing
commercial centers and residential areas varies. The State Line or Prairie Village Shops appear to
be more connected to surrounding neighborhoods, while other centers border physical barriers
hindering connectivity to neighborhoods, such as large open spaces, closed-off apartment
complexes, dead-end streets, and disconnected subdivisions.
There are a number of physical barriers that hinder walkability surrounding commercial centers
in Prairie Village. Large expanses of parking between pedestrian pathways and commercial
building entrances discourage walking environments. Street patterns that do not connect into
existing neighborhoods create an edge between commercial centers and their surroundings.
Some shopping centers have a limited number of adjacent streets offering a connection to
certain neighborhoods. Where connections do exist, subdivisions with dead-ends further deters
pedestrian access. If pedestrian paths do not exist, walking between destinations is physically
discouraged. In addition, higher-density residential areas have been developed into complexes,
rather than being integrated into a smooth transition between areas of detached houses and
commercial centers. While residential density is critical near commercial centers, the current
development pattern hinders walkability.
As aging commercial centers are presented with redevelopment opportunities, expanding
connections into existing neighborhoods can lead to positive impacts. Walkable environments are
much more equitable for residents because they expand mobility options beyond the personal
automobile. In addition, improving access to commercial centers can make these communities
more valuable and economically productive. Not only do walkable patterns improve access to
businesses, the growing demand for walkable neighborhoods can make walkable commercial
real estate more competitive in the future. Development patterns that encourage walking can
also improve personal health, reduce residents’ environmental footprint, and lead to a more
socially active community.
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WALKABLE DEVELOPMENT

Brookside, Kansas City, MO
The most walkable contexts will generally produce a
round or diamond shape. Brookside is a nearby mixeduse commercial center and neighborhood with a notably
walkable development pattern. Many commercial centers
within the boundaries of Prairie Village begin to produce
a similar pattern, however are hindered by some type of
edge blocking pedestrian access between neighborhoods
and commercial areas..

10-MINUTE WALKING COMMUTE
Oalley.com FROM COMMERCIAL CENTERS

HIGH CONNECTIVITY - VILLAGE SHOPS

LOW CONNECTIVITY - KENILWORTH CENTER
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WORK & TRAVEL
According to the 2015 Economic Census, businesses in Prairie Village employ more than 5,000
people, which is a decrease since 2005. More than 65% of current jobs in the city are in the
health care, retail and food services, and professional services sectors. Other growing sectors
include educational services and company/enterprise management. There are many job sectors
that have seen a significant wane in the past decade as the city’s overall job market decreased.
In some cases, trends in Prairie Village are not reflective of regional change; While public
administration and finance/insurance sectors are decreasing significantly in Prairie Village, they
are growing in the Kansas City Metro.
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Almost all residents in the city rely on
a personal or shared vehicle for their
commute to work, although personal
vehicle use has decreased since 2000
as telecommuting and ride-sharing
technology has gained popularity.
However, the number of vehicles available
has increased slightly, as less households
are limited to one vehicle, and a greater
proportion of households have access to
three or more vehicles.
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COMMUTE TO WORK: TRANSPORTATION TYPE
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WORK & TRAVEL
Prairie Village has historically been a bedroom community, with limited capacity for businesses to
exist inside the city’s fixed boundaries. During the day, approximately 10,000 workers commute
outside the city for work. Residents of Prairie Village are almost completely employed outside the
city and nearly 40% of employees work outside of the state of Kansas, most likely in Missouri. A
very small proportion of employees both live and work within the boundaries of Prairie Village.

Legend

2015: EMPLOYMENT INFLOW/OUTFLOW
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WORK & TRAVEL
Due to the city’s limited employment opportunities, most working residents are required to
commute outside the city to work. The typical travel time reported by residents was about 20
minutes, indicating that nearby cities offer the types of jobs sought by Prairie Village residents.
US Census data shows that Prairie Village residents are dominantly commuting towards the
established central areas of Kansas City, MO, and various commercial areas southwest of the city
within Johnson County.

Legend

COMMUTE DIRECTION OF PRAIRIE VILLAGE WORKERS
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WORK & TRAVEL
Nearly 5,000 employees commute to Prairie Village from other cities. A significant proportion
of workers are reported as traveling from other cities in Johnson County, especially southwest of
Prairie Village.

Employees of Prairie Village Education
2015 Attainment

Employees of Prairie Village Businesses
2015 Race / Ethnicity

%

White
Black or African American
American Indian or Alaska Native
Asian
Native Hawaiian or Other Pacific Islander

87.7%
8.1%
0.6%
2.4%
0.1%

Two or more groups
Hispanic (includes any race)

1.1%
5.5%

Less than High School
High School, No College
Some College, Associates Degree
Bachelor’s or Other Advanced Degree

%
7%
19.7%
24%
22.7%

Legend

COMMUTE DIRECTION OF INFLOW (NON-RESIDENT) WORKERS
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CHAPTER 5
KEY FINDINGS

The demographic trends and physical
attributes of the city point towards specific
opportunities and constraints that will
affect how the city evolves. The following
chapter outlines the key findings and overall
conclusions derived from this initial study.
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KEY FINDINGS
DEMOGRAPHICS

NOTABLE CHANGES (Since 2007)

Prairie Village remains competitive due to its
+13% NON-FAMILY HOUSEHOLDS
character and location. Demographic trends indicate
+8% LONG-TERM RESIDENTS (>30 YEARS)
the city is becoming more exclusive and may
experience a continued decrease in population.
+3% MEAN INCOME
Trends leading to citywide population decline include
-6% WORK COMMUTING WITH VEHICLE
decreasing household sizes, shrinking proportion
of “family” households, and long-term occupancy
-6% OWNER-OCCUPIED HOUSING
leading to potentially higher rates of empty-nesters.
-8% MEDIAN INCOME
As a landlocked city, opportunities for new housing is
limited, and past and present demographics indicate trends that may compound the competitive
nature of the housing market as fewer people are living in the housing available.
In addition, the median income of residents is decreasing while the mean is rising, indicating a
growing proportion of high-income residents causing the average income to be higher than the
median, an indicator of growing income disparity. If trends continue, Prairie Village’s housing
market will continue to be increasingly expensive, hindering starter-families and middle class
people from living in Prairie Village.
In the past decade, the addition of new housing units has been an important focus. The city has
gained new housing units at Meadowbrook, Mission Château, Homestead Estates, and Chadwick
Court. These housing projects increase the population capacity of the city, though does not
expand affordability as most as most of these houses are considered high-end or luxury.
ENVIRONS
As a first-tier suburb, Prairie Village has the opportunity to benefit from its existing walkable
development patterns by improving these connections. Prairie Village currently lacks
comprehensive bicycle and pedestrian connections in the city, though has plans to invest in
bicycle infrastructure. In addition, the city’s access to public transit services are limited, and do
not provide access to commercial centers for patrons or employees residing outside the city.
The character and use of roadways has changed since the city’s initial development. Many lowintensity residential properties exist along major corridors such as 75th Street. The relationship
between high-capacity roadways and detached homes is challenging and a potential safety
concern. A closer analysis of major corridors may be necessary to determine how land use and
traffic calming can be balanced to achieve safer, usable environments.
As a developed city, the amount of impervious surface coverage causes adverse effects to public
infrastructure. While some stormwater policies exist, additional action could be taken to mitigate
the effects of runoff in a context-specific way. Similarly, solar power infrastructure has a potential
to benefit property-owners in specific contexts, primarily in commercial areas.
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KEY FINDINGS
HOUSING

NOTABLE CHANGES

Much of the city’s building stock is aging. However,
+159 NEW HOME BUILDS (Since 2012)
Prairie Village has attracted reinvestment, partly
attributed to the city’s location and character.
+120% AVERAGE HOME VALUE (Since 2000)
Housing in the city’s most established neighborhoods
+113% AVERAGE $/SQFT (Since 2000)
is aging, requiring ongoing maintenance and
reinvestment. In recent years, the housing market
AVERAGE HOME VALUE
+50% (Post 2015 spike)
in the city has become increasingly competitive,
leading to the construction of 173 new homes, which
-84% FORECLOSURES (Since 2010)
accounts for nearly 2% of available detached houses.
Physical challenges of the city’s aging housing stock will eventually require much of the
traditional Nichols-built homes to undergo significant improvements or complete redevelopment.
In the past, these now established neighborhoods contained the most affordable detached
housing in the city. However, lower housing prices also make redevelopment achievable as many
home buyers are opting to demolish and rebuild new homes on properties with aging homes.
While this new investment has created positive momentum for development in the city,
conventional housing construction has caused tension in Prairie Village’s most established
neighborhoods. The city recently established neighborhood design guidelines in order to
reinforce characteristics of housing that contribute to the context of established neighborhoods.

DESTINATIONS
National consumer trends are leading to the decreased support of retail businesses as people opt
for e-commerce. This shift will likely change the character and productivity of commercial centers.
With many aging commercial centers, Prairie Village is uniquely positioned to respond to this
change in the retail market. Shifting from car-oriented retail centers towards walkable mixed-use
centers can have a number of benefits for the community, promoting Prairie Village’s commercial
centers as experiential destinations.
Prairie Village benefits from the fact that commercial land is limited and arranged into
many small compact nodes. These development patterns support the city’s identity as a
village, composed of a number of community- and neighborhood-scale centers surrounded
by multifamily housing and walkable neighborhoods. However, multifamily housing has
been arranged in a pattern that hinders access between commercial centers and residential
neighborhoods of detached housing. Population and proximity is a vital component to support
the local retail market, and the current arrangement of apartment complexes creates a physical
barrier that does not connect all potential residents within walking distance to the commercial
centers in Prairie Village.
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CONCLUSION
VILLAGE VISION 2040
Since the initial adoption of Village Vision in 2007, Prairie Village has accomplished a number of
goals and has experienced significant market changes requiring the community to reassess the
direction of the city. In the past decade, the housing market has become increasingly competitive,
fostering concerns about the character of new housing and future affordability in established
neighborhoods. The city recently adopted design guidelines to support conservation efforts. As
vacant land becomes scarce, new housing will be limited to areas with existing development,
including properties with aging apartment and condominium complexes.
There has been some improvement of aging commercial centers, though many will eventually
require significant reinvestment. Commercial centers and adjacent apartment complexes may
be potential opportunities for expanded mixed-use centers, comprised of both more intense
development patterns and expanded residential capacity. Enabling well-designed mixed-use
centers will promote Prairie Village as a regional destination and help to support commercial
uses as e-commerce becomes more popular in the future. In addition, coordinating transit
services and bicycle connections to interact with commercial hubs can provide economic benefits
to residents and visitors.
While facing many challenges, Prairie Village is a desirable community with a competitive
housing market. Momentum in the residential market may foster new opportunities for economic
development, and the character of the city’s reinvestment will continue to evolve the identity of
this community.
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STAFF REPORT
TO:
FROM:
DATE:

Prairie Village Planning Commission
Chris Brewster, Gould Evans, Planning Consultant
February 5, 2019, Planning Commission Meeting

Application:

Draft Zoning Updates

Request:

Update Solar Energy Standards; New Landscape Standards;
Update Sign Standards

Action:

Discussion Item

Attachments:

Draft Renewable Energy Standard (Revisions) – 1/24/19
Draft Landscape Standards (New)– 1/20/19
Draft Sign Standards (Revisions) – 1/29/19

Background:
The need for updates to the zoning regulations are items tracked by staff and typically include recurring
issues with regard to: user-friendliness / organization of the standards; ease of interpretation; effective
administration and outcomes; or issues of substantive changes to address policy. Several zoning updates
are on the City Council priority list, which have been presented to Planning Commission and City Council
in preliminary discussions. The list includes the following issues:
 Update to solar energy standards to be consistent with industry practices and a recent Planning
Commission interpretation. [Discussed and Planning Commission interpretation issued at the
April 4, 2017 meeting.]
 Update sign standards to simplify, improve administration and clarify applicable standards.
[Working draft reviewed and discussed by Planning Commission at the October 2, 2018 meeting]
 New landscape standards for commercial property (currently no standards, and landscape plans
are approved as part of all site plan review process.) [Working draft reviewed and discussed by
Planning Commission at the June 5, 2018 meeting]
The latest drafts for the above topics are presented for further discussion and direction from the Planning
Commission. Following discussion and direction by the Planning Commission and City Council,
recommended updates will be introduced into the formal public hearing process that is required prior to
adoption.
Solar Energy Standards:
Section 19.50 of the Prairie Village Zoning Ordinance addresses alternative energy systems. The
standards focus on compatibility standards to protect neighborhood character, and, with respect to solar
energy, encourage the appropriate design, location and placement of solar panels. A standard that
caused staff interpretation issues in the past involved a requirement that the panels be “directly on the
roof or integrated into the roof so they form part of the roof itself.” (19.50.010.D). While some roof tiles
are available that have a dual function of solar energy panels, and others can be mounted flat to the roof,
these are not industry standards and can present maintenance and performance issues. Most panels
require a small separation from the roof to allow proper ventilation and peak performance.
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Associated with this issue, the Planning Commission discussed whether panels could be visible from
adjacent property or the streetscape. The regulations currently have no limit on the location of the roof
panels provided it meets all of the other applicable design standards intended to minimize the visibility of
the panels and integrate them into the design of the roof. The additional limitation on only rear or nonvisible sides was considered by staff, only in association with types of integrated panels that may project
higher off the roof than others.
After discussing this issue, considering the context of this and other standards, and reviewing several
options, the Planning Commission issued an interpretation that “mounted directly on the roof” included
panels that were attached to the roof with an allowance up to 5” off the roof surface to allow framing and
possible ventilation. This provision was read in conjunction with the standard that panels be parallel to
the roof structure and mounting systems be discretely located and colored to blend with the roof surface.
This has been the official interpretation of the ordinance since April 4, 2017.
The attached revision is a clerical change to make that interpretation clear in the language of the current
regulations.
Landscape Standards:
The City does not currently have landscape standards in the zoning ordinance, and instead requires a
landscape plan to be reviewed as part of any site plan proposal. There are some standards associated
with other regulations (signs, parking, etc.) that begin to address buffers, screening or other associated
planting for design or ornamental purposes, but they are not part of a comprehensive approach to
landscape design.
While this approach has worked well in the past, and applicants do have the flexibility to produce
landscape plans tailored to a specific site or context, the idea of having some base standards has been
discussed in different circumstances.
The Planning Commission reviewed a “working draft” of landscape standards at the June 5, 2018
meeting. The attached draft is a version of that with some changes based on the Planning Commission
discussion. It is organized on planting standards broken into the following components of a site:
 Streetscape and Frontage (areas in the right-of-way and generally the first 20’ of the lot)
 Building Foundation (within 20’ of the front building line, unless the building is placed closer to the
front lot line, in which case the Streetscape and Frontage areas control)
 Parking (interior and perimeter)
 Buffers (to mitigate certain conditions, which may overlap with any of the above but may require
additional planting).
The ordinance also includes location and planting specifications for the basic elements that make up
landscape plans.
The draft standards come from a combination of the following: what has been included in typical
landscape plans presented to the city through site plan review; what is typical in standards from similar
communities; and evaluation of typical sites and conditions in Prairie Village. Additionally, the Prairie
Village Tree Board has been discussing standards and guidelines for a couple of years and provided staff
with a document that has also been reviewed (Draft Outline, March 2, 2016, PLAID Collaborative).
Several concepts from this document are also included in the draft.
Additionally, there is a placeholder for “Exceptions” that will need further discussion. (19.47.050.) This
section is intended to preserve the flexibility of the current approach and allow some deviations from the
standards where the site or context warrants a different landscape design solution. It would improve
upon the current situation by (1) starting that consideration from an established base requirement; and (2)
basing deviations from the requirements on either the Intent section (19.47.010.A) or any additional
exception criteria to be added to this section.
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Sign Standards:
The current sign standards have been amended several times through the years to address periodic
issues. They have become cumbersome and poorly organized, causing administrative and interpretation
issues. Additionally, the City currently has an atypical approach to “multi-tenant” buildings. Essentially,
each property with more than one tenant is required to submit a property-specific “sign ordinance” that is
intended to coordinate signs. In practice, and over time, these property specific standards present
several difficulties: (1) they can result in many disparities among different properties; (2) they are time
consuming for staff to interpret and administer; and (3) property owners often submit things that are more
like “construction specifications,” rather than sign standards – and then future deviations trigger
unnecessary processes.
A working draft of a reorganized approach was presented to Planning Commission for discussion at the
October 3, 2018 meeting. The attached draft is an updated version based on the Planning Commission
discussion. It attempts to simplify and streamline the current regulations with as few substantive changes
as possible. Key points of the draft are:


Clearly identifying exempt signs – either signs that are in addition to the basic allowances, signs
that are exempt from a sign permit process, or both. These typically include more routine or
small signs commonly found on a site, or signs that may change frequently and thus are not
appropriate for a permit process.



Grouping the basic sign allowances for any sight into four simple categories – Wall Signs,
Monument Signs, Pedestrian Signs, and Temporary Signs. The current ordinance tries to define
too many different types of signs (particularly for the category we are grouping as “pedestrian
signs”), which then creates conflicts, overlap and unintended consequences. In general, the
basic size and quantity allowances from the current standards have been maintained.



Refinement of the temporary sign sections; this is a frequently litigated area and staff has
reviewed the current standards for reasonableness based on typical Prairie Village lots and sites,
and for ease of enforcement. New conditions clarifying the duration of temporary signs have
been added to improve enforcement – 90 days per any one sign; no longer than 7 days beyond
and event; no more than 120 days during a year when a property can display more than one
temporary sign; and criteria for disallowing relocation or replacement simply to evade this
standard. Additionally, the overall limit for temporary signs in residential districts has been
lowered from the current 48 s.f. / 16 s.f. per sign, to 32 s.f. / 16 s.f. per sign. (this equates to a
maximum of 4 or 5 of the typical yard signs – 3x2 to 4x2).



A different approach to multi-tenant buildings to address the issues noted above. Specifically,
ensuring that any property specific review is a sign/site plan, and not a site-specific ordnance;
having better review criteria for the intent of multi-tenant signs; and allowing property owners
more flexibility within the parameters of any multi-tenant sign plan that meets the above.



A section focused specifically on design and quality criteria – currently listed as “design
guidelines” or recommended practice. Sign permits deviating significantly from these criteria can
be brought to Planning Commission for review. The current regulations do not have standards or
criteria to address this, other than some scattered statements on appearance that are difficult or
problematic to enforce. [Note: some of the Planning Commission comments with the October
working draft review dealt with issues or challenges with this section (materials, quality,
aesthetics, etc.), and this section will need further discussion and direction.]

These drafts are presented for further discussion and general direction from the Planning Commission,
and no formal action is needed.
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19.50 Alternative Systems
19.50.010. Solar Energy. The following regulations shall apply to solar energy installations:
...
D.

Compatibility. The design of any solar system, active or passive, shall generally be compatible
with the architectural design of the surrounding neighborhood as follows, whether or not the solar
energy system is the subject of a solar easement.
1.

Residential. Any solar energy system incorporated into residential facility shall be
integrated into the basic form and main structure of the residence.
a.
All active systems shall be roof mounted with the collector panels integrated into
the roof either directly mounted against the roof or integrated into the roof so that
they form a part of the roof itself. Mounting arrangements, which allow the
collectors to project above the roof line, such as "standoff" or "rack" mounting
arrangements are not allowed.in one of the following manners:
(1)
Integrated / Stealth. The solar panels are disguised as roof tiles, or the
roof surface is otherwise designed to function as both the protective
surface and the solar panel.
(2)
Integrated. The solar panels are mounted directly on the roof surface
and the framing of the panels are integrated into the roof in place of roof
tiles in a manner that they share the same profile.
(3)
Roof-Mounted/ / Direct. The solar panels are mounted directly on top of
the roof tiles and the framing or casing around the panels sits off of the
roof surface.
(4)
Roof-Mounted / Indirect. The solar panels are mounted directly on the
roof by brackets or framing that allow the panel to have an area of
ventalation between the panel and the roof surface.
b.
In all cases, the panels shall be mounted parallel with the roof surface it is
mounted on, and no portion of the panel, framing or mounting brackets may
extend more than 5 inches off of the roof surface.
c.
Mounting brackets shall be either concealed behind the framing or otherwise
colored consistent with the foor structure to be concealed from view at the street
level and from adjacent property.

2.

Non-residential. Any system incorporated into a commercial building or a nonresidential
building or structure in a residentially zoned district shall be integrated into the basic form
and main body of the building, and screened in a manner to other mechanical or roof-top
equipment. If roof mounted, all collector panels shall fit into the form of the roof; if the
building's roof is sloped or if "rack" mounting is used on a flat roof, the mounting must be
concealed from view at street level. Exposed rack supports and ground mounted
installations apart from the main building are not permitted.

3.

Roof mounted solar energy systems mounted on "accessory or detached buildings" are
allowed on detached garages, carports, swimming pool equipment buildings and other
similar structures. Detached "greenhouses" are also acceptable. All such energy systems
mounted on accessory or detached buildings shall conform to the requirements outlined
in Paragraphs 1 and 2 above. No ground mounted installations or panel racks shall be
allowed except as set out in Section 19.50.030.E.

4.

In an active or photovoltaic system, all components servicing the collector panels shall be
concealed including mechanical piping, electrical conduits, etc.
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5.

All exposed metal, including the frame work of active collector panels or exposed
mullions and framework of passive systems shall be of finished warm earth tones, or
black, in color. Clear unpainted aluminum shall not be allowed. (Ord. 2250, Sec. II, 2012)
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19.47 Landscape Standards
19.47.010. Intent & Applicability
A.

Intent. The intent of the landscape standards is to:
1.
Create an attractive aesthetic environment in the city, and preserve the value of
properties as new investment occurs.
2.
Improve the relationship of buildings and sites to the streetscape, and coordinate the
designs of multiple sites and buildings along a block through consistent frontage designs.
3.
Encourage efficient site design where the layout of sites and buildings can allow open
space to serve multiple aesthetic, screening, environmental, and recreational functions.
4.
Enhance the environmental and ecological function of un-built portions of sites.
5.
Reduce the exposure and adverse impacts of intense land uses, activities and site
conditions on streets and adjacent areas, and mitigate the effects through landscape
designs.

B.

Applicability. A landscape plan shall be required for any application that requires a site plan
approval per section 19.32. Landscape standards shall specifically apply to:
1.
All development in the R-3, R-4, C-O, C-1, C-2, and MXD districts.
2.
Any permitted non-residential uses in the R-1A, R-1B, or R-2 districts, including any
conditional uses, special uses, or accessory uses that have a landscape requirement as
part of their conditions.
3.
Any single-family development projects that requires streetscape or landscape
improvements per the Neighborhood Design Standards in Sections [##.## and ##.## monitor this for where this issue goes and update/coordinate...]

19.47.020. Required Landscape
A.

Site Elements and Planting.
the site, according to table ##.

The required landscape shall be based on different elements of

Table ##: Plant Specifications
Site Element
Streetscape and Frontage: The
area between the front building
line and the street, including any
plantings required in the ROW,
used to create a relationship
between the site and the public
realm.
Foundation. Areas along the
building frontage (within the first
10’ – 20 of the building) used to
provide accents and soften larger
expanses of buildings.
Parking. Areas on the perimeter,
or interior of parking where
landscape is used to soften the
appearance, mitigate heat gain
and infiltrate stormwater.

Trees
1 large tree per 40’ of lot
frontage;
2 large trees per 40’ if buildings
setback more than 30’.

Evergreen

Shrubs

n/a

n/a

Corner lots shall meet this requirement on side lot lines at a rate of 50% of the streetscape and frontage
rate.
Evergreens may be substituted
5 shrubs for 25’ of building
for ornamental trees at a rate of
frontages.
1 for 1 for up to 50% of the
requirement.
Side elevations on corner lots shall provide this standard on at least 50% of the building.
1 large tree per 40’ of parking
perimeter; and
5 shrubs for 25’ of perimeter.
1 large tree per 40 parking
Evergreens may be substituted
spaces in internal islands or
for perimeter trees at a rate of 2
Any parking near the right of
added to the perimeter.
for 1, for up to 50% of the
way or adjacent to lots may
Ornamental trees may be
perimeter requirement that does
require buffers per section
substituted for large trees at a
not face a front lot line.
19.47.040.
rate of 2 for 1 for up to 50% of
the internal islands
1 ornamental tree per 25’ of
building frontage.
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Table ##: Plant Specifications
Site Element
Buffers. Areas of a site that
require additional landscape to
mitigate potential impacts on
streetscape or adjacent property.

Trees

Evergreen

Shrubs

See Section 19.47.040.

B.

Credits for Existing Vegetation. Preservation of existing landscape material that is healthy and
of a desirable species may count towards these requirements provided measures are taken to
ensure the survival of the vegetation through construction and all other location and design
standards are met. Credits shall be on a 1 for 1 basis provided existing trees shall be at least 4”
caliper to count. Landscape material that is of exceptional quality due to size, maturity and health
may be credited on a 2 for 1 basis. Trees or other existing landscape that contributes to the
standard shall be protected by a construction fence installed for the entirety of construction and at
least 15 feet from the trunk of any tree.

C.

Design. The required landscape material shall be arranged and designed on a particular site in a
way that best achieves the intent expressed in 19.47.010, with regard to the specific context,
street frontage, property adjacencies and other elements proposed on the site.

19.47.030. Landscape Specifications
A.

Location. Required plantings shall be planted in the following specific locations and open
spaces on the lot.
1.
Street Trees & Frontage Trees. Street trees and frontage trees shall be located in line
with other trees along the block to create a rhythm along the streetscape and enclosure
of the tree canopy. In the absence of a clearly established line along the block, trees
may be planted the following locations, where applicable and in order of priority.
a.
On center between the sidewalk an curb where at least 6 feet of landscape area
exists;
b.
4 feet from the back of curb where no sidewalk exists; or
c.
Within the first 5 feet of the front lot line where any constraints on the lot or in the
right-of-way would prevent other preferred locations.
d.
Where the depth of the frontage between the building and streetscape require
additional trees per Table ##, they shall be located between the front building line
and the street.
e.
Ornamental trees may be substituted for street trees only in situations where no
other alternative is available due to constraints of the site and right-of-way
conditions.
2.

3.

Foundation Trees & Shrubs. Foundation plantings shall generally be located in open
spaces within 20 feet of the building, or within planting beds at least 10 feet deep and
along at least 50% of the building. Groupings of required trees and shrubs are permitted
to provide the best balance of the following goals:
a.
Relate sites and building to the lot frontage and streetscape;
b.
Accent or emphasize points of significance along the building frontage;
c.
Soften larger expanses of building wall planes along the frontage; and
d.
Maintain visibility of signs or key elements of the building.
Parking Perimeter & Island Planting. Parking lot perimeters shall be permeable
vegetated ground cover meeting the following size and dimension requirements.
a.
Parking lot perimeters shall be at least 8 feet wide except for locations where
walkways are necessary to provide access to the building or to a public sidewalk
in the streetscape, in which case the width of the walk way shall be added to the
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b.

B.

minimum 8 feet requirement. Any parking located in front of the front-building
line shall have a 15 feet wide buffer along the lot frontage.
Parking lot islands shall be at least 120 square feet and at least 8 feet wide in all
directions. Parking lots under 80 spaces shall not require islands; parking lots 80
spaces or more shall require at least 1 island per 40 spaces. Islands may stand
alone within the parking lot or may project into the parking area from the
perimeter buffer, but should generally be spaced equally throughout the parking
lot. In general no space shall be further than 100 feet from an island or perimeter
buffer, and no more than 20 consecutive spaces shall occur without a perimeter
buffer or “end cap” or “peninsula” island [insert diagram]

Specifications. Required planting shall meet the following specifications at planting.
Table ##: Plant Specifications
Type

Specification

Large Tree

2” caliper

Ornamental Tree

1.5” caliper

Evergreen

5’ minimum height

Shrub

18” minimum height

Ground Cover
Turf

50% coverage at planting;
Full coverage within 2 growing seasons
All proposed or required turf areas shall be sodded.

All landscape materials shall meet the American Standards for Nursery Stock, published by the
American Nurserymen’s Association, and be selected for its native characteristics or survival in
the climate for the Kansas City region, and be planted and maintained ASNS specifications.
[reference Great Trees for KC region here and/or coordinate with the Tree Board as to what list or
resources they prefer.]
C.

Tree Diversity. The required trees planted shall promote diversity with the following species
selection criteria.

Table ##: Tree Diversity
Required Trees
1-4
5 - 10

Diversity
No specific requirement, but trees should be diversified from those
existing trees in the vicinity.
At least 2 genus
No more than 50% of any one species
At least 3 genus; AND

11 - 20

At least 5 species
No more than 33% of any one species
At least 3 genus ; AND

21 or 50

At least 5 species
No more than 20% of any one species

D.

Maintenance. All landscape plans shall include installation specifications, a statement on the of
maintenance methods. All plantings shall be properly maintained. All elements of an approved
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landscape plan, including plant materials shall be considered elements of the project in the same
manner as parking, buildings or other details. Plant materials which fail to grow within a 2-year
period, or which exhibit evidence of insect pests, disease, and/or damage shall be appropriately
treated. Any plant that dies or is in danger of dying may be ordered to be removed and replaced
by the City.
19.47.040. Buffers and Screening
Intense land uses or site elements such as trash enclosures, mechanical equipment, service areas for
sites and buildings, parking and circulation areas shall be buffered from streetscapes and adjacent
property using the following strategies and techniques, which may require additional landscape materials
beyond what is required in Table ##.
A.
Areas of parking or circulation near streets or property lines may requires 2.5 to 4 feet hedge/wall
screen;
B.
Commercial uses or parking service areas of other allowed uses abutting residential property may
require a screen and buffer combination, using a combination of dense vegetation, or fences and
walls compatible with the buildings or other elements of the site.
C.
Areas along streetscapes or that transition to different uses or building scale between lots along
the same street may require landscape areas to soften transitions.
D.
Areas designed as gathering places, for social function or as civic amenities to support the site or
area may require enhanced landscape to create human scale, comfort, and appropriate
transitions.
19.47.050. Exceptions
A.

Administrative (staff) – [10% automatic waiver due to unique site conditions or particular aspects
of a specific site plan proposal if it equally or better meets the intent of the standards.]

B.

Site Plan (PC) – [up to 25% in association with any site plan due to impracticality standard and
not compromising the overall intent of section.]
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19.48 Sign Standards
19.48.010. Intent & Applicability
A.

Intent. The intent of the sign standards is to:
1.
Create an attractive aesthetic environment in the City.
2.
Enhance the quality and civic design of the community through the visual priority of
buildings, open spaces, streetscapes, landscape, and other investments in the public
realm.
3.
Preserve the unique character of distinct areas by ensuring signs contribute to an
appropriate sense of place.
4.
Ensure safety of pedestrians, motorists or other users of the public rights-of-way with
proper location, construction, design, operation and maintenance of signs.
5.
Promote economic viability by assuring that the City is a visually pleasant place to visit,
conduct business, and live.
6.
Provide effective and efficient identification and communication for businesses,
institutions, and other community destinations without excessive competition for visual
attention.
7.
Protect property values and investments by minimizing adverse effects of signs on
adjacent property, such as light trespass, obstructing views and access, or visual clutter
and blight.
8
Ensure that the constitutionally guaranteed right of free speech is protected through
reasonable standards for signs as a way of public communication.

B.

Applicability.
1.
All new signs and replacement of existing signs shall that are visible from the right-ofway, from adjacent property, or from internal publicly accessible common or private
spaces intended to serve as an extension of public-streets and open spaces a sign
permit demonstrating compliance with these sign standards, unless exempt from a permit
by Section 19.48.020. Ordinary maintenance, care or repair of existing signs without
altering the essential construction elements of an existing sign shall not require a permit
for zoning and design standards, but any associated electrical or construction work may
require permitting per the electrical code or building code.
2.
Applications for a sign permit shall be signed by the owner or the owner’s legal tenant,
and include plans and specifications demonstrating compliance with all applicable
standards of this Chapter, and any other building and construction codes of the City. The
Building Official is authorized to establish forms and submittal requirements, and may
request any additional information on a particular site, building or sign necessary to
evaluate compliance with these standards.
3.
Any owner of a site or building subject to property-specific sign standards approved by
the City prior to [effective date of this ordinance], may apply for a sign permit under these
generally applicable standards and procedures. The owner may opt out of the previous
property-specific standards by way of the application, and the owner shall issue a signed
statement of that fact with the application. Upon approval of any sign applied for in this
manner, the property-specific sign standards shall no longer be in effect, and any further
property-specific standards shall only be enforced by the City subject to the standards
and procedures in Section 19.48.100.

19.48.020

Exempt Signs
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The following signs are exempt from the permit process provided they meet all other applicable
requirements of this Chapter. Unless specifically noted, they are additional signs that do not count
towards the sign allowance specified for the zoning districts. Any sign that exceeds the limits of the
exemption may only be permitted within the allowances and standards of a specifically permitted sign
type.
A.

Property Identification Signs. Signs clearly indicating the property address or building
identification are encouraged to enhance the ability of public safety, emergency services
personnel, and the general public to locate the property. Property identification signs are subject
to the following limitations:
1.

Address Signs. Two per address up to 2 square feet each, only one of which may be
ground mounted. Address signs on buildings shall be between 4 feet and 9 feet high.
Ground-mounted address signs shall be no more than 36 inches high.

2.

Building Name Plate. Each building may have one name plate sign up to 3 square feet,
except that a name plate sign such as engraved stone, bronze, brass or similar
ornamental detail integrated with the architecture and associated with the permanence of
the building, rather than a particular tenant, may be up to 24 square feet when approved
by the Planning Commission as part of the construction or substantial modification of the
building.

B.

Public Safety, Traffic Control or Public Information. Signs designed and located to control
traffic movement and safety of vehicles and pedestrians according to uniform traffic control device
standards, signs required by the City’s Building or Fire Code, or signs otherwise required to
support any official action or legal obligation of a federal, state or local government, may be
designed and located to meet the public purpose or requirements of other codes.

C.

Flags. Up to three non-commercial flags may be permitted per lot. Flags shall be mounted to
the building and below the building height or mounted on a permanent pole subject to the height
restrictions of the zoning district and setback from the property line a distance equal to the height.
Total flag area per property shall not exceed 80 square feet and no more than 40 square feet per
flag for residentially property zoned residential, and shall not exceed 200 square feet or 96
square feet per flag for property zoned non-residential.

D.

Window Signs. Signs mounted to the interior of any first floor windows in non-residential
districts, provided signs not exceed more than 33 percent of all first floor window area measured
between 2 feet and 8 feet above the first floor elevation, and at least 50 percent of the entire
window area remains clear of any visual obstructions including the sign area.

E.

Temporary Signs. Temporary signs are exempt from the sign permit process, provided they are
within the allowances specified for the zoning district in Tables 19.48-2 and 19.48-3, and Section
19.48.070C.

F.

Accessory Signs. Accessory signs for non-residential uses, intended to convey messages
guests, patrons, invitees or other users of the site, such as parking instructions, internal
directions, building names or unit numbers, security warnings, or other similar minor signs that
are accessory if limited to:
1.
No more than 20 square feet total sign allowance per site, or 30 square feet per acre,
whichever is greater.
2.
No more than 4 total signs per site, or 10 per acre, whichever is greater.
3.
No single sign may be more than 10 square feet;
4.
Signs shall be no more than 6 feet high, whether ground mounted or building mounted;
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5.
6.

Signs shall be at least setback at least 20 feet setback from all property lines, and
designed and located in a way to not be visible from or convey messages to people not
on the property; and
Grouping or arranging minor signs to have the effect of a larger permitted sign makes all
signs ineligible for this exemption.

G.

Construction Signs. Signs associated with a temporary non-residential or multi-family
construction project and erected to promote public information or public relations regarding the
project if limited to:
1.
Up to 80 square feet total sign allowance per public street frontage;
2.
No more than 3 signs per street frontage.
3.
Signs shall be mounted on a trailer, building or fence, or if mounted on the ground it shall
include a lattice or similar base material to give the appearance of a monument base and
limited to no more than 10 feet high; and
4.
The signs shall only be posted for the duration of a valid permit associated with the
project.
Construction signs for single-family and two-family structures in the residential zoning districts are
required to meet the applicable temporary sign standards for those districts.

H.

Sale or Lease Signs. One sign shall be permitted for any lot or building being offered for sale if
limited to:
1.
No more than 12 square feet for residential lots 1 acre or less.
2.
No more than 20 square feet for non-residential property, or any residential property on
larger than 1 acre.
3.
No sign shall be more than 5 feet high if mounted on the ground, and no higher than 20’
high or the top of the building, whichever is less, if mounted on a building.
4.
Only the period where the property is actively on the market or pending the finalization of
a contract for sale or lease.

I.

Interior Signs. Any sign that is not visible from the right-of-way, from any point along the
perimeter of the property or from adjacent property, or from publicly accessible common or
private spaces intended to serve as an extension of public-streets and open spaces are exempt
from permits and these standards, other than those applicable by building codes or construction
standards.

19.48.030. Sign Types
The following general sign types are distinguished for the purposes of the sign allowances requirements
in this Chapter. [combine labels with a graphic......]

Table 19.48-1 Sign Types

A

B

Type

Description

Wall Sign

A sign painted, printed or attached to the exterior surface of a building, awning, canopy or other fixed building surface in
a permanent manner with a scale and design legible to vehicles in the public right-of-way or pedestrians at a distance
from the building.

Monument Sign

A detached sign that is mounted to the ground, independent from any building and on an enclosed, solid base or
ornamental surface structure, with a scale and design legible primarily to vehicles in the public right-of-way or
pedestrians at a distance from the building or site Detached signs mounted on one or more poles columns or similar
structures where the bottom edge is elevated above the ground are prohibited, except as authorized as Pedestrian
Signs or Temporary Signs.
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Table 19.48-1 Sign Types
Type

Description

C

Pedestrian Signs

A sign with a design and scale to be legible to pedestrians in front of or immediately adjacent to the building, or to be
legible to individuals internal to a site containing multiple buildings. Pedestrian signs may be attached to a building or
detached, provided they are located in a permanent manner such as hanging below a canopy or awning, projecting
from a wall, mounted on a wall, door or window, or free-standing.

D

Temporary Sign

A portable sign which is not permanently embedded in the ground or permanently affixed to a building or structure, and
designed or intended to be used for a brief period of time.

19.48.040. Residential Sign Allowance
The following signs are permitted in the residential zoning districts (R-1A, R-1B, R-2, R-3 or R-4), for any
planned version of these districts, and for any residential building or use permitted in a non-residential
district.

Table 19.48-2: Residential District Sign Allowances
Wall Signs

Monument
Signs

Temporary
Signs

Pedestrian
Sign

Permitted principal non-residential or multi-family uses:

2 per building, but no more than 1 per wall

Maximum 5% of façade, but, no more than 50 s.f. per sign.
[See additional wall sign standards in Section 19.48.070.B.]
Permitted principal non-residential or multi-family uses:

1 per lot

20 square feet maximum

5’ high maximum

Setback at least 3’ from all property lines and at least 12’ from a street, whichever is greater

Requires Planning Commission Site Plan approval.
Monument signs for a neighborhood or groups of housing with 10 or more lots or at least 5 acres may
be approved by the Planning Commission, provided:

No sign is larger than the above limits

The design, quality and location is compatible with the character and context of the neighborhood; and

There is a Homeowner’s Association to ensure on-going maintenance of the sign and landscape.
[See additional monument sign standards in Section 19.48.070.A.]

32 s.f. total sign allowance

16 s.f. per sign max;

5’ high maximum, or no higher than 20’ or top of the roof, whichever is less if mounted on a building.

90 day limit per sign; 120 day limit for period where more than sign displayed.
[See additional temporary sign standards in Section 19.48.070.C.]
Permitted principal non-residential or multi-family uses:

1 per each public building entrance

12 s.f. maximum

Mounted on a wall within 10’ of the entrance, or mounted on the ground within 20’ of the entrance
feature an no taller than 5 feet.
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19.48.050. Non-residential Sign Allowance
The following signs are permitted in the commercial zoning districts (C-O, C-1, C-2, and C-3), and for any
planned version of these districts.

Table ##-##: Commercial District Sign Allowances
Permitted principal uses:

2 per principle facade, up to 4 per building, except that any building with multiple office or store exterior entrances may have
a sign, and the total area apportioned to its exterior wall space of each office or store.

Maximum 5% of façade, but no more 50 s.f. per sign.
[See additional wall sign standards in Section 19.48.070.B.]

Wall Signs

Monument Signs



Temporary Signs

Pedestrian Signs

Permitted principal uses:

1 per street frontage

20 square feet maximum

5’ high maximum

Setback at least 3’ from all property lines and at least 12’ from a street, whichever is greater

Gas stations may have 1 monument sign up to 85 square feet, provided it is at least 50’ from any residential property.

Requires Planning Commission Site Plan approval.
[See additional monument sign standards in Section 19.48.070.A.]

48 s.f. total sign allowance

16 s.f. per sign max;

5’ high maximum, or no higher than 20’ or top of the roof, whichever is less if mounted on a building.

90 day limit per sign; 120 day limt for period where more than 1 sign displayed.
[See additional temporary sign standards in Section 19.48.070.C.]

Canopy or Awning Signs

1 per 50 feet of building frontage, or 1 per storefront tenant, whichever is greater. Gas station canopies may have 1 per
canopy face.

6 s.f. maximum

At lest 7’ 6” clear from the sidewalk below the sign.
Entrance Signs

1 per primary business entrance, and shall be within 10’ of the entrance

8 s.f. maximum

Mounted flush to the wall, or if projecting must be at least 7’6” clear form the sidewalk below the sign.

19.48.060. General Standards Applicable to All Signs
A.

Public Healthy, Safety and Maintenance.
1.
All signs shall be designed, constructed, located and maintained in a manner that is
compliant with all other building codes, and in no way presents any potential risk to public
safety in the judgment of the Building Official.
2.
No sign shall imitate or resemble government signs for traffic direction or any other public
safety symbol.
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3.
4.
5.

No sign shall be placed in any sight triangle applicable to public streets, internal access
streets, or driveway access points using the sight distance provisions of Article 13-2A of
the City Code.
Any sign projecting over a walkway or other active area in front of a building or other area
where people may walk shall maintain at least 7’ 6” vertical clearance.
All signs and any surrounding grounds or landscape, shall be maintained in good
condition, free of any debris, weeds, disrepair or other unsightly conditions.

B.

Specific Designs Prohibited.
1.
No sign shall be placed on any vehicle or trailer, when such vehicle or trailer is placed or
parked visible from the right-of-way, and the primary purpose of the sign is to deviate
from the standards or criteria of this Chapter.
2.
No sign shall be attached to any public utility pole or shall be installed within the right-ofway of a public road or street, except as permitted by the public authority or where
specifically exempt from the right-of-way prohibition by this Chapter.
3.
No sign shall include balloons, streamers, pennants or other air activated elements and
animated elements, whether animated by mechanical, electrical, or environmental
means, except as authorized through any temporary use or special event permit.
4.
No sign shall have any electronic message, video display or other digital display, except
the Planning Commission may approve the following through the site plan review:
a.
Time and temperature displays, provided it is in place of an allowed wall sign and
is a static display.
b.
Digital display of prices for gas station monument signs provided no other
information than price is displayed.
c.
In each case, the Planning Commission shall consider the intent of these
standards, and the potential impacts of the lighting or digital display on adjacent
property.
5.
Obscene signs are prohibited. “Obscene” is considered to be any material that:
a.
the average person, when applying contemporary community standards would
find that the work, taken as a whole, appeals to the prurient interest; or
b.
the work depicts or describes, in a patently offensive way, sexual conduct
specifically defined by the applicable state law; and
c.
the work, taken as a whole, lacks serious literary, artistic, political, or scientific
value.
6.
Any sign with a business message shall be located on the site of the business activity.

C.

Illumination. Illuminated signs shall meet the following standards:
1.
Any illumination shall be designed to eliminate negative impacts on surrounding rights-ofway and properties. In general, any direct source of light shall not be visible from the
public street or adjacent residential property.
2.
The light from an illuminated sign shall not flash or oscillate, or create any negative
impact on adjacent property in direct line-of-sight to the sign.
3
External light sources shall be directed and shielded to limit direct illumination of any
object other than the sign.
4.
Exposed incandescent, neon or other tube lighting shall be limited to window signs
mounted to the inside of the building, or as an accent of typically less than 10% of the
sign area for Pedestrian Signs.
5.
High pressure sodium, low-pressure sodium, and fluorescent lighting are prohibited.

19.48.070. Standards for Specific Sign Types
A.

Monument Signs
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1.
2.

3.
4.
5.

Monument signs shall be located within a landscape area at least 3 feet in all directions
from the base of the sign, or be located in a large landscaped yard.
Monument signs shall have a base at least 75% of the width of the widest part of the
sign. The base shall not count as part of the sign area provided it contains no messages
or other component of the sign, and is otherwise integrated into the site as a landscape
feature.
All monument signs and bases shall be constructed with durable, quality materials that
complement the building and other site elements in terms of material, colors, and
ornamentation.
All monument signs shall be accompanied by a landscape plan that integrates the sign
area into the overall site, softens the view and appearance of the structural elements, and
otherwise improves the view of the sign and property from the streetscape.
All monument signs shall require Site Plan Approval by the Planning Commission
according to these standards and criteria.

B.

Wall Signs. Wall signs are subject to the following additional limitations:
1.
Signs attached to a building shall not extend vertically above the highest portion of the
wall plane of the facade it is mounted on or the roofline, whichever is less. No portion of
a building wall may be built above the roofline, that serves no other structural or
architectural purpose, other than to mount a sign or expand the sign area allowance.
2.
Signs attached to a building shall not project more than 12 inches off the surface it is
mounted on unless specifically exempt from this limit by this chapter.

C.

Temporary Signs. Temporary signs are subject to the following additional limitations:
1.
Any temporary shall be placed with the permission of the property owner, and it is the
responsibility of the person placing the sign and the property owner to ensure the sign
meets all standards and is removed when the display time has exceeded the applicable
regulatory time limit.
2.
Temporary signs shall not be illuminated or painted with a light-reflecting paint.
3.
Temporary signs shall be constructed of rigid material, designed to resist quick
deterioration from the elements, and securely anchored so as not to pose a distraction or
hazard to drivers. Non-rigid materials (such as banners) shall be secured by a support or
frame to avoid distraction of flapping and set back at least 20 feet from the pavement edge
of the fronting roadway, or may be attached securely to a building.
4.
No temporary sign shall be displayed for more than 90 consecutive days, without 30 days
intervening, and any temporary sign related to a particular event shall be removed within
7 days from the end of that event.
5.
The period of time when a property has more than one temporary sign displayed shall not
be more than 120 days in a calendar year.
6.
Relocation of a temporary sign, removal of the sign for a short period, or removal and
replacement with a substantially similar sign to expand the time periods is prohibited.
7.
The Building Official shall be authorized to require the removal of any temporary sign that
pertains to an expired event.

19.48.080. Design Guidelines
All signs shall be designed to convey durability and a quality appearance. Signs should meet the
following design guidelines, and where the Building Official determines that a sign presents a substantial
deviation from these guidelines that could conflict with the intent of this Chapter, the Building Official may
require that the sign permit application be reviewed by the Planning Commission, according to the
procedures and criteria in Chapter 19.32.
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A.

In general, natural construction materials such as wood, metals, ceramic, and stone should be
used for signs should be used for all wall or monument signs. Synthetic materials should only be
used if they are designed to resemble the recommended natural materials. Plastic or acrylic is
discouraged as the primary component of signs, unless accompanied by frames that add
architectural details to compliment the building or individual letter casings (i.e. no basic box
cabinets and acrylic panels). Materials, particularly for the frames, casings or background of the
sign should be chosen to compliment the architecture of the building, and coordinate with other
accent materials or architectural details of the building.

B.

Simple 2- and 3-color contrasting colors schemes should be used between the color of the
background, letters, and accents to ensure legibility and quality appearances. Symbols and logos
may incorporate other colors. Colors or color combinations that interfere with the legibility of the
sign copy should be avoided. Fluorescent colors should be limited to accents and typically less
than 10% of the sign area.

C.

The location of all permanent signs should be incorporated into the architectural design of the
building. Placement of signs should be considered part of the overall facade design. Sign
locations should be carefully considered, and align with major architectural features such as
marquees, building name plates, storefront sign bands, cornices and parapets, entrance features,
windows, canopies and other similar architectural features.

D.

Buildings that have multiple wall or ground signs should coordinate all signs for the building or
site. Coordination may occur in either of the following manners:
1.
Consistent Design Theme. Create a consistent theme through all of the following:
a.
Use the same or similar dimension and orientation (i.e. height and position on
facade) and shape (i.e. rectangles, ovals, etc.) for framing on each sign;
b.
Use the same color of the background and framing for all signs; and
c.
Use compatible colors for text (allowing different fonts and font sizes), and similar
copy:background ratio, but deviation for logos that are less than 50% of sign
copy area.
2.
Uniform Font. Use a uniform font, letter sizes (one primary and one secondary), and
color of letters where no sign background is provided (i.e. mounted direction on walls),
except that up to 30% deviation in copy area for logos.
3.
In either of the above cases, up to two gateway signs may deviate from the consistency
associated with a point of entry or architectural emphasis for the building.

E.

Pedestrian signs should help create architectural variety and unique business identities from
establishment to establishment. In multi-tenant buildings, pedestrian signs should be used to
create interest and variety of the tenants, while overall building and site signs should create
consistency and identity of the place and building.

19.48.090. Interpretation
A.

Measurements. The following shall be used in interpreting dimensional standards for signs:
1.

Sign Area. Signs mounted on or displayed as a standard geometrical shape shall be
measured by the standard mathematical formula for that shape. Signs mounted on or
displayed as an irregular shape shall be measured by the smallest area of up to two
standard geometrical shapes that can encompass the entire sign mounting.
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2.

Detached Signs. The area of the sign shall be computed by the entire area of the face of
the structure, cabinet or module enclosed by the border of the frame.

3.

Wall, window or other building-mounted signs. Any building mounted sign mounted on a
background shall be measured by the area of the background. If mounted directly on the
wall, the area shall be computed by means of the smallest single and continuous perimeter
of up to two standard geometric shapes that enclose the outer limits of the writing, emblem
or other display.

4.

Wall Area. The area of a wall for determining that wall sign allowance shall be the
continuous plane of the facade that a sign is mounted on, or when apportioned to multiple
tenants the exterior wall area associated with each tenants gross leasable floor area.
Structures built solely to expand the wall plane for the purpose of increasing the sign area
or mounting a sign shall not count towards the wall area.

5.

Window Area. The area of a window for determining the window sign allowance shall be
the actual surface of the clear glass inside the window casing. Larger windows or glass
panels shall only count this area between 2 feet and 8 feet above the finished floor
elevation.

6.

Double-faced Signs. Where the sign faces of a double-faced sign are no more than three
feet apart at any location, only one face will be measured in computing sign area. If the two
faces of a double-faced sign are of unequal area, the area of the sign will be the area of
the larger face. In all other cases, the areas of all faces of a multi-faced sign or the surface
area of objects will be added together to compute the area of the sign.

B.

Defined Terms. [merge and purge current definitions for sign ordinance and overall zoning
ordinance here, amend and supplement as necessary based on new organization]

C.

Exceptions. [Need to determine process and criteria for site-based exceptions, if any. Sstaff v.
PC; particularly considering the below specifications / thresholds for property specific
plans...should property not qualifying for that have some administrative or discretionary
leniency???]

19.48.100

Alternative Sign Plans

Shopping centers, office parks or other multi-tenant projects with 3 or more tenants or 2 or more acres
may propose a property specific sign plan. The sign package shall be based on the intent, types of signs,
and standards of this Chapter, but the Planning Commission may approve deviations to these standards
where they find that the plan:
A.
Promotes a unique character for the area, and improves the image and identity of the project as it
relates to the surrounding community.
B.
Presents uniform designs to coordinate multiple components of the project, and where there are
distinctions in the type and design of the signs, they are well-coordinated in light of the overall
plan.
C.
The plan has clear and explicit standards for the size, location, design and quality of the signs,
and it anticipates future tenants or changes in tenants without requiring amendments to the plan.
D.
The property owner or landlord has authorized the plan, and any changes to the plan will require
the property or landlord to submit a new application to be approved by the Planning Commission.
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Planning Statutes Overview
Comprehensive Plan & Implementation
Roles & Responsibilities
Types of Decisions
Site Plan Review & Ordinance Update Discussion

OUTLINE

What is a comprehensive plan?








location, extent & relationship of uses of land

population & building intensity standards
public facilities including transportation
public improvement programming
sources & expenditures of revenue
utilization and conservation of natural resources
other elements deemed necessary

PLAN CONTENT

(KSA 12-747)

Why is it important?


guide zoning and development
decisions (12-753)



coordinate development – public and
private (12-748, 749, 756)



prioritize public investments

regulatory

(12-749)

policy

PLAN PURPOSES
fiscal

What is the role of the Planning Commission?









Make comprehensive plan

(12-747(a))

Approve “location, extent and character” of ALL public improvements

(12-748(a))

Review and recommend capital improvement program

(12-748(b))

Adopt subdivision regulations

(12-749)

Approve plats

(12-745, 12-752)

Review and recommend zoning changes

(12-756, 12-757)

Other decisions referred to it by the zoning ordinance

(12-756, 12-757)

Annual review of the plan

ROLE OF PLANNING COMMISSION

(12-747(d))

What is a “good” plan?


Long Range

o



How actions of today impact issues of future

General

o



Known, anticipated issues + framework to react to unanticipated

Comprehensive

o



The city as a whole; integrated

City Building

o
o
o
o

Good civic design
Efficient municipal / public services
Strong fiscal strategies
Places people value

CITY PLANNING

Governing
Body

Planning
Commission

Board of
Zoning Appeals

 Elected

 Appointed

 Appointed



Legislative



Policy / Administrative



Quasi-judicial



Immediate



Long-range / Vision



Execute the Plan



Make Plan



Make Laws



Recommend /
Guide / Apply Laws



Adjudicate Specific
Questions
• Variances
• Appeals
• Other Items

ROLES & RESPONSIBILITIES

Planning
Commission

Governing
Body

Preliminary Plat

D

Final Pat

D

Lot Split

D

A

Rezoning / Text Amendment

RR PH

D

Special Use Permit

RR PH

D

Conditional Use Permit

Board of Zoning
Appeals

Acceptance

D

PH

Site Plan

D

Exceptions

D

A
D

Appeal
Comprehensive Plan

PH

D

Variance

D
D

PH

APPLICATION SUMMARY

Acceptance

RR
D

Review/
Recommendation
Decision

PH

Public
Hearing

A

Appeal

Planning
Commission
Preliminary Plat

Administrative

Final Pat

Administrative

Lot Split

Administrative

Governing
Body
(acceptance)

Rezoning / Text Amendment

(recommendation)

Quasi-judicial / Legislative

Special Use Permit

(recommendation)

Quasi-judicial

Conditional Use Permit

Board of Zoning
Appeals

Administrative

Site Plan

Administrative

Exceptions

Administrative

Administrative

Variance

Quasi-judicial

Appeal

Quasi-judicial

Comprehensive Plan Adoption

TYPE OF DECISION

Legislative

(acceptance)

Legislative

Quasi-Judicial

Administrative

Changing the Law

Evaluate How the Law Applies

Apply the Law



Weigh or Make
Policy



Weigh Evidence
Against Policy



No Policy



Full Discretion



Targeted Discretion



Limited Discretion



Open to Wide
Considerations



Limited to Record



Record Only Applies
Facts to Standards

Public Hearing / Testimony

TYPES OF DECISIONS

Public Meeting / Comment
(optional)

Legislative

Quasi-Judicial

Administrative

Changing the Law

Evaluate How the Law Applies

Apply the Law

Comprehensive Plan

Variances & Appeals

Site Plans & Exceptions

Rezoning

Special Use Permits

Plats

Zoning text amendments



Full Discretion

What should we do?
What does our plan say?

Conditional Use Permits



Targeted Discretion

How should the law apply
to these facts?

TYPES OF DECISIONS



Limited Discretion

How do the facts meet the
standards?

Common Problems


Basing decisions on “opinions” rather than “facts” (grey area…)



Standards that are vague or tough to evaluate objectively and
apply facts.



Too many “routine” things requiring process/review.

ADMINISTRATIVE DECISIONS

Roles of Commission & “Limited Discretion”


Ensure that the standards are met



Recommendations and constructive advice based on broad
perspectives and expertise



Evaluate “bigger picture” of how project fits in / off-site impacts
(May or may not be grounds for denial, and may or may not be things applicant is
responsible, but are still important items to work on…Monitoring change with a
broader perspective)

ADMINISTRATIVE DECISIONS

Roles of Commission & “Limited Discretion”


Ensure that the standards are met
•

Evaluate staff report and facts.

•

Consider if any other facts are important to your application of standards.

•

Apply facts to the standards using your particular expertise / perspective.

ADMINISTRATIVE DECISIONS

What to do when there is not a specific standard?


Is there a performance standard (desired
outcome) expressed in the ordinance?



Are there decision-making criteria that are
impacted by facts?



Is there a professional practice or industry
standard that relate to either of the above?

ADMINISTRATIVE DECISIONS

What to do when there is not a specific standard?


Is there a performance standard (desired
outcome) expressed in the ordinance?

Personal opinion / preference
vs.



Are there decision-making criteria that are
impacted by facts?

Objective observation

Design choice



Is there a professional practice or industry
standard that relate to either of the above?

ADMINISTRATIVE DECISIONS

vs.
Public interest

Standard
Building - Size & Setbacks
Building - Design (residential)

Performance
Standard


 (new)

 (exceptions)

Building - Design (non-residential)
Building - Materials
Sign - Quantity / Size

 (proposed)
 (proposed)

Landscape - Buffer / Screening

 (proposed)

Lighting




Stormwater
Parking - Quantity
Parking - Design & Landscape








Sign - Design
Landscape

Decision
Criteria




COMMON SITE PLAN ISSUES








19.32.030 Standard of Approval
A. Accommodate building(s), parking areas and drives with appropriate
open space and landscape;
B. Adequate utilities;
C. Adequate stormwater management;
D. Safe and easy ingress, egress and internal traffic circulation;
E. Good land planning and site engineering design principles;

F. Appropriate degree of compatibility will prevail between the
architectural quality of buildings and the surrounding neighborhood;
G. Consistent with the Comprehensive Plan / other adopted policies.

CURRENT SITE PLAN CRITERIA

Site Plan &
SUP

Homestead Country Club

Site Plan

7501 Mission Road

Site Plan,
Rezoning &
SUP

DISCUSSION: RECENT EXAMPLES
7930 State Line / Tidal Wave

 Staff Presentation
o Context
o Presentation of Facts
o Type of Application / Criteria

 Application Comment / Presentation
o Details of Application
o Advocacy for the project
 Public Comment / Testimony (if applicable)

 Planning Commission Deliberation
 Planning Commission Decision

PROPOSED APPLICATION PRESENTATION
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