
 

 

City of Leawood 
Planning Commission Agenda 

January 28, 2020 
Dinner Session – 5:30 p.m. – No Discussion of Items 

Leawood City Hall – Main Conference Room 
Meeting – 6:00 p.m. 

4800 Town Center Drive 
Leawood, KS 66211 
913.339.6700 x 160 

 

 
CALL TO ORDER/ROLL CALL:   
McGurren, Hunter, Belzer, Hoyt, Elkins, Coleman, Block, Stevens, Peterson 
 

APPROVAL OF THE AGENDA:  
 
APPROVAL OF MINUTES:  
Approval of minutes from the November 26, 2019 Planning Commission meeting. 
 
CONTINUED TO THE FEBRUARY 25, 2020 PLANNING COMMISSION MEETING: 
CASE 01-20 – CORNERSTONE OF LEAWOOD – ONSPRING HEADQUARTERS – Request for approval of a 
Preliminary Plan, located south of 135th Street and east of Nall Avenue.  PUBLIC HEARING 
 
CONSENT AGENDA: 
CASE 02-20 – LEAWOOD ESTATES – LOT 9 & PARTIAL LOT 8 – RESIDENTIAL EMERGENCY GENERATOR – 
Request for approval of a Final Landscape Plan, located north of 95th Street and east of High Drive.    
 
CASE 03-20 – HALLBROOK EAST VILLAGE – SECOND PLAT – Request for approval of a Revised Final Plat, located 
south of 112TH Street and west of State Line Road. 
 
CASE 05-20 – STONE LEDGE SUBDIVISION – SECOND PLAT – Request for approval of a Revised Final Plat, located 
south of 154th Street and east of Nall Avenue. 
 
CASE 07-20 – PARK PLACE – ENGEL & VOLKERS – Request for approval of a Final Plan for Changes to the Façade 
of a Tenant Space, located north of 117th Street and east of Nall Avenue. 
 
NEW BUSINESS: 
CASE 04-20 – 135 STREET AND KENNETH – MIXED USE AND MEDIUM DENSITY RESIDENTIAL - Request for 
approval of a Revised Preliminary Plan, located south of 135th Street and west of Kenneth Road. PUBLIC HEARING 
 

CASE 06-20 – 2019 ANNUAL UPDATE TO THE CITY OF LEAWOOD COMPREHENSIVE PLAN – Request for 
approval of the 2019 Comprehensive Plan. PUBLIC HEARING 
 
 
 
 



 

 

 

CASE 112-19 – LEAWOOD DEVELOPMENT ORDINANCE AMENDMENT TO SECTION 16-4-6, SIGN 
REGULATIONS – Request for approval of an amendment to the Leawood Development Ordinance, pertaining to 
Electronic/Digital Drive Thru Menu Boards.  PUBLIC HEARING 
 
ADJOURN REGULAR MEETING:   
Meetings will end at 9:00 p.m. unless the Commission votes to extend the meeting for a period of thirty (30) minutes.  An 
additional thirty (30) minute extension, for a maximum of two (2) extensions, may be voted by the Commission members. 

 
LEAWOOD PLANNING COMMISSION 
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Leawood Planning Commission is a nine member non-partisan body whose members are appointed by the Mayor and confirmed by the Governing Body.  
  

The Planning Commission prepares the Comprehensive Plan that is used as a general guide for the development of the community.  The Comprehensive Plan is reviewed 
and updated annually as part of the commission's ongoing process of evaluating trends and patterns.  The Commission also reviews all zoning, special use permit, and site 
plan and plat applications prior to making recommendations to the governing body for final action.  
  

The regular scheduled public meetings of the Planning Commission are held at 6:00 PM on the fourth Tuesday of each month in the City Council chambers, 4800 Town 
Center Drive.  The Commission may also conduct a study session followed by a meeting on the second Tuesday of each month.  
  

Anyone wishing to appear on the Planning Commission agenda or study session agenda should contact Planning Services at (913) 339-6700.  
  

REZONING AND SPECIAL USE PERMIT PROCEDURES FOR LEAWOOD, KANSAS  

  

Newspaper publications: The city will be responsible for publishing the notice of public hearing in the official City newspaper not less than 20 days prior to the end of the 
public hearing.  
  

Posting of the sign: Upon submission of the application, the City will supply the applicant with a sign to be posted on the property.  The sign must be posted not less than 20 
days prior to the public hearing.  
  

Letters of notification: The applicant will be responsible for mailing notices by certified mail, return receipt requested, of the proposed zoning change to all land owners located 
within 200 feet of the area proposed to be altered.  These notices must be sent a minimum of 20 days prior to the Planning Commission hearing.  
  

Public hearing: The Planning Commission hears all zoning requests, hearing from the applicant and anyone in the audience wishing to speak for or against the proposal.  The 
Commission will then make a recommendation for approval or denial to the City Council or continue the application to another Planning Commission agenda.  The following is 
an outline of the public hearing process.  
  

1. Staff summarization of comments and recommendations.  

2. Applicant presentation and response to staff comments and recommendations.  

3. Public Hearing  

a. Anyone wishing to speak, either in favor or in opposition has an opportunity to speak.  

b. It is appreciated if the speakers keep repetition to a minimum.  

4. The applicant will have an opportunity to respond to points raised during the hearing.  

5. Planning Commission discussion.  

6. Motion and second by the Planning Commission.  

7. Planning Commission discussion of motion.  

8. Planning Commission vote on the motion.  

  

Protest period: Certain property owners may file a petition protesting the application within 14 days after the close of the Planning Commission public hearing. The petition 
must be signed by the owners of record of 20% or more of any real property proposed to be rezoned, or by the owners of record of 20% or more of the total real property 
within the area required to be notified in Article 16-5-4.1 of the proposed zoning of specific property, excluding streets and public ways and property excluded pursuant to 16-
5-4.3.  
  

City Council Action: After the protest period has concluded, the application will be placed on an agenda for a City Council meeting.  The Council may then take action on the 
proposal.  The Council may approve the Planning Commission’s recommendation, or it may amend and approve or remand the proposal to the Planning Commission for 
further consideration. 
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City of Leawood Planning Commission Staff Report 
 
MEETING DATE:    January 28, 2020 
REPORT WRITTEN:   January 21, 2020 
 

LEAWOOD ESTATES – LOT 9 & PARTIAL LOT 8 – RESIDENTIAL EMERGENCY GENERATOR – 
REQUEST FOR APPROVAL OF A FINAL LANDSCAPE PLAN – Located north of 95th Street and east 
of High Drive – Case 02-20                                                            **CONSENT AGENDA** 

 
STAFF RECOMMENDATION:   
Staff recommends approval of Case 02-02, Leawood Estates, Lots 9 & Partial Lot 8 – Residential 
Emergency Generator –  request for approval of Final Landscape Plan, with the stipulations outlined in the 
staff report. 
 
APPLICANT:  

 The applicant is Jim Kiely with Larson Building Company. 

 The property is owned by Priti Verma Singh. 
 

REQUEST:  

 The applicant is requesting approval for a 36.8 cubic foot residential generator to be placed at the rear 
southeast corner of the house.  

 All residential emergency generators must be approved as part of a Final Landscape Plan if the 
generator exceeds 22 KW or 48 Cubic Feet. 

 
ZONING: 

 The property is currently zoned R-1 (Planned Single Family Low-Density Residential District). 
 
COMPREHENSIVE PLAN:  

 The Comprehensive Plan designates this property as Low Density Residential. 
 
LOCATION: 
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SURROUNDING ZONING:   

 North, East, South 
and West 

Surrounding all sides of the property are single-family homes within the Leawood 
Estates subdivision, zoned R-1 (Planned Single Family Low-Density Residential 
District).   

 
SITE PLAN: 

 Permanently installed generators for residential dwellings larger than 20 KW or 48 cubic feet shall be 
required to be reviewed as part of the final landscape plan to address location, screening, and design 
subject to approval by the Governing Body after recommendation of the Planning Commission. 

 A 38 KW generator for residential use is proposed at 9301 High Drive (Leawood Estates – Lot 9 and 
Partial Lot 8), north of 95th Street and east of High Drive. 

 The generator is proposed to be 35” in width, 73.1” in length, and 46.1” in height, for a total of 
approximately 36.8 cubic feet. 

 The generator shall be located in the rear yard of the home, adjacent to the dwelling. The generator 
will be no more than 5’ away from the main structure of the home. 

 The manufacturer has stated the generator shall be a maximum of 64 dbs. at 7 meters (approximately 
23’) from the generator. The generator is setback 26’ from the side property line.  Landscaping is 
proposed to be located around the generator to screen the generator from view and buffer the noise. 
The applicant is aware that the generator must be a maximum of 60 dbs. at the property line, which 
will be checked and verified at the time of installation of the generator. If the generator is over the 
allotted 60 dbs., noise mitigation must be provided to ensure that this requirement is met. 

 Per the Leawood Development Ordinance, all residential emergency generators shall be powered 
using a propane or natural gas generator. The applicant has confirmed that the generator will be natural 
gas powered, meeting the requirement of the Leawood Development Ordinance. 

 Per the Leawood Development Ordinance, permanently installed generators for residential use must 
meet the following criteria, as defined in Section 16-4-1.3(A)(7). 
 

Criteria Required Compliance 

Only in Rear Yard Complies 

Only powered by Propane or Natural Gas Complies 

Screened by either a fence not exceeding 4’ in height 
or evergreen plantings 

Complies 

Not to be placed more than 5’ from the primary 
structure 

Complies 

Not to encroach setbacks Complies 

Shall not exceed a noise level of 60 dbs. at the 
property line 

Compliance with this requirement will be checked 
and verified at installation of the generator 

 
LANDSCAPING: 

 The applicant proposes to plant six 6’ tall Emerald Green Arborvitae around the generator. 

 Existing evergreen and deciduous trees are located on the property near the southern property line. 

 Per the Leawood Development Ordinance Section 16-1-4.2(A)(5), at the time of planting, plant material 
screening ground mounted utilities shall be a minimum of 6” taller that the utility it is to screen.  
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STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve Case 02-20, Leawood Estates – Lot 9 & Partial Lot 
8 – Residential Emergency Generator – with the following stipulations: 
1. The project shall be limited to the installation of a 36.8 cubic foot, 38 KW, emergency residential 

generator with landscaping for a single-family residence within the Leawood Estates Subdivision – Lot 
9 and Partial Lot 8, zoned R-1. 

2. Per Section 16-4-1.3(A)(7)(g) of the Leawood Development Ordinance, noise from the generator shall 
be a maximum of 60 dbs at the property line, which shall be checked and verified at the time of final 
inspection of the generator. If it is determined that the noise from the permanently installed generator 
is greater than 60 dbs at the property line, noise mitigation shall be required to meet this requirement. 

3. The landscaping screening the generator shall be installed and maintained in a manner that meets the 
requirements of the Leawood Development Ordinance, including being a minimum of 6” taller than the 
generator at the time of planting. 

4. Development rights under this approval shall vest in accordance with K.S.A. 12-764. 
5. In addition to the stipulations listed in this report, the developer/property owner agrees to abide by all 

ordinances of the City of Leawood Development Ordinance, unless a deviation has been granted, and 
to execute a statement acknowledging in writing that they agree to stipulations one through five.   





City of Leawood Planning Commission Staff Report 
 
MEETING DATE:   January 28, 2020 
REPORT WRITTEN:   January 21, 2020 
 

HALLBROOK EAST VILLAGE, SECOND PLAT – REQUEST FOR APPROVAL OF A REVISED FINAL 
PLAT – Located south of 112th Street and west of State Line Road – Case 03-20  
**CONSENT AGENDA** 

 
STAFF RECOMMENDATION:   
Staff recommends the Planning Commission approve Case 03-20, Hallbrook East Village, Lots 1, 2 & 3 – 
Request for approval of a Revised Final Plat, subject to the stipulations in the staff report. 
 
APPLICANT:  

 The applicant and engineer is Brett Haugland with Continental Consulting Engineers. 

 The properties are owned by Hallbrook Villas III, LLC. 
 
REQUEST:  

 The applicant is requesting approval of a Revised Final Plat to combine three lots within Hallbrook East 
Village into two lots. 

 The Hallbrook East subdivision was originally approved with 33 lots on 8.62 acres with Case 32-17 on 
April 17, 2017. 

 
ZONING:  

 The property is currently zoned RP-2 (Planned Cluster Detached Residential District). 
 
COMPREHENSIVE PLAN:  

 The Comprehensive Plan designates this property as Medium Density Residential. 
 
LOCATION: 
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SURROUNDING ZONING:   

 North To the north is undeveloped property zoned AG (Agricultural) and SD-CR (Planned 
General Retail).   

 South To the south is Hallbrook Farms, a single family residential subdivision zoned RP-1 
(Planned Single Family Residential District).   

 East Directly to the east is State Line Road and single family residential located in Kansas City, 
Missouri.   

 West To the west, across Overbrook Road, is the Patio Homes at Hallbrook, a single family 
residential subdivision zoned RP-4 (Planned Cluster Residential under a previous 
Leawood Development Ordinance).   

 
SITE PLAN COMMENTS: 

 Hallbrook East Village is located west of State Line Road and south of 112th Terrace. The subdivision is 
bordered on the west by Overbrook Road. 

 Two entries into the subdivision are located off of Overbrook Road, one at W. 114th Street and one at W. 
116th Street. 

 Lots 1, 2, and 3 are located at the northern end of the subdivision, adjacent to the primary entrance at 
114th Street. The applicant proposes to replat the three lots into two lots, numbering the new lots as Lot 
1 and Lot 2. 

 
FINAL PLAT: 

 The Final Plat for Lots 1, and 2 contain the following: 
 

 Acres Sq.ft. 

Lot 1 0.41 17,979 

Lot 2 0.36 15,821 

 

Easements 
10’ Utility Easement Front yards along Cambridge Road, rear yards of both lots,  

interior side yard, side yard of Lot 2 

Sanitary Sewer Easement Front yards along Cambridge Road, side yard of Lot 1 

Access and Utility Easement Front yards of Lots 1 and 2 

BMP Easement Western corner of Lot 1 

10’ Landscape and Entry Monument Easement Western corner of Lot 1 

Site Triangle Easement Western corner of Lot 1 

7’ Sidewalk Easement Side yard of Lot 1 

16’ Drainage Easement Side yard of Lot 1 

 
BULK REGULATIONS: 

 The following table outlines the required and provided regulations for the project: 
Criteria Required Provided Compliance 

Front Setback 30’ 22.5’ Deviation Granted* 

Side Setback 10’ 7.5’ Deviation Granted* 
Rear Setback 20’ 20’ Deviation Granted* 
Corner Lot Setback 20’ 15’ Deviation Granted* 

* Deviations were granted for the Development at the time the Preliminary Plan was approved by the Governing Body on January 3, 2017 (Case 112-16, 
Ordinance No. 2817). 
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SIGNAGE:   

 No signage is proposed with this application 
 
LANDSCAPING:    

 No changes to landscaping are proposed with this application. 
 
LIGHTING: 

 No lighting is proposed with this application. 
 
STAFF RECOMMENDATION:   
Staff recommends the Planning Commission approve Case 03-20, Hallbrook East Village, Lots 1, 2 & 3 – 
Request for approval of a Revised Final Plat, with the following stipulations: 
1. This approval is limited to a Revised Final Plan for Hallbrook East Village to replat Lots 1, 2 & 3 of 

Hallbrook East Village First Plat into Lots 1 & 2 of Hallbrook East Village Second Plat, containing 0.41 
and 0.36 acres respectively. 

2. The applicant shall obtain all approvals and permits from the Public Works Department, per the Public 
Works memo on file with the City of Leawood Planning and Development Department, prior to recording 
the plat. 

3. Development rights under this approval shall vest in accordance with K.S.A. 12-764. 
4. In addition to the stipulations listed in the report, the developer/property owner agrees to abide by all 

ordinances of the City of Leawood including the Leawood Development Ordinance, unless a deviation 
has been granted, and to execute a statement acknowledgement in writing that they agree to stipulations 
one through four. 
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City of Leawood Planning Commission Staff Report 
 
MEETING DATE:    January 28, 2020 
REPORT WRITTEN:   January 9, 2020 
 

STONE LEDGE SUBDIVISION – SECOND PLAT – REQUEST FOR APPROVAL OF A REVISED FINAL 
PLAT – Located south of 154th Street and east of Nall Avenue – Case 05-20    **CONSENT AGENDA** 

 
STAFF RECOMMENDATION:   
Staff recommends approval of Case 05-20, Stone Ledge, Lot 18 – request for approval of a Revised Final 
Plat, with the stipulations stated in the staff report. 
 
APPLICANT:  

 The owner of the property is Richard A. Hines   

 The architect is David Joiner with Integral Design Architecture 

 The engineer/surveyor is Mark Christian with Accu-Survey 
 
REQUEST:  

 The applicant is requesting approval of a Revised Final Plat for Lot 18 of the Stone Ledge residential 
subdivision, to allow the corner lot street-side setback to conform to the current zoning regulations of 
the RP-2 (Planned Cluster Detached Residential District) zoning district. 

 No other changes are proposed with this application.  
 
ZONING: 

 The property is currently zoned RP-4 (Planned Cluster Residential, from a previous Leawood 
Development Ordinance zoning). 

 
COMPREHENSIVE PLAN:  

 The Comprehensive Plan designates this property as Medium Density Residential. 
 
LOCATION: 
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SURROUNDING ZONING:   

 North Directly north the Stone Ledge development is the residential subdivision of The 
Woods at Ironhorse, zoned RP-1 (Planned Single Family Residential District). 

 South Directly south of the subject property, across 154th Street, are three homes within the 
Stone Ledge subdivision zoned RP-4 (Planned Cluster Residential). Directly to the 
south of Stone Ledge is an unplatted single family residence within the City of 
Overland Park, KS. 

 East Directly east of the Stone Ledge development is The Woods at Ironhorse residential 
development zoned RP-1. 

 West Directly West of the property is a single family residential development within the City 
of Overland Park, KS. 

 
FINAL PLAT COMMENTS:   

 The original plat was recorded in 1996, containing 18 single family lots. 

 Lot 18 contains 0.161 acres. 

 The applicant is proposing to conform to the setbacks of the RP-2 zoning district of the current Leawood 
Development Ordinance. 

 The previous plat showed a corner lot street-side setback of 22.5’,which was zoned as RP-4 under a 
previous Leawood Development Ordinance. Since this lot is being replatted, the lot will now comply 
with the current Leawood Development Ordinance for a corner lot street-side setback of 20’. 

 The proposed lots meets the bulk regulations for its current zoning. 
 

Easements 

Easements Locations 

10’ Landscape Easement Located at the west property line of lot 18 
5’ KCP&L Easement Located at the south property line of lot 18 
7’ Utility Easement Located at the north and west property lines of lot 18  
10’ Monument Easement Located at the west property line up to the northwest  

corner of lot 18 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve Case 05-20, Stone Ledge Lot 18 – request for 
approval of a Revised Final Plat, with the following stipulations: 
1. The project is limited to a Revised Final Plat for Lot 18 of the Stone Ledge residential subdivision, a 

0.161 acre lot, zoned RP-4 under a previous Leawood Development Ordinance. 
2. The applicant shall obtain all approvals and permits from the Public Works Department, per the Public 

Works memo on file with the City of Leawood Planning and Development Department, prior to 
recording the plat. 

3. In addition to the stipulations listed in this report, the developer/property owner agrees to abide by all 
ordinances of the City of Leawood Development Ordinance, unless a deviation has been granted, and 
to execute a statement acknowledging in writing that they agree to stipulations one through three. 
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City of Leawood Planning Commission Staff Report 
 
MEETING DATE:    January 28, 2020 
REPORT WRITTEN:   January 10, 2020 
 

PARK PLACE – ENGEL & VOLKERS – REQUEST FOR APPROVAL OF A FINAL PLAN FOR 
CHANGES TO THE FAÇADE OF A TENANT SPACE – Located north of 117th Street and east of Nall 
Avenue – Case 07-20             **CONSENT AGENDA** 

 
STAFF RECOMMENDATION:   
Staff recommends approval of Case 07-20, Park Place – Engel & Volkers – request for approval of a Final 
Plan for Changes to the Façade of a Tenant Space, with the stipulations outlined in the staff report. 
 
APPLICANT:  

 The applicant is Angie Ripley with Engle & Volkers 

 The property is owned by KBSIII Park Place Village LLC 

 The architect is David L. Anderson, AIA with AMAI Architecture 
 
REQUEST:  

 The applicant is requesting approval of a Final Plan to alter the entry façade of the tenant space located 
at 5261 W 116th Place, including the removal of a round awning and the addition of two columns (one 
on either side of the entrance). 

 
ZONING: 

 The property is currently zoned MXD (Mixed Use). 
 
COMPREHENSIVE PLAN:  

 The Comprehensive Plan designates this property as Mixed Use. 
 
LOCATION: 
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SURROUNDING ZONING:   

 North The tenant space is located within building G of the Park Place development. To the 
north is another retail building within the Park Place development, zoned MXD. North 
of the Park Place Development is Town Center Drive, followed by Edgewood, a 
medium density residential subdivision, zoned RP-4 (Planned Cluster Residential) 
and Leawood Commons, zoned SD-O (Planned Office) and SD-NCR (Planned 
Neighborhood Retail). 

 South Directly south of building G is Parking Garage B within the Park Place development 
zoned MXD. South of the Park Place development is 117th Street and Town Center 
Plaza, a regional shopping center, zoned SD-CR (Planned General Retail). 

 East East of building G are multi-family apartments within the Park Place development. 
Ease of the Park Place development is Town Center Drive, followed by the single-
family residential subdivision of Edgewood; and Leawood City Hall and library zoned 
RP-4. 

 West West of building G is building I, which contains the Aloft Hotel along with retail and 
office space within the Park Place development. West of the Park Place 
development, across Nall Avenue, is the Sprint Campus located within the City of 
Overland Park, KS. 

 
ELEVATIONS:   
North Facade 

 The applicant proposes to alter the northern storefront by removing the existing sheet metal canopy 
with recessed lighting.  

 New wood trim work columns are proposed on both sides of the existing northern entrance into the 
tenant space. The wood trim is proposed to be painted Sherwin Williams Extra White. 

 The existing door handles will be removed and replaced with a Semi-Circular Pull from Assa Abloy and 
will be black anodized aluminum in color. 

 No changes to exterior lighting are proposed. 

 New Sunbrella fabric awnings are proposed on the north tenant façade. The awnings will be white in 
color to match the new façade of the tenant space. 

 The existing sheet metal panels on the tenant façade will also be painted Sherwin Williams Extra White. 

 All other existing storefront elements are to remain as existing. 
  
Eastern Facade 

 The applicant is also proposing changes to the eastern façade, which faces an interior pedestrian 
walkway. 

 The applicant is proposing to paint the existing sheet metal panels on the tenant facades Sherwin 
Williams Extra White. 

 The existing window system will remain. 
 
SIGNAGE:   

 Park Place has sign criteria recommended by the Planning Commission and approved by the 
Governing Body. 

 Signage for Engel & Volkers will be approved administratively through a separate application. 
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LANDSCAPING 

 The applicant is proposing two Blox Large Square Galvanized Charcoal Planter boxes at the tenant 
space entrance. 

 The boxes will be 15.25” x 15.25” x 16”. 

 The applicant is proposing to plant Dwarf English Boxwoods within the planter boxes. 
 
LIGHTING: 

 The applicant stated that no changes or additional lighting fixtures will be added to the façade of the 
tenant space. 

 
STAFF RECOMMENDATION: 
Staff recommends the Planning Commission approve Case 07-20, Park Place – Engel & Volkers – request 
for approval of a Final Plan for Changes to the Façade of a Tenant Space, with the following stipulations: 
1. The project is limited to changes to the exterior of the tenant space located at 5261 W. 116th Place, 

within the Park Place development, zoned MXD. 
2. The project shall comply with the design guidelines for Park Place.  
3. The existing colonnade shall not be altered with this application. 
4. Development rights under this approval shall vest in accordance with K.S.A. 12-764. 
5. In addition to the stipulations listed in this report, the developer/property owner agrees to abide by all 

ordinances of the City of Leawood including the Leawood Development Ordinance, unless a deviation 
has been granted, and to execute a statement acknowledging in writing that they agree to stipulations 
one through five. 
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Available 
Finishes:

•	US3/605
•	US4/606
•	US10/612
•	US10B/613
•	US10BE/613E
•	US26/625 
•	US26D/626
•	US28/628
•	US32/629
•	US32D/630
•	 313/710
•	 315/711

CS-RM4420   1/17

Specifications:
MATERIAL: 
Aluminum,	Bronze,	Stainless	Steel

MATERIAL	SIZE:		
CTC:	9"
Diameter:	1"
Projection:	3"

Architectural	 
Door	Accessories

Rockwood	RM4420	-	CenTrex	-
Solid	1"	Diameter	Semi-Circular	Pull

300 Main Street 
Rockwood, Pennsylvania 15557
P:  800.458.2424  •  F:  800.922.9212 
www.rockwoodmfg.com  •  orders.rockwood@assaabloy.com
Copyright © 2017, Rockwood Manufacturing Company, an ASSA ABLOY Group company. All rights reserved. Reproduction in whole or  
in part without the express written permission of Rockwood Manufacturing Company is prohibited.



Prices and availability are subject to change from the time and date that you print this page.
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For Customer Service, please call 800.606.6252

DECOR &  MIRROR S   HOME ACCESSORIES   PL ANTER S   BLOX L ARGE S Q UARE GALVANIZED CHARCOAL PL ANTER/ / /

SHIP

In stock and ready for delivery to ZIP code 60601

FREE PICKUP

Quick ShipAllow Extra Time Allow Extra Time

Quick ShipAllow Extra Time Allow Extra Time11.4"Sq.x24"H

15.5"Sq.x32"H23.5"Wx11.75"Dx11.75"H32"Wx16"Dx16"H11.75"Sq.x12"H

15.25"Sq.x16"H

SQUARED OFF.  Charcoal planter squares up sleek and modern. Protected for indoor and outdoor settings, matte-finished galvanized steel plays up refined

industrial to dramatic effect.

Learn how to transform these planters into a spooky Halloween display on Idea Central.

BLOX L ARGE SQUARE GALVANIZED CHARCOAL
PL ANTER
CB2 Exclusive

$44.95

SKU: 381067

(4.5) 455 Reviews

By using our site, you consent to cookies, which we use to improve services. For details about the information we collect and how we use it, LEARN
MORE

OK

https://www.cb2.com/accessories/
https://www.cb2.com/accessories/all-home-accessories/1
https://www.cb2.com/accessories/planters/1
javascript:;
javascript:;
javascript:;
javascript:;
javascript:;
javascript:;
javascript:;
javascript:;
https://www.cb2.com/blog/haunted-halloween-planters/
https://www.cb2.com/customer-service/privacy-policy
https://www.cb2.com/customer-service/privacy-policy
https://www.cb2.com/
https://www.cb2.com/checkout/cart


KNOW WHAT'S UP. SIGN UP FOR EMAILS.

    

©2020 CB2 TERMS OF USE PRIVACY POLICY SITE INDEX AD CHOICES Co-Browse

CONTACT US

CUSTOMER SERVICE

STORES

EMAIL

800.606.6252

CB2 CREDIT CARD

APPLY NOW

MANAGE ACCOUNT

ORDER TRACKING & 
SCHEDULE DELIVERY

TRACK YOUR ORDER

SCHEDULE DELIVERY

OUR COMPANY

ABOUT US

CAREERS

RESOURCES

MY ACCOUNT

CATALOGS

GIFT REGISTRY

GIFT CARDS

CB2 INTERIORS

BUSINESS SALES

DESIGN TRADE PROGRAM

PRODUCT RECALLS

ACCESSIBILITY STATEMENT

CA SUPPLY CHAINS ACT

SHIP TO: 

If you are using a screen reader and are having problems using this website, please call 800.606.6252 for assistance.

Enter your email address

DO NOT SELL MY INFO

RETURN/EXCHANGE POLICY

At CB2, we stand behind the quality of our products and want every purchase to be a positive experience. We will do our best to make things right if you are

not satisfied.

Blox Large Square Galvanized Charcoal Planter. 15.25"Wx15.25"Dx16"H

Powdercoated galvanized steel

Drainage holes

Wipe with soft dry or slightly damp cloth

Plastic liner recommended for indoor use

Made in Vietnam

Overall Dimensions

Width: 15.25" (inches)
Depth: 15.25" (inches)
Height: 16" (inches)

Interior Dimensions

Width: 13.4" (inches)
Depth: 13.4" (inches)
Height: 16" (inches)

Opening

Width: 13" (inches)

Non-Furniture Items

We will accept returns and exchanges of non-furniture items if they are returned within 90 days of customer receipt, a valid proof of purchase is provided,

and the items are returned in good condition (unused and unwashed). Select wallpaper is not eligible for return; see product details.

Stock Furniture, Rugs and Rug Pads

If you are not satisfied with your Stock furniture, rug or rug pad purchase, you must contact us within 7 days of delivery or pickup to arrange a return. The

item must be returned within 30 days of delivery or pickup. The item will be inspected upon return, and the refund amount will be determined based on its

condition. For mattresses, Helix Sleep and Brentwood Home offer a 365-day return. For furniture orders placed online, please call us at 800.606.6252. For

orders placed through a store, please contact the store where the sale originated.

Custom Order Upholstery

We require a 50% deposit for all Custom Order upholstery. This deposit is nonrefundable after a 72-hour change/cancellation window. These items are made

to your specifications and cannot be returned or exchanged.

More about returns and exchanges

By using our site, you consent to cookies, which we use to improve services. For details about the information we collect and how we use it, LEARN
MORE

OK

https://www.cb2.com/customer-service/terms-of-use
https://www.cb2.com/customer-service/privacy-policy
https://www.cb2.com/site-index
https://www.cb2.com/customer-service/ad-choices
https://www.cb2.com/customer-service/
https://www.cb2.com/stores/
https://www.cb2.com/customer-service/contact-us/
https://www.cb2.com/rewards/
https://crateandbarrel.syf.com/eSecurity/Login/login.action?clientId=cb&accountType=generic&langId=en
https://www.cb2.com/account/order-tracking
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Qty

*Size

Dwarf English Boxwood
Buxus sempervirens 'Suffruticosa'

Sku #1398

1 Review

A small, rounded evergreen shrub that forms tufts of growth resembling a cloud if left unpruned. The slow growing, dwarf form is ideal for edging and borders along pathways or

around �ower beds. Well-suited for topiary and containers. Considered to be the most resistant to the boxwood leaf miner.

Price: $44.99

ADD TO CART

 

Partial to full sunLight Needs

Water regularly - weekly, or more often in extreme heat or containers.Water Needs

5 - 8 USDA Zone ? Grows in your zone: 6 Change

Buy Online In Stores

SHIPS FREE, PICKUP IN STORE

Your plant(s) will ship to the garden center you chose by 2020-03-13. Your plants are actively growing and we will only deliver them once they meet our rigorous quality standards.

1

#2 - 1.6 Gallon - $44.99

Share  Add to Wishlist

Key Feature

Low Hedge Plant

Light Needs

Partial to full sun

Landscape Uses

Border , Container

, Edging , Hedge ,

Mass Planting ,

Topiary , Urban

Garden

This Plant's Growing Zones: 5 -
8

(Hardy down -10 to 0 °F)

DETAIL CARE HISTORY & LORE REVIEWS

Search... Search... 

https://monroviacdn.azureedge.net/plants/7371.jpg
javascript:void(0)
https://www.monrovia.com/plant-catalog/search/?cold_zone=5%2C8
javascript:void(0)
https://www.monrovia.com/community/login/?notice=wishlist
https://www.monrovia.com/plant-catalog/search/?landscape_use=2
https://www.monrovia.com/plant-catalog/search/?landscape_use=3
https://www.monrovia.com/plant-catalog/search/?landscape_use=25
https://www.monrovia.com/plant-catalog/search/?landscape_use=9
https://www.monrovia.com/plant-catalog/search/?landscape_use=11
https://www.monrovia.com/plant-catalog/search/?landscape_use=18
https://www.monrovia.com/plant-catalog/search/?landscape_use=30


Watering Needs: Water regularly - weekly, or more often in extreme heat or containers.

Botanical Pronunciation: BUK-sus sem-per-VY-renz

Plant type: Boxwood , Shrub

Deciduous/evergreen: Evergreen

Growth habit: Compact, Rounded

Growth rate: Slow

Average landscape size: Slowly reaches 1 to 2 ft. tall and wide.

Special features: Compact Form , Easy Care , Year-round Interest

Foliage color: Green

Blooms: Inconspicuous; prized for foliage.

Garden style Contemporary , Cottage , Mediterranean

Companion Plants Spirea (Spiraea); Weigela (Weigela); Lilac (Syringa); Maiden Grass

(Miscanthus); Cone�ower (Echinacea); Gayfeather (Liatris)

Your USDA Cold Hardiness Zone: 6
This plant can grow in your zone!

Change Zipcodes

Shop All Plants 

Monterey Bay Brush Cherry

Eugenia myrtifolia 'Monterey Bay'

From: $70.00

Chollipo Euonymus

Euonymus japonicus 'Chollipo'

From: $19.99

Eichholz Cotoneaster

Cotoneaster dammeri 'Eichholz'

From: $19.99

Dwarf Euryops

Euryops pectinatus

From: $16.99

Companion Plants

Search... Search... 

https://www.monrovia.com/plant-catalog/search/?type=25
https://www.monrovia.com/plant-catalog/search/?type=12
https://www.monrovia.com/plant-catalog/search/?deciduous_evergreen_id=2
https://www.monrovia.com/plant-catalog/search/?special_feature=42
https://www.monrovia.com/plant-catalog/search/?special_feature=9
https://www.monrovia.com/plant-catalog/search/?special_feature=21
https://www.monrovia.com/plant-catalog/search/?foliage_color_id=8
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javascript:void(0)
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City of Leawood Planning Commission Staff Report 
 
MEETING DATE:   January 28, 2020 
REPORT WRITTEN:  January 23, 2020 
 

135th STREET AND KENNETH ROAD – MIXED USE AND MEDIUM DENSITY RESIDENTIAL – REQUEST 
FOR APPROVAL OF A REVISED PRELIMINARY PLAN – Located south of 135th Street and west of 
Kenneth Road – Case 04-20     **PUBLIC HEARING** 

 
STAFF RECOMMENDATION:  
Staff recommends denial of Case 04-20 135th Street and Kenneth Road – Mixed Use and Medium Density 
Residential – request for approval of a Revised Preliminary Plan with the stipulations stated in the staff 
report. 
 
APPLICANT:  

 The property is owned by Vic Regnier Builders, Inc. 

 The developer is Rick Lashbrook with Leawood 135, LLC 

 The engineer is Tim Tucker with Phelps Engineering. 

 The landscape architect is Jason Meier with Meier Consulting. 
 
HISTORY: 

 A Preliminary Plat, Preliminary Plan, Special Use Permit, and Rezoning for the 135th and Kenneth 
Development was approved by the Governing Body with case 71-18 (Ordinance #2919) on December 
3, 2018. The following was approved with that application. 

 Rezoning of 18.25 acres to MXD (Mixed Use Development District) and 38.09 acres to RP-3 
(Planned Cluster Attached Residential). The MXD zoned land was located on the north side of future 
137th Street, and the RP-3 zoned land was located both on the north and south sides of future 137th 
Street. 

 The mixed use portion of the development was approved for a total of 410,200 sq.ft. of construction 
on 18.25 acres for an FAR of 0.43, which included a 25% discount on residential space per the 
Leawood Development Ordinance. The MXD part of the development contained the following use 
percentages. 

 41,000 sq.ft. of retail/restaurant space - (10.0%) 

 82,000 sq.ft. of office space - (20.0%) 

 287,200 sq.ft. of residential apartments (182 units for a density of 9.97 du/ac) – (70.0%) 

 67,200 sq.ft. for an assisted living facility (84 beds) 

 The RP-3 portion (named Regents Park with this application) of the development consisted of 54 
duplexes and 3 triplexes (117 units) on 38.28 acres for a residential density of 3.06 units/acre. 
Eighteen duplexes (36 units) were approved on the north side of future 137th Street and 36 duplexes 
and 3 triplexes (81 units) were approved on the south side. 

 A Final Plat and Final Plan for the Regents Park Multi-Family development was approved by the 
Governing Body with case 33-19 (Resolution #5245) on July 15, 2019 which consisted of public 
infrastructure and the RP-3 portion of the development. 
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REQUEST:  

 The applicant is requesting approval of a Revised Preliminary Plan alter the proposed phasing of the RP-
3 portion of the development and to remove/alter the stipulations of the approved Preliminary Plan related 
to public improvements on 135th Street and Kenneth Road. 

 
ZONING: 

 The property is currently zoned RP-3 (Planned Cluster Attached Residential) and MXD (Mixed Use). 
 
COMPREHENSIVE PLAN:  

 The Comprehensive Plan designates the portion of property north of the future 137th Street as Mixed 
Use, and the area south of the future 137th Street as Medium Density Residential. 

 
LOCATION: 

 
 
SURROUNDING ZONING:  

 North Directly to the north of the property is 135th Street, an arterial roadway, and undeveloped 
property zoned AG, on the north side of 135th Street.  

 South Directly to the south of the property is the Leawood Falls Subdivision, zoned RP-4 (Planned 
Cluster Residential District under a previous version of the Leawood Development 
Ordinance), and the Villas of Highlands Ranch, zoned RP-2 (Planned Cluster Detached 
Residential District). 

 East Directly to the east of the property is Kenneth Road and undeveloped land, zoned SD-CR 
(Planned General Retail). 

 West West of the property is undeveloped land, zoned AG, followed by Chadwick Place, a 
commercial development zoned SD-NCR (Planned Neighborhood Retail) and SD-O 
(Planned Office). 
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CHANGES FROM THE APPROVED PRELIMINARY PLAN: 

 With this application, the applicant is proposing two (2) separate changes to be made to the previously 
approved Preliminary Plan for this project. The first change would be to make changes to stipulations in 
the Planning Staff Report as well as the Public Works Staff Report. The second change is to alter the 
Phasing plan. 

 The applicant is requesting the following stipulations be removed/altered:  
STIPULATION 

NUMBER 
CURRENT STIPULATION APPLICANT REQUEST 

Stipulations Listed in the Planning Staff Report  

4 The applicant/owner shall be responsible for 
the construction of an additional lane and other 
improvements on 135th Street prior to issuance 
of a Certificate of Occupancy for any building 
within either the MXD or RP-3 zoned portions 
of the development, per the Public Works 
Department. 

Delete 

7 The completion of the design and construction 
of all public streets for the full width of the 
property shall be under a single set of 
construction plans. 

Modify to read:  
The design and construction of the public 
streets will be under separate sets of 
construction plans in accordance with the 
project phasing. 

8 All power lines, utility lines, etc. (both existing 
and proposed, including utilities and power 
lines adjacent to and within abutting right-of-
way) are required to be placed underground. 
This must be done prior to final occupancy of 
any building within the project. 

Modify to read:  
The applicant shall not be required to place 
existing power/utility lines along 135th 
Street frontage underground. 

32 The applicant shall obtain all approvals and 
permits from the Public Works Department, per 
the public works memo dated November 13, 
2018 on file with the City of Leawood Planning 
and Development Department, prior to 
recording the final plat. 

Refers to stipulations listed in the 
Public Works Memo. The Public Works 
stipulation that the applicant is 
requesting to be either deleted or 
modified are listed below under “Public 
Works Memo” 

Stipulations Listed in the Public Works Memo  

2-c-i,ii,iii The developer shall construct the following 
public improvements prior to issuance of 
Certificate of Occupancy 

 

 i. Construct an additional lane for eastbound 
135th Street along the frontage of this 
development. This section of roadway shall 
be constructed in accordance with the 135th 
Street construction plans dated 1995 and 
the lane widening must be as smooth as the 
existing pavement section. This shall be 
determined by Profilograph machine. If the 
new pavement section is not as smooth as 
the existing lanes, the developer shall 
diamond grind the new pavement to meet 
the smoothness of the existing lanes. 

Delete 
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STIPULATION 
NUMBER 

CURRENT STIPULATION APPLICANT REQUEST 

 ii. The developer shall construct eastbound 
right turn lanes and each access to 135th 
Street and at Kenneth Road. The length of 
the right turn lane shall be two hundred fifty 
(250) feet long plus taper at 
existing/proposed signalized intersection. 
The length of the right turn lane shall be one 
hundred fifty (150) feet long plus taper at 
the Right-in/Right-out. 

Modify to read: 
The Developer shall construct an 
eastbound right turn lanes at High Drive 
with the construction of the Phase I.  The 
length of the right turn lane at High Drive 
shall be two hundred fifty (250) feet long 
plus taper at existing/proposed signalized 
intersections.  The Developer shall 
construct an eastbound right turn lane at 
the right-in/right out drive with the 
construction of Phase 5.  The length of the 
right turn lane shall be one hundred fifty 
(150) feet long plus taper at the right-
in/right-out drive. 

 iii. The Developer shall install the traffic signal 
at 135th Street and High Drive and the left 
turn lanes for eastbound and westbound. 

Modify to read: 
Prior to the issuance of a building permit for 
any building within the MXD portion of the 
project, the owner and/or developer shall 
deposit (either) $300,000 cash or an 
irrevocable Letter of Credit with the Chief 
Financial Officer for the City of Leawood.  
The funds collected shall be placed in an 
escrow account set aside for a future traffic 
signal, including any required 
interconnections, at the intersection of 
135th Street and High Drive.  The 
signalization will be considered by the City 
when and if a warrant is met in accordance 
with the “Manual on Uniform Traffic Control 
Devices”.   In the event the actual total 
signalization costs are less than the funds 
available from the escrow account at the 
time of contract closing out, the difference 
shall be refunded to the owner and/or 
developer, or the successor in interest. 

6 Developments shall have all utilities relocated 
underground. This includes private property 
and utilities in the Right-of-way between the 
curb and property line. 

Delete 

13 Certificates of Occupancy shall not be issued 
for any building until all public improvements, 
including payments to escrow accounts, have 
been completed.  

Modify to read: 
Certificates of Occupancy may be issued 
upon completion of all public improvements 
as planned with each phase of the 
development. 
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PROPOSED CHANGES TO PHASING: 

 Currently Approved Phasing Plan: 
o The currently approved phasing plan includes all duplex and triplex residential buildings to 

be constructed within the first phase along with 137th Street from Kenneth Road to Chadwick 
Street. 

o The amenity area at the intersection of 137th Street and High Drive would be included as 
part of the second phase. 

o The third and fourth phases would include the Mixed Use portion of the development on the 
east and west sides of High Drive. 

 Proposed Phasing Plan: 
o The first phase of the development would include the duplex and triplex residential buildings 

located south of 137th Street, including the construction of 137th Street from Kenneth Road 
to Chadwick Street. 

o The second phase of the development would include the amenity area at the intersection of 
137th Street and High Drive. 

o The third phase would include the duplex residential buildings north of 137th Street. 
o The fourth and fifth phases would include the Mixed Use portion of the development on the 

east and west sides of High Drive. 

 With regards to the phasing of the project, the applicant is proposing to construct the duplex units, north 
of 137th Street, in a third phase. This will affect 18 Duplex building (36 Dwelling Units). The construction 
for the street off of 137th Street for the duplex buildings north of 137th Street would also be moved to the 
3rd Phase. 

 
SITE PLAN COMMENTS:  

 The applicant has confirmed that no other changes to the site have been proposed with this application 
from the previously approved Preliminary Plan. 

 The previous preliminary plan included the following: 

 The Regents Park subdivision with a total of 54 duplexes and 3 triplexes (117 units), 18 duplexes 
(36 units) north of 137th Street adjacent to the mixed use portion of the development, and 36 duplexes 
and 3 triplexes (81 units) proposed to the south of 137th Street. 

 The mixed use portion of the development proposes a total of 410,200 sq.ft. of construction on 18.25 
acres for an FAR of 0.43, which includes a 25% discount on residential space per the Leawood 
Development Ordinance.  The MXD part of the development consists of the following uses: 

o 41,000 sq.ft. of retail/restaurant space - (10.0%) 
o 82,000 sq.ft. of office space - (20.0%) 
o 287,200 sq.ft. of residential apartments (182 units for a density of 9.97 du/ac) – (70.0%) 
o 67,200 sq.ft. for an assisted living facility (84 beds) 

 
BULK REGULATIONS: 

 The following table outlines the required and provided regulations for the 135th Leawood Development: 
 
Mixed Use Bulk Regulations 

Criteria Required Provided Criteria 

Exterior Structure Setback 40’ 30’ - 137th Street and 
High Drive 

40’ – 135th Street 

Deviation Granted - 
adjacent to 137th Street 

and High Drive only 
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Criteria Required Provided Criteria 

Interior Structure Setback 10’ 10’ Complies 

Single Family Residential Structure 
Setback 

75’ 850’ approx. 
Complies 

Exterior Parking Setback 25’ 25’ Complies 

Interior Parking Setback 10’ 10’ Complies 

Minimum Open Space % 30% 44.9% Complies 

Minimum Interior Open Space % 10% 15% Complies 

Minimum Acres 10  18.25 Complies 

Maximum Floor Area Ratio 
(F.A.R.) 

0.25                          
198,718 SQ.FT. 

0.43                
410,200 SQ.FT. 

F.A.R. Bonuses Granted 

Required Use Ratios ≥ 20% - Residential 
≥ 20% - Office 
≥ 10% - Retail 

70.0% 
20.0% 
10.0% 

Complies 

Residential Density ≤ 15 DU / acre 9.97 DU /acre Complies 

Minimum Residential Unit  Size 80% - ≥900 sq.ft. 
20% - ≥750 sq.ft. 

Not provided 
Applicant acknowledged, 

but not provided 

Height Limit 90’ 71’ Complies 

 
Planned Cluster Attached Residential District (RP-3) 

Criteria Required Provided Criteria 

Front Setback 30’ 30’ Complies 

Side Setback 30*’ 15’ Deviation Granted 

Side Lot Corner Setback 30’ 30’ Complies 

Rear Setback 30’ 30’ Complies 

Density 7.26 du/ac. 
6,000 sq.ft./dwelling 

3.07 du/ac, Complies 

Maximum No. of Attached Units ≤ 4 per building 3 per building Complies 

Open Space 30% of lot area 66.0% Complies 
         * Measured from building lines and building clusters 

 
LANDSCAPING:   

 No changes have been made to the previous landscaping plan that was approved with the Final Plan 
application. 

 The applicant is not proposing any changes to the Mixed Use portion of the development reflected on 
the currently approved Preliminary Plan. The Final Landscape Plan which was approved with the 
Regents Park final Plan included the RP-3 portion of the development, which is not being changed with 
this application. 

 Landscaping will be reviewed at the time of Final Plan for the area zoned MXD. 
 
TRAFFIC:   

 The applicant provided a traffic study completed in March, 2019 and has been reviewed and approved 
by the Public Works Department. 

 
SIGNAGE:  

 No signage is proposed with this application. Signage will be reviewed under a separate Final Plan at a 
later date. 
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DEVIATIONS PREVIOUSLY GRANTED: 

 15% increase in the applicable maximum FAR based on not less than a 1:1 ratio of increase floor 
area to increased open space being a benefit to the community as passive recreational potential 
for the public. 

 15% increase in the applicable maximum FAR based on a 1:1 ratio of additional open space to 
additional allowable floor area for incorporation underground parking. 

 Allow a 30 foot building setback from 137th Street and High Drive within the MXD portion of the 
development based on compensating common open space (not less than 1:1 ratio) is provided 
elsewhere in the project. 

 Subject to meeting the City’s adopted Building Code, allow a minimum side yard setback for the 
Villas of 15 feet from vertical wall to vertical wall within the RP-3 portion of the development. 

 
IMPACT FEES:  

 135TH STREET CORRIDOR IMPACT FEE: The applicant/owner shall be responsible for the 135th Street 
Impact fee in the amount of $0.58 per square foot for office, $1.95 per square foot for retail, and $389.40 
per residential unit for areas north of 137th Street, which is due prior to issuance of building permit. This 
amount is subject to change by Ordinance. 

 PUBLIC ART IMPACT FEE: A public art impact fee or a piece of public art shall be required. Approval 
of the design and location of the art will need to go before the Arts Council, Planning Commission, and 
be approved by the Governing Body at a later date. In Lieu of that, the applicant may pay a public art 
impact fee in the amount of $0.15 per square foot of finished floor area for nonresidential development 
prior to issuance of a building permit. This amount is subject to change by Ordinance. 

 PARK IMPACT FEE: The applicant/owner shall be responsible for a Park Impact Fee in the amount of 
$0.15 per square foot of finished floor area and $300 per residential unit is required prior to issuance of 
building permit. This amount is subject to change by Ordinance. 

 SOUTH LEAWOOD TRANSPORTATION IMPACT FEE: The applicant shall be responsible for a South 
Leawood Transportation Impact Fee prior to recording of the Final Plat.  

 
STAFF COMMENTS: 

 The applicant is requesting not to pay for some public improvements associated with the project now or 
in the future, including the construction of a third lane on 135th Street and the undergrounding of 
power/utility lines. 

 In previous developments along 135th Street, improvements are generally constructed with the 
development or paid into escrow to have the project done in the future, when the city deems it necessary 
for proper facilities to be constructed. 

 It is the position of city staff that the application request be denied and that the currently approved 
Preliminary Plan stay in effect.  
 

STAFF RECOMMENDATION: 
Staff recommends the Planning Commission deny Case 04-20 135th Street and Kenneth Road – Mixed Use 
and Medium Density Residential – request for approval of a Revised Preliminary Plan. If the Planning 
Commission were to approve the application, staff provided the previous stipulations from the accepted 
Preliminary Plan which were approved with the prior preliminary plan with slight modifications/updates, for 
your review and consideration: 
1. The project shall be limited to the following: 
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a. 410,200 sq. ft. of construction on 18.25 acres for an FAR or 0.43, with a 25% discount for residential 
within the MXD zoned portion of the development that shall meet all requirements of the Leawood 
Development Ordinance, including FAR density bonuses, and the City of Leawood’s Comprehensive 
Plan. 

b. 54 duplexes and 3 triplexes on 38.09 acres for a density of 3.07 dwelling units per acre. 
2. Prior to the Final Plan submittal, the applicant shall work with city staff to make the following revisions to 

the RP-3 portion of the plan: 
a) Provide revised elevation drawings for the duplex and triplex units that meet the material 

requirements of the Leawood Development Ordinance, including roofing material. 
3. The applicant/owner shall be responsible for the following impact fees: 

a) A 135th Street Impact Fee in the amount of $0.58 per square foot of office, $1.95 per square foot of 
retail, and $389.40 per residential unit for areas north of 137th Street. This amount is subject to 
change by Ordinance. 

b) A Public Art Impact Fee in the or a piece of public art is required prior to the issuance of a building 
permit in the amount of $0.15 per square foot of finished floor area for nonresidential development. 
This amount is subject to change by Ordinance. 

c) A Park Impact Fee in the amount of $300 per residential unit is required prior to issuance of a building 
permit. This amount is subject to change by Ordinance. 

d) A South Leawood Transportation Impact Fee, due prior to recording of the Final Plat. This amount 
is subject to change by Ordinance.  

4. The applicant/owner shall be responsible for the construction of an additional lane and other 
improvements on 135th Street prior to issuance of a Certificate of Occupancy for any building within either 
the MXD or RP-3 zoned portions of the development, per Public Works Department. 

5. The right-of-way for 137th Street shall be shifted to the north, to provide a tract of open space to act as a 
buffer between the street and the existing residential development to the south, as it is extended to the 
west beyond the current dedicated right-of-way. 

6. The applicant/owner shall be responsible for the construction of 137th Street within the proposed 
development. 

7. The completion of the design and construction of all public streets for the full width of the property shall 
be under a single set of construction plans. 

8. All power lines, utility lines, etc. (both existing and proposed, including utilities and power lines adjacent 
to and within abutting right-of-way) are required to be placed underground. This must be done prior to 
final occupancy of any building within the project. 

9. Within the RP-3 portion of the development, all above ground facilities shall be placed in the rear yard 
wherever practical. If locating these facilities in the rear yard is not practical or appropriate, as determined 
by the City Engineer, then such facilities shall be at least 25’ behind the right-of-way. 

10. The term of the Special Use Permit for the assisted living facility shall be limited to twenty years from the 
Governing Body approval. 

11. A Special Use Permit for an assisted living facility shall be issued to Vick Regnier Builders, Inc. 
12. All utility boxes, not otherwise approved with the final development plan, with a height of less than 55 

inches, a footprint of 15 sq.ft. in area or less, or a pad footprint of 15 sq.ft. in area or less, shall be installed 
only with the prior approval of the Director of Community Development as being in compliance with the 
Leawood Development Ordinance. 

13. Within the MXD portion of the development, all utility boxes, not otherwise approved with the final 
development plan, with a height of 56 inches or greater, a footprint greater than 15 sq.ft. in area, or a 
pad footprint greater than 15 sq.ft. in area, shall be installed only with the prior recommendation of the 
Planning Commission as being in compliance with the Leawood Development Ordinance based on 
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review of a site plan containing such final development plan information as may be required by the City, 
and approved by the Governing Body.  The City may impose conditions on approval, including but not 
limited to duration or renewal requirements, where the circumstances are sufficiently unusual to warrant 
the conditions. 

14. Within the RP-3 portion of the development, all new utility boxes with a height of 55 inches or greater, a 
footprint greater than 15 square feet in area, or a pad footprint greater than 15 square feet in area, shall 
be authorized only by approval of a special use permit prior to construction. 

15. The following deviations are hereby granted: 
a) 15% increase in the applicable maximum FAR based on not less than a 1:1 ratio of increase floor 

area to increased open space being a benefit to the community as passive recreational potential for 
the public. 

b) 15% increase in the applicable maximum FAR based on a 1:1 ratio of additional open space to 
additional allowable floor area for incorporation underground parking. 

c) Allow a 30 foot building setback from 137th Street and High Drive within the MXD portion of the 
development based on compensating common open space (not less than 1:1 ratio) is provided 
elsewhere in the project. 

d) Subject to meeting the City’s adopted Building Code, allow a minimum side yard setback for the 
Villas of 15 feet from vertical wall to vertical wall within the RP-3 portion of the development. 

16. Per the Leawood Development Ordinance, within the MXD portion of the development buildings shall be 
required to have a buffer a minimum of 10’ deep adjacent to buildings. 

17. Where head-in parking overhangs sidewalks, sidewalks must provide for a minimum of 2’ of additional 
width to accommodate the overhang of cars. 

18. Along all public streets, a minimum of a 10’ tree lawn shall be provided between back of curb and adjacent 
sidewalks. 

19. Sidewalks shall be 6’ in width along 135th Street, both sides of High Drive, and on the north side of 137th 
Street.  A 10’ asphalt hike/bike trail shall be required along the south side of 137 th Street and west side 
of Kenneth Road.  All other sidewalks shall be a minimum of 5’ in width. 

20. Within the MXD portion of the development and per the Leawood Development Ordinance, where 
pedestrian routes intersect vehicular access routes, the material of the pedestrian route shall be 
enhanced and differentiated from the vehicular paving material. 

21. All buildings within this development shall conform to the architectural type, style, and scale of the 
buildings approved by the Governing Body at Final Plan. 

22. All downspouts shall be enclosed. 
23. In accordance with the Leawood Development Ordinance, all trash enclosures shall be screened from 

public view with a 6 foot solid masonry structure to match the materials used in the buildings and shall 
be architecturally attached to the individual buildings and accented with appropriate landscaping.  The 
gates of the trash enclosures shall be painted, sight obscuring, decorative steel. 

24. All rooftop equipment shall be screened from the public view with an architectural treatment, which is 
compatible with the building architecture. The height of the screen must be at least as tall as the utilities 
being screened. 

25. Per the Leawood Development Ordinance, all parking lot light fixtures associated with this project shall 
be a maximum of 18’ in height. 

26. Lighting fixtures along 137th Street, High Drive, and Kenneth Road between 135th Street and 137th Street 
shall be of a special design that matches the existing light fixtures on 137th Street. 

27. At the time of Final Plan a landscape plan shall be submitted that meets all requirements of the Leawood 
Development Ordinance. 
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28. Lighting plans, photometric studies that meet the Leawood Development Ordinance, along with specific 
light fixtures, shall be required at the time of Final Plan. 

29. Materials boards shall be submitted at the time of Final Plan application. 
30. A model shall be submitted at the time of final plan application. 
31. Sign design and calculations shall be required at Final Plan. 
32. The applicant shall obtain all approvals and permits from the Public Works Department, per the public 

works memo dated January 23, 2020, on file with the City of Leawood Planning and Development 
Department, prior to recording the final plat. 

33. The applicant shall obtain all approvals from the City of Leawood Fire Department, per the Fire Marshal’s 
memo dated November 7, 2018, on file with the City of Leawood Planning and Development Department, 
prior to issuance of a building permit. 

34. A statement shall be included on the final plat for the RP-3 portion of the development that states that 
there shall be no ingress or egress within the rear yard, or street-side side yard to 137th Street for those 
lots that are adjacent to 137th Street. 

35. All streets within the RP-3 portion of the development shall be public.  The developer or Homes 
Association will maintain any planting or statuary within the street right-of-way. The developer shall 
execute a right-of-way maintenance agreement with the Public Works Department for any planting or 
statuary improvements within the public right-of-way.   

36. For the MXD portion of the development, a cross access/parking easement for the entire development 
shall be recorded with the final plat at the Johnson County Registrar of Deeds prior to issuance of a 
building permit. 

37. The developer will continue to work with City staff on the proposed detention areas to determine if any 
of those areas could be converted to retention ponds to also serve as amenity areas for the development 
and will bring in detailed plans at the time of final plan application. 

38. The Owner/Applicant must establish a funding mechanism to maintain, repair and/or replace all common 
areas and common area improvements including, but not limited to, streets, walls, and storm water 
system improvements.  The mechanism will include a deed restriction running with each lot in the 
development that will mandate that each owner must contribute to the funding for such maintenance, 
repair and/or replacement and that each lot owner is jointly and severally liable for such maintenance, 
repair and/or replacement, and that the failure to maintain, repair or replace such common areas or 
common area improvements may result in the City of Leawood maintaining, repairing and replacing said 
common areas and/or improvements, and the cost incurred by the City of Leawood will be jointly and 
severally assessed against each lot, and will be the responsibility of the owner(s) of such lot. 

39. This preliminary plan approval shall lapse in two years, if construction on the project has not begun or if 
such construction is not being diligently pursued; provided, however, that the developer may request a 
hearing before the City Council to request an extension of this time period.  The City Council may grant 
one such extension for a maximum of 12 months for good cause shown by the developer. 

40. In addition to the stipulations listed in this report, the developer/property owner agrees to abide by all 
ordinances of the City of Leawood including the Leawood Development Ordinance, unless a deviation 
has been granted, and to execute a statement acknowledging in writing that they agree to stipulations 
one through forty. 











From: Gene Hunter  
Sent: Wednesday, November 7, 2018 10:01 AM 
To: Mark Klein <markk@leawood.org> 
Subject: RE: Case 71-18, 135th Street and Kenneth - Memo from Fire Marshal 
 
This plan as reviewed provides adequate access for fire apparatus.    
 
Gene Hunter, Leawood Fire Marshal  
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56
42

42
56
42

84
@ 1 / UNIT 

40'/25'
40'/30'/25'

30'/25'

PARKING PROVIDED FOR ASSISTED LIVING 100 (.84/1000 total)

3.156 AC

18.2478 AC

OPEN SPACE: UP TO 15% INCREASE @ 1:1 RATIO IN MAXIMUM F.A.R. PER 16-3-9 A 4 (a).                 = 29,807 SF

25% MAX F.A.R. PER 16-2-6.4(D) = 794,872 x .25 = 198,718 SF

1. MULTI-FAMILY BLDG'S &
ASSISTED LIVING TO HAVE
STORM SHELTERS PER FEMA
STANDARDS, TYP.

2. MINIMUM SIZE OF
APARTMENT UNITS TO COMPLY
WITH LEAWOOD DEVELOPMENT
ORDINANCE. 80% OF UNITS
MINIMUM OF 900 SF. NO UNIT
SMALLER THAN 750 SF.

3. ALL TRASH ENCLOSURES TO
BE SCREENED FROM PUBLIC
VIEW WITH 6' MASONRY
STRUCTURE TO MATCH
MATERIALS USED IN BUILDING
DESIGN. ENCLOSURES TO BE
ARCHITECTURALL ATTACHED TO
BUILDINGS AND ACCENTED WITH
APPROPRIATE LANDSCAPING.
GATES OF TRASH ENCLOSURE
TO BE PAINTED, SIGHT
OBSCURING METAL PER
LEAWOOD DEVELOPMENT
ORDINANCE.

4. ALL SIDEWALKS TO BE
MINIMUM OF 5 FEET IN WIDTH.
SIDEWALKS AT HEAD IN PARKING
TO BE MINIMUM OF 7 FEET IN
WIDTH.  SIDEWALKS AT
STOREFRONT TO BE MINIMUM
OF 8 FEET IN WIDTH.  A 10 FEET
DEEP LANDSCAPE BUFFER TO BE
PROVIDED  BEHIND CURB OR
SIDEWALK TO BUILDING  EXCEPT
AT STOREFRONTS.

BLDG
HEIGHT

26'-10"
40'
40'

50'-8"
50'-8"
71'-0"

SITE PARKING PER AREA
WEST OF HIGH DRIVE
182 UNITS (1.46/BEDRM 266 STALLS + OFFICE/ RETAIL 25,000 X 3/1,000 SF=75 
REQUIRED 266+75=341 STALLS     PROVIDED 344 STALLS

410,200 SF = 100.0%

82,000 SF  =  20.0%

SUBTOTAL

OFFICE
RETAIL

TRACT I
TRACT I
TRACT I
TRACT I
TRACT H
TRACT H
TRACT H

11.523 AC +/- 

6.725 AC +/- 

1A200

3A200

2A
20

1

4A
20

0

2A200
1A201

4A201

3A201

ROW ROW

84

NUM. OF

52

-
-

52

70

BDRMS

52

310

RETAIL/REST  SF

28,500 SF
22,500 SF

10,000 SF

OFFICE SF

82,000 SF

123,000 SF = 30.0%SUBTOTAL
USES BY PERCENTAGE:  RETAIL/RESTAURANT/OFFICE

UNITS PER ACRE: 18,2478 A. / 266 UNITS = 14.58 : ALLOWED 15

61

61

83
61

TOTAL SITE PARKING STALLS: 746 STALLS
1,000 SF PLAZA / PEDESTRIAN SPACE PER 125 STALLS.
746/125 = 5,960 SF PLAZA / PEDESTRIAN SPACE REQ.
12,830 SF PLAZA / PEDESTRIAN SPACE PROVIDED 10 LOCATIONSEAST OF HIGH DRIVE

84 UNITS (1 UNIT 84 STALLS + OFFICE/ RETAIL 98,000 X 3/1,000 SF=294 

REQUIRED 84+294=378 STALLS     PROVIDED 404 STALLS

SF

137,454 SF

794,872 SF +/- 

501,937 SF +/- 

292,937 SF +/- 

LOT SIZE
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OFFICE 2 63H 40'TRACT H 21,000 SF

571'-0"RETAIL / RES 13,000 SF

-
-

-
-

-

-
-

40'/30'/25'
40'/30'/25'

30'/25'

40'/25'

WEST  293,937 SF 

 -137,454 SF 

EAST

(ROW)
657,420 SF 

657,420 X 30% OPEN SPACE = 197,226 SF
PROVIDED OPEN SPACE  (EAST) -197,176 SF (WEST) 97,930 SF = 295,106 SF

 EXCEEDS REQ. BY 96,941 SF

PARKING FRONTAGE CALCULATION:  137TH STREET FRONTAGE -  1395 LF / 382 PARKING = 27.4% - MAXIMUM 40%

PERMITTED F.A.R.= 25% MAX F.A.R. PER 16-2-6.4(G) = 794.872 x .25 = 198,718 SF
PERMITTED F.A.R. MXD W/ DISCOUNT 55% OF RESIDENTIAL SF. PER 16-2-6.4(G).1 = 287,200 x .45 = 129,240 SF

BONUS

RETAIL & OFFICE SF = 123,000 SF
TOTAL DENSITY WITH 55% RESIDENTIAL DISCOUT = 252,240 SF

= 258,332 > 252,240 SF

TOTAL PERMITTED DENSITY =  258,332 SF

OPEN SPACE REQUIRED      4A  (a):1 RATIO = 29,807 SF
OPEN SPACE REQUIRED     4A (f)1:1 RATIO  = 29,807 SF
OPEN SPACE REQ. 30' SETBACK 1:1 RATIO= 12,340 SF
TOTAL REQUIRED OPEN SPACE                  = 71,954 SF

REQ. 197,226 SF -PROV. 295,106 SF  EXCESS = 97,880 SF

REVISED 11.08.18

11.523 AC +/- 501,937 SF +/- 
11.523 AC +/- 501,937 SF +/- 
11.523 AC +/- 501,937 SF +/- 

6.725 AC +/- 292,937 SF +/- 
6.725 AC +/- 292,937 SF +/- 
6.725 AC +/- 292,937 SF +/- 

AutoCAD SHX Text
EB 135TH STREET (PUBLIC R/W)

AutoCAD SHX Text
UNPLATTED

AutoCAD SHX Text
TRACT E

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
2 9'x9' RCB

AutoCAD SHX Text
2 10'Wx9'H RCB

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
96

AutoCAD SHX Text
KENNETH ROAD (PUBLIC R/W)

AutoCAD SHX Text
STREAM CORRIDOR ESMT.

AutoCAD SHX Text
100'

AutoCAD SHX Text
1

AutoCAD SHX Text
97 

AutoCAD SHX Text
100

AutoCAD SHX Text
99

AutoCAD SHX Text
98

AutoCAD SHX Text
106

AutoCAD SHX Text
101

AutoCAD SHX Text
103

AutoCAD SHX Text
105

AutoCAD SHX Text
104

AutoCAD SHX Text
107

AutoCAD SHX Text
112

AutoCAD SHX Text
102

AutoCAD SHX Text
COMMUNITY SWIMMING POOL & PAVILLION

AutoCAD SHX Text
BIO-RETENTION

AutoCAD SHX Text
DETENTION

AutoCAD SHX Text
PUBLIC STREET

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
  20'D/E

AutoCAD SHX Text
  20'D/E

AutoCAD SHX Text
  20'S/E

AutoCAD SHX Text
  20'D/E

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
  30'S/E

AutoCAD SHX Text
5'SW/E

AutoCAD SHX Text
10'U/E

AutoCAD SHX Text
10'U/E

AutoCAD SHX Text
WB 135TH STREET (PUBLIC R/W)

AutoCAD SHX Text
R700'

AutoCAD SHX Text
109

AutoCAD SHX Text
108

AutoCAD SHX Text
30'B.L.

AutoCAD SHX Text
5'SW/E

AutoCAD SHX Text
Firetruck-Leawood

AutoCAD SHX Text
Custom

AutoCAD SHX Text
(c) 2018 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
TRACT E

AutoCAD SHX Text
TRACT D

AutoCAD SHX Text
2 9'x9' RCB

AutoCAD SHX Text
2 10'Wx9'H RCB

AutoCAD SHX Text
TRACT C

AutoCAD SHX Text
KENNETH ROAD (PUBLIC R/W)

AutoCAD SHX Text
INFILTRATION 

AutoCAD SHX Text
137th STREET

AutoCAD SHX Text
TRACT I

AutoCAD SHX Text
TRACT H

AutoCAD SHX Text
HIGH DRIVE

markk
Text Box
Current Approved Site Plan 12/3/2018



T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 148'-2"

T.O. PARAPET
ELEV. 150'-8"

T.O. PARAPET
ELEV. 146'-8"

T.O. PARAPET
ELEV. 150'-8"

MT-1

MT-1

SF-1

BK-1

CS-1

BK-1CS-1SF-1BK-1CS-1SF-1BK-1CS-1SF-1BK-1CS-1SF-1

MT-1 MT-1STC-1 STC-1 STC-2 MT-1

WD-1

T.O. PARAPET
ELEV. 171'-0"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 165'-3"

T.O. PARAPET
ELEV. 162'-6"

T.O. PARAPET
ELEV. 164'-4"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 148'-2"

T.O. PARAPET
ELEV. 150'-8"

T.O. PARAPET
ELEV. 146'-8"

T.O. PARAPET
ELEV. 150'-8"

MT-1

MT-1

SF-1

BK-1

CS-1

BK-1CS-1SF-1BK-1CS-1SF-1BK-1CS-1SF-1BK-1CS-1SF-1

MT-1 MT-1STC-1 STC-1 STC-2 MT-1

BK-1CS-1SF-1BK-1SF-1BK-1CS-1SF-1

MT-1

MT-1

SF-1

STC-2

CS-1

MT-2MT-1

BK-2

BK-2

MT-1STC-1

STC-2

SF-1

STC-2

MT-1

WD-1

T.O. PARAPET
ELEV. 140'-0"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 140'-0" T.O. PARAPET

ELEV. 132'-2"

BK-1MT-1

MT-1

SF-1

CS-1

BK-1 STC-2 SF-1

T.O. PARAPET
ELEV. 140'-0"

T.O. GRADE
ELEV. 100'-0"

BK-1 MT-1

MT-1

SF-1

CS-1
T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 150'-8"

T.O. PARAPET
ELEV. 146'-8"

T.O. PARAPET
ELEV. 150'-8"

MT-1

MT-1

SF-1

BK-1

CS-1

BK-1 CS-1 SF-1 BK-1 CS-1 SF-1 BK-1 CS-1 SF-1 BK-1 CS-1 SF-1

MT-1MT-1 STC-1STC-1STC-2MT-1

T.O. ROOF
ELEV. 126'-10"

T.O. GRADE
ELEV. 100'-0"

T.O. ROOF
ELEV. 120'-6"

BK-1

RT-1

SF-1

CS-1

BK-1 BK-1 BK-1 BK-1 BK-1

RT-1 RT-1 RT-1 RT-1

SF-1 SF-1 SF-1

CS-1 CS-1 CS-1 CS-1 STC-1STC-1STC-1STC-1STC-1STC-1

WD-1WD-1

WD-1

MT-1

MT-1

SF-1

STC-2

CS-1
T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 150'-8"

T.O. PARAPET
ELEV. 146'-8"

T.O. PARAPET
ELEV. 150'-8"

MT-1

MT-1

SF-1

BK-1

CS-1

BK-1 CS-1 SF-1 BK-1 CS-1 SF-1 BK-1 CS-1 SF-1 BK-1 CS-1 SF-1

MT-1MT-1 STC-1STC-1STC-2MT-1

SCALE: 2 APARTMENT BLDG CONCEPT ELEVATION
1" = 10'

SCALE: 3 APARTMENT BLDG CONCEPT ELEVATION
1" = 20'

SCALE: 1 135TH STREET ELEVATION
1" = 40'

SCALE: 4 APARTMENT BLDG CONCEPT ELEVATION
1" = 10'

FINISH SCHEDULE
SYMBOL MATERIAL MANUFACTURER COLOR

MT-1 ALUMINUM

TEXTURE / FINISH

GLAZINGSF-1

BK-2 BRICK

STC-1 STUCCO

ST-1 STONE

CS-1 CAST STONE

TBDTBD TBD

WD-1 SYNTHETIC WOOD

CONC. ROOF TILERT-1

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

TBDTBD TBD

BK-1 BRICK

STC-2 STUCCO

MT-2 ALUMINUM TBDTBD TBD

REVISED 06.13.18
REVISED 07.20.18
REVISED 08.15.18

10955 LOWELL AVENUE, SUITE 700   •   OVERLAND PARK, KS 66210 
ph: 913.649.8181   •   fx: 913.649.1275   •   www.klover.net 

SCALE:

135TH AND KENNETH

13
5T

H 
AN

D 
KE

NN
ET

H

LASHBROOK

LA
SH

BR
O

O
K

A200 - ELEVATIONS

SD

1" = 10'

18
11

6.0
01

11.01.18

REVISED 11.01.18



T.O. PARAPET
ELEV. 171'-0"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 165'-3"

T.O. PARAPET
ELEV. 162'-6"

T.O. PARAPET
ELEV. 164'-4"

BK-1CS-1SF-1BK-1SF-1BK-1CS-1SF-1

MT-1

MT-1

SF-1

STC-2

CS-1

MT-2MT-1

BK-2

BK-2

MT-1STC-1

STC-2

SF-1

STC-2

MT-1

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 150'-8"

MT-1

MT-1

SF-1

BK-1

CS-1

T.O. PARAPET
ELEV. 140'-0"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 132'-2"

T.O. PARAPET
ELEV. 134'-2"

BK-1STC-2SF-1BK-1CS-1SF-1

BK-1MT-1

MT-1

SF-1

CS-1

MT-1
MT-1

SF-1

OPEN TO BEYOND

14
'-0

"
CL

EA
R

MIN 13'-6"
CLEARANCE TO BE
MAINTAINED

BK-1 MT-1

T.O. PARAPET
ELEV. 132'-2"

STC-2 SF-1 BK-1 CS-1 SF-1

BK-1 MT-1

MT-1

BK-1MT-1

CS-1MT-1

T.O. PARAPET
ELEV. 140'-0"

T.O. GRADE
ELEV. 100'-0"

BK-1 MT-1

MT-1

SF-1

CS-1

T.O. PARAPET
ELEV. 140'-0"

T.O. GRADE
ELEV. 100'-0"

T.O. PARAPET
ELEV. 140'-0" T.O. PARAPET

ELEV. 132'-2"

BK-1MT-1

MT-1

SF-1

CS-1

BK-1 STC-2 SF-1

SCALE: 1 APARTMENT / RETAIL / OFFICE BLDG CONCEPT ELEVATION
1" = 10'

SCALE: 2 RETAIL / OFFICE BLDG CONCEPT ELEVATION
1" = 20'

REVISED 06.13.18
REVISED 07.20.18
REVISED 08.15.18

10955 LOWELL AVENUE, SUITE 700   •   OVERLAND PARK, KS 66210 
ph: 913.649.8181   •   fx: 913.649.1275   •   www.klover.net 

SCALE:

135TH AND KENNETH

13
5T

H 
AN

D 
KE

NN
ET

H

LASHBROOK

LA
SH

BR
O

O
K

A201- ELEVATIONS

SD

1" = 10'

18
11

6.0
01

11.01.18

REVISED 11.01.18

SCALE: 4 OFFICE BUILDING STREETSIDE CONCEPT ELEVATION
1" = 20' SCALE: 3 RETAIL / OFFICE BUILDING CONCEPT ELEVATION

1" = 20'



D

C
T. RETAIL/ OFFICE 1ST FLR. 12,000 SF

56 UNITS, 66,000 SF

4 STORY ABOVE RETAIL

BELOW GRADE PARKING 56 STALLS
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RESIDENTIAL
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PARKING
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 4 STORY

ABOVE RETAIL/
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1
STREET AND ORNAMENTAL TREE PLAN

Revision 1:     6.13.2018

Revision 2:     7.20.2018

Revision 3:     8.15.2018

Revision 4:     11.1.2018

SITE PLAN

135th and Kenneth Rd.

Leawood, KS

2)  TIGHTEN WIRE /

CABLE ONLY ENOUGH

TO KEEP FROM

SLIPPING, ALLOW FOR
SOME TRUNK

MOVEMENT PLASTIC

HOSE SHALL BE LONG
ENOUGH TO ACCOM-

MODATE 11
2" OF

GROWTH

STAKING REQUIREMENTS:

1)  APPLY 2"THK BED OF MULCH

PERENNIAL PLANTING NOTES:

INITIAL WATERING:

COMPLETE, WATER

MORE IS ABSORBED

WHEN BACKFILL IS 2/3

THOROUGHLY UNTIL NO

GALV, 12-GAUGE 

1)  WIRE / CABLE SHALL BE

3)  STAKES SHALL BE 2"x
2" HARDWOOD OR EQUAL

BACKFILL w/ SUITABLE

2)  THOROUGHLY MIX PEAT IN

TO A DEPTH OF 12"
4)  PROVIDE NEW TOPSOIL

TO A DEPTH OF 24"
3)  BREAK UP EXISTING SOIL

TOP 3-4" OF SOIL

SHRUB PLANTING NOTES:

1)  SET SHRUB AT SAME DEPTH
AT WHICH IT GREW IN THE FIELD
OR CONTAINER

2)  PRUNE, THIN & SHAPE SHRUBS
IN ACCORDANCE w/ STANDARD
HORTICULTURAL PRACTICE

DO NOT COVER PLANTS
ON PERENNIAL PLANT BED,

TREE PLANTING NOTES:

WHENEVER POSSIBLE

OF THE ROOT BALL w/ SOIL
DO NOT COVER THE TOP
VISIBLE SHALL BE REJECTED. 

w/ TREE TRUNK

7)  PLACE ALL ROOT BALLS ON UN-

ROOT BALL (REMOVE WIRE BASKETS)

6)  REMOVE ALL TWINE, ROPE, WIRE
AND BURLAP FROM THE UPPER 1/3 OF

5)  EACH TREE MUST BE PLANTED
SUCH THE TRUNK FLARE IS VISIBLE
AT THE TOP OF THE ROOT BALL.
TREES WHERE THE FLARE IS NOT

4)  APPLY 4"THK WOOD MULCH, DO NOT
PLACE MULCH IN DIRECT CONTACT

3)  SET TOP OF ROOT BALL 1-2 INCHES
HIGHER THAN SURROUNDING GRADE

TREE TO FACE NORTH AT THE SITE
TREE IN THE NURSERY, AND ROTATE
2)  MARK THE NORTH SIDE OF THE

EXTEND TO THE EDGE OF THE CROWN
TERMINAL BUDS OF BRANCHES THAT

MAY BE PRUNED.  DO NOT REMOVE THE
SOME INTERIOR TWIGS & LATERAL BRANCHES

LEADERS, & BROKEN OR DEAD BRANCHES.
PRUNE ONLY CROSSOVER  LIMBS, CO-DOMINANT
1)  DO NOT HEAVILY PRUNE THE TREE,

4

EXCAVATED OR TAMPED SOIL, TYP TOPSOIL, TYP

PLANTING INSTALLATION DETAILS

ROOT BALL

SPECIFIED BACKFILL MIXTURE

EXISTING UNDISTURBED SUBSOIL

IS IN LANDSCAPE BED

CONTINUOUS SAUCER, RIM FOR WATER & MULCH

CUT & REMOVE BURLAP FROM TOP 1/3 OF BALL.

1/2 DIAM.OF BALL

TREE TIE SYSTEM, SEE STAKING REQUIREMENTS

PRUNE DAMAGED OR DEAD WOOD 

IMMEDIATELY PRIOR TO PLANTING.  NEVER LEAVE 

LEAVE "V" CROTCHES OR DOUBLE LEADER.

PLANT ROOT BALL 2" HIGHER THAN GRADE 

AS SHOWN.  SPACE EQUIDISTANT AROUND TREE.
3 METAL STAKES.  PLACE NEXT TO ROOT BALL 

INSTALL WEED CONTROL FABRIC IF TREE

AT WHICH TREE GREW.

4" MIN. SPECIFIED MULCH

DO NOT PRUNE LEADER

1. Location of all existing utilities needs to done before commencing work.

2. The planting plan graphically illustrates overall plant massings. Each plant species massing shall be placed in the

field to utilize the greatest coverage of ground plane. The following applies for individual plantings:

a. Creeping groundcover shall be a minimum of 6" from paving edge.

b. All trees shall be a minimum of 3' from paving edge.

c. All plants of the same species shall be equally spaced apart and placed for best aesthetic viewing.

d. All shrubs shall be a minimum of 2' from paved edge.

3. Mulch all planting bed areas to a minimum depth of 3". Mulch individual trees to a minimum depth of 4".

4. Note: If plants are not labeled - they are existing and shall remain.

5. In the event of work in or on a JCW sanitary main, any trees or plantings placed within the sewer easement may

be removed without replacement or compensation there-of and shall be replaced by the property owner as required

by the City.

6. All landscaped areas in ROW shall be sodded and irrigated unless otherwise specified.

Materials:

1. Plant material shall be healthy, vigorous, and free of disease and insects as per AAN standards.

2. Shredded bark mulch installed at trees shall be finely chipped and shredded hardwood chips, consisting of pure

wood products and free of all other foreign substances. Pine bark compost mulch installed at planting bed areas

shall be free of all other foreign substances.

Installation:

1. All planting beds shall be amended with 1 cubic yard of peat moss per 1,000 square feet. Till peat moss into soil

to a  6" depth. A 10-10-10 fertilizer shall be spread over all planting areas prior to planting, at a rate of 50 pounds

per 2,000 square feet.

2. After plants have been installed, all planting beds shall be treated with Dacthal pre-emergent herbicide prior to

mulch application.

3. Plant pit backfill for trees and shrubs shall be 50% peat or well composted manure and 50% topsoil.

4. Plant material shall be maintained and guaranteed for a period of one year after Owner's acceptance of finished

job.   All dead or damaged plant material shall be replaced at Landscape Contractor's expense.

6. Landscape contractor shall maintain all plant material until final acceptance, at which point the one year

guarantee begins.

Planting Notes

Turf Area

Cultivated Edge: 6" 

Finish Grade

Undisturbed
Existing 

Planting

Bed

12"

Subsoil

Prepared

Mulch

3 CULTIVATED EDGE DETAIL

NOTES:  1. SPACING FOR GROUNDCOVERS, SHRUBS, AND PERENNIALS NOTED ON PLANS.

2. TILL SOIL IN BED TO A 12" MINIMUM DEPTH AND THOROUGHLY MIX IN SOIL

AMENITIES AS NOTED ON PLANS.

CONTAINER

GROUNDCOVER OR

SHRUB PIT

MULCH

SHREDDED

BARK

60.00°

Plant Quantities Per 

Square Feet x 1.00

Square Feet x 1.50

Square Feet x  .44

Square Feet x  .16

Square Feet x  .11

18"

30"

36"

12"

10"

Between 
Plants

Inches

Square Foot

2 GROUNDCOVER/SHRUB DETAIL

Landscape Calculations - West Mixed-Use Area
Perimeter Landscaping adjacent to public ROW:
Street Tree Requirements:

One Street tree is required for every 35' of street frontage:
Requirement Met.

One ornamental tree per 12 lineal feet (1 shade tree = 2 Ornamental trees) and one shrub
per 5 lineal feet are required:

702 L.F. frontage on 135th Street
56 Ornamental trees required  140 shrubs required.
56 Ornamental trees provided  140 shrubs provided

248 L.F. frontage on 137th Street
21 Ornamental trees required  50 shrubs required.
21 Ornamental trees provided  50 shrubs provided
378 L.F. frontage on Entry Boulevard (excludes driveways)

32 Ornamental trees required  76 shrubs required.
32 Ornamental trees provided  76 shrubs provided
Requirements Met.

Perimeter Parking lot Landscaping:
All parking areas shall be screened from view of adjacent properties and streets by 3' tall

plant material and/or berms and walls.
Requirements Met.

Interior Landscaping:
Total Area of the site (excluding setbacks) = 193,127 sf.
10% of site shall be landscaped (19,313sf) 24% of site is landscaped.  (47,141 sf total)

A minimum of one 4-inch caliper tree shall be planted for every ten (10) parking spaces.
163 Parking spaces provided.
16 Trees required. 16 Trees provided
Additional trees shall be required at a ratio of one tree for every 3,000 sq.ft. of landscaped
open space. 
47,141 Sf of landscaped openspace provided.
16 Additional trees required. 16 Additional trees provided.
Requirements Met

15245 Metcalf Ave.

Overland Park, KS 66223

913.787.2817

LANDSCAPE

ME ERI
ARCHITECTURE

CLIENT

Landscape Plan

L1

PROJECT

Landscape Calculations - East Mixed-Use Area
Perimeter Landscaping adjacent to public ROW:

Street Tree Requirements:
One Street tree is required for every 35' of street frontage:
Requirement Met.

One ornamental tree per 12 lineal feet (1 shade tree = 2 Ornamental trees) and one shrub

per 5 lineal feet are required:
638 L.F. frontage on 135th Street (excludes areas of dense existing vegetation)
53 Ornamental trees required  128 shrubs required.
53 Ornamental trees provided  128 shrubs provided

908 L.F. frontage on 137th Street (excludes driveways)
76 Ornamental trees required  181 shrubs required.
76 Ornamental trees provided  181 shrubs provided

359 L.F. frontage on Entry Boulevard (excludes driveways)
30 Ornamental trees required  72 shrubs required.
30 Ornamental trees provided  72 shrubs provided

263 L.F. frontage on Kenneth Road (Dense Existing Vegetation Preserved)
22 Ornamental trees required  53 shrubs required.
11 Shade trees provided  53 shrubs provided
Requirements Met.

Perimeter Parking lot Landscaping:

All parking areas shall be screened from view of adjacent properties and streets by 3' tall
plant material and/or berms and walls.
Requirements Met.

Interior Landscaping:
Total Area of the site (excluding setbacks) = 362,230 sf.
10% of site shall be landscaped (36,223sf) 38% of site is landscaped.  (136,040 sf total)

A minimum of one 4-inch caliper tree shall be planted for every ten (10) parking spaces.
302 Parking spaces provided.
30 Trees required. 30 Trees provided
Additional trees shall be required at a ratio of one tree for every 3,000 sq.ft. of landscaped
open space. 

136,040 Sf of landscaped openspace provided.
45 Additional trees required. 45 Additional trees provided.  (25 existing trees
preserved count towards interior tree requirements)
Requirements Met

Landscape Schedule

Original Submittal Date:

5.22.2018
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M I X E D  U S E  D E V E L O P M E N T 15 AUGUST 2018LEAWOOD, KS135TH AND KENNETH ST.LASHBROOK COMPANY

*NOTE: MULTIPLE ELEVATION DESIGNS TO BE CONSIDERED

LP SMARTSIDE LAP SIDING 
(VARIOUS STYLES)

CERTAINTEED PRESIDENTIAL 
SHAKE SHINGLES

CANYON STONE CANYON LEDGE 
ENGINEERED STONE VENEER
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M I X E D  U S E  D E V E L O P M E N T 15 AUGUST 2018LEAWOOD, KS135TH AND KENNETH ST.LASHBROOK COMPANY

Charcoal Black Autumn Blend Autumn Blend

Midnight Slate Morning Mist Morning Mist

Black Stain Black Stain Coffee Stain

SW 7006 Extra White SW 7006 Extra White SW 7006 Extra White

SW 7648 Big Chill

Color Option 1 Color Option 2 Color Option 3

SW 7019 Gauntlet Grey SW 7642 Pavestone

MATERIALS PALETTE AND COLOR OPTIONS

Main Body:

LP® SmartSide® Lap Siding
Double 8” Bold Profile Lap

Trim Pieces:

LP - SmartSide Lap Siding
76 Series Smooth Finish Lap

Doors + Shutters:

LP - SmartSide Lap Siding
76 Series Cedar Texture

Accent:

Canyon Stone - Canyon 
Ledge Manufactured Stone 

Veneer

Roof:

CertainTeed - Presidential 
Shake Shingles
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Autumn Blend Charcoal Grey

Morning Mist Morning Mist

SW 7069 Iron Ore SW 7006 Extra White

SW 7006 Extra White SW 7603 Poolhouse

MATERIALS PALETTE AND COLOR OPTIONS

Main Body + Trim Pieces:

LP® SmartSide® Lap Siding
Double 8” Bold Profile Lap

Main Body:

LP® SmartSide® Lap Siding
Double 8” Bold Profile Lap

Doors + Shutters:

LP - SmartSide Lap Siding
76 Series Smooth Finish Lap

Trim + Doors + Shutters:

LP - SmartSide Lap Siding
76 Series Smooth Finish Lap

Accent:

Canyon Stone - Canyon 
Ledge Manufactured Stone 

Veneer

Accent:

Canyon Stone - Canyon 
Ledge Manufactured Stone 

Veneer

Roof:

CertainTeed - Presidential 
Shake Shingles

Roof:

CertainTeed - Presidential 
Shake Shingles

Color Option 4 Color Option 5





















  
 Memorandum 2400 Pershing Road 
  Suite 400 
  Kansas City, MO  64108 
  Tel 816 329 8600 
  Fax 816 329 8601  
 
  www.transystems.com 
 
 

To: Mr. Rick Lashbrook 

Leawood 135, LLC 

P.O. Box 26170 

Overland Park, KS  66225 

 

From: Jeff Wilke, PE, PTOE 

Date: July 24 2018 

Project No.: P101180207 

 
Subject: 135th & Kenneth Shared Parking Analysis 

 In accordance with your request, TranSystems has completed a shared parking analysis for the proposed mixed-
use development at the southwest corner of 135th Street and Kenneth Road in Leawood, Kansas. The study 
included an analysis of parking demand for the proposed land uses. The concept of shared parking is described in 
a publication titled Shared Parking, published by the Urban Land Institute (ULI). Shared parking is defined as the 
use of a parking space to serve two or more individual land uses without conflict or encroachment. The key goal 
of a shared parking analysis is to find the balance between providing adequate parking, land area, and resources 
dedicated to parking. 

Proposed Development 
The proposed development includes a mixture of residential, office and retail land uses.  The southern portion 
of the site, generally south of 137th Street, includes 120 twin villas.  The northern portion of the site includes 
the mixture of land uses.  Several buildings are proposed with apartments, commercial, and assisted living 
facilities.  The main access driveway for the development will run north/south, bisecting the northern portion of 
the site.  The main driveway creates two separate mixed-use areas, referred to in this analysis as the 
northeastern and northwestern portions of the site. 
 
The parking areas for the two northern portions of the site were designed independently, to provide ample 
parking for each area.  The northeastern portion includes a 100-space parking garage below the assisted living 
facility to be used by residents, employees, and visitors to the facility.  The northeastern portion also includes a 
169 surface parking spaces.  The northwestern portion of the site includes 190 garage parking spaces for 
apartment residents.  There will also be 231 surface parking spaces to be shared by the office and retail uses, as 
well as some apartment residents and visitors. 
 
The proposed development is currently in the planning stages and the specific tenants of the commercial areas 
are not known at this time.  Based on input from the developer’s design team, several assumptions were made 
about the types uses anticipated.  The team anticipates the retail uses as being specialty retail and service needs 
with some small café, local coffee shop, deli, and small restaurants included for the needs of the residential.  The 
sizes of these businesses would be 1,500 to 4,000 square feet.  Based on this input, the table on the following 
page indicates the land uses and sizes assumed for the shared parking analysis. 
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Shared Parking Analysis  
Land Uses 

Northwestern Portion Northeastern Portion 

Land Use Intensity Land Use Intensity 

Family Restaurant 3,000 Square Feet Family Restaurant 4,500 Square Feet 

Fine/Casual Dining 4,000 Square Feet Fine/Casual Dining 0 Square Feet 

Retail 8,200 Square Feet Retail 21,250 Square Feet 

Office 48,900 Square Feet Office 30,205 Square Feet 

Apartments 172 Units Apartments 0 Units 

Assisted Living 0 Units Assisted Living 84 Units 

 

Shared Parking Analysis 
In general, methodologies outlined in Shared Parking were used to perform the analysis. The parking demand was 
estimated for each land use in the proposed development based on weekday base parking ratios from Shared 
Parking, average weekday peak parking demand from Parking Generation published by the Institute of 
Transportation Engineers (ITE), or from local data for similar land uses. These ratios indicate the peak 
accumulation of vehicles at the peak hour for a single land use.   
 
Next the ratios for each land use were multiplied by a percentage for each hour of the day to indicate hourly 
variations in the demand for parking.  Similarly, seasonal variations are accounted for by applying a different 
percentage for each month of the year. The ratios and variations used in the analysis were obtained from Shared 
Parking, and are included with the analysis files in the Appendix at the end of this memorandum. The 
percentages used for the hourly and seasonal variations in this analysis are a weighted average of the 
visitor/guest and employee percentages.  
 
Retail Rates 
According to Shared Parking, the Community Shopping Center is the smallest retail category available to 
estimate parking demand, with a base parking ratio of 3.6 spaces per 1,000 sf of leasable space. This category 
includes all retail that is less than 400,000 square feet. The retail portion of the proposed development is much 
smaller than this (roughly 79,000 sf), and is anticipated to be smaller specialty type stores. These types of 
specialty stores typically do not generate as much traffic as a drug store or grocery store, which is categorized in 
the same land use.  
 
Given that the Community Shopping Center land use does not accurately describe the retail component of the 
proposed development, another source was used to determine an appropriate base ratio for parking demand. 
Parking Generation provides an average peak parking demand for a Shopping Center land use on a weekday of 
2.55 spaces per 1,000 sf. This average ratio is likely higher than the demand for parking in the proposed 
development, however it provides for a conservative analysis of shared parking conditions.  
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Office Rates 
The office land use would not be expected to be used as densely as other general office buildings.  The types of 
offices anticipated are professional offices such as law firms or stock brokers.  They would generally have small 
staff sizes, individual office work areas, and conference rooms. Due to these factors, the generic base parking 
ratio of 3.6 spaces per 1,000 sf from Shared Parking of was not utilized for the analysis. Instead the average peak 
parking demand for a suburban Office Building land use from Parking Generation was used. This ratio is 2.84 
spaces per 1,000 sf of leasable space. 
 
Apartment Rates 
The base parking rate of 1.65 in Shared Parking does not differentiate between one bedroom and two bedroom 
units, which can have different parking demands. The base parking ratio used for apartment residents in this 
analysis is 1.3 spaces per unit. This rate indicates one space per unit for one bedroom units, and two spaces per 
unit for two bedroom units. This rate was provided by the development team based on data from several recent 
local projects. Data was collected by EPC Real Estate Group from their developments at 51 Main in Kansas City, 
Missouri, and from the Village at Mission Farms in Overland Park, Kansas. At 51 Main, a 1.3 spaces per unit ratio 
was provided and found to have a surplus of 10 percent at peak times. The Village at Mission Farms provided a 
1.6 ratio, equating to one space per unit for one bedroom units and two spaces per unit for two bedroom units. 
This development was found to have a parking surplus of roughly 20 percent during peak times. The actual 
demand is closer to a 1.35 ratio, with more than half of the units having two bedrooms. 
 
For this shared parking analysis, the base parking ratio was reduced from 1.3 to 0.2 spaces per unit, as 85 
percent of the base parking ratio, or nearly all of the residents, will be accommodated in the 190 garage parking 
spaces, which will not be shared.  A few residents and the residential visitors will share the surface parking 
spaces. 
 
Captive Demand 
Shared Parking states that some reduction of customer parking needs occurs in a mixed-use development due to 
patronage of multiple land uses. These patrons are referred to as “captive” since they are already present at the 
site for another land use. Residents of the proposed development who visit the restaurants or shops would be 
considered captive, as they do not add to the demand for parking. This is the same for office workers at who 
shop or go to restaurants in the development. There is also potential for nearby residents, especially in the twin 
villas to walk to the restaurants or shops. Given these considerations, a reduction of 12 percent was applied to 
the base ratios for the restaurant and retail land uses to account for captive demand.  The 12 percent reduction 
matches the percentage of internally captured trips indicated in the traffic impact study for the proposed 
development. 
 
Assumptions 
Several factors in the analysis should be noted. First, the northeastern and northwestern portions of the site 
were analyzed separately as to not share parking across the main access drive. Second, the parking garage spaces 
are not included in the supply for the shared parking analysis as they will not be shared spaces. The Assisted 
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living land use is assume to be fully parked in the garage.  Since this land use will not require any shared parking 
it was not included in the analysis.   

Results 
The results of the analysis indicate that the parking supplies for the northeastern and northwestern portions are 
projected to be sufficient for all times of the year.  The most critical time periods are projected to be during the 
middle of the day in December. During those time periods, the parking will be close to 99 percent occupied. 
This analysis correlates with the fact that December is the peak month for most retail business because of 
holiday shopping.  
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TranSystems 

2400 Pershing Road 
Suite 400 
Kansas City, MO 64108 
Tel 816 329 8600 
Fax 816 329 8601 

www.transystems.com 

 
July 24, 2018 
 
 
Mr. Rick Lashbrook 
Leawood 135, LLC 
P.O. Box 26170 
Overland Park, KS  66225 
 
RE: 135th Street and Kenneth Road Traffic Impact Study 
 Leawood, Kansas 
 
Dear Mr. Lashbrook: 
 
In response to your request and authorization, TranSystems has completed a traffic impact study for the 
proposed mixed-use development to be located generally in the southwest corner of the 135th Street 
and Kenneth Road intersection in Leawood, Kansas.  The purpose of this study was to assess the impact 
of the proposed development on the surrounding transportation system.   
 
Included in this study is a discussion of the anticipated impacts of the proposed development on the 
adjacent street network for the following analysis scenarios:   

 Existing Conditions 
 Existing Development Conditions 
 Future (Year 2040) Conditions 

 
We trust that the enclosed information proves beneficial to you and the City of Leawood in this phase 
of the development process.  We appreciate the opportunity to be of service to you and will be 
available to review this study at your convenience. 
 
Sincerely, 
TRANSYSTEMS 
 
 
 
By:__________________________________  

     
    Jeffrey J. Wilke, PE, PTOE          
     

 
JJW/jw:P101180207 
Enclosure 
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Introduction 
TranSystems has completed this traffic impact study for the proposed mixed-use development to be 
located generally in the southwest corner of the 135th Street and Kenneth Road intersection in 
Leawood, Kansas. The purpose of this study was to assess the impact of the proposed development on 
the surrounding transportation system. The location of the project relative to the major streets in the 
area is shown on Figure A-1 in Appendix A. 
 

In addition to a description of the proposed development and the surrounding transportation 
infrastructure, this study includes trip generation estimates, trip distribution estimates, capacity analyses, 
and a summary of findings.  

Proposed Development Plan 
The proposed development includes a variety of residential, office and retail land uses.  The southern 
portion of the site, generally south of 137th Street, includes 120 attached single-family residences called 
twin villas. The mixed-use component of the proposed development is north of 137th Street.  Several 
buildings are proposed in the northern portion with apartments, offices, retail, and an assisted living 
facility. A copy of the proposed site plan for the development is included on Figure A-2 for reference. 
 
There are two access points to the proposed development site. The main driveway to the site will be a 
new intersection that will extend south from 135th Street. The main driveway is located roughly 1,700 
feet east of the signalized intersection of 135th Street and Pawnee Street, and 900 feet west of the 
signalized intersection of 135th Street and Kenneth Road. The other access point to the site will be 
137th Street, which will be constructed west of Kenneth Road as a part of the proposed development 
plan. In the future, two more access points may become available on the west side of the site to 
Chadwick Street as future development occurs on adjacent parcels.  

Study Area 
To assess the impacts of the proposed development, the intersections listed below were identified for 
study during the A.M. and P.M. peak hours of a typical weekday.  

 135th Street and Kenneth Road 
 Site Driveways 

 
Surrounding Street Network and Land Uses 
The major road system in Johnson County is primarily a grid pattern with one-mile spacings on section 
lines.  One Hundred Thirty-Fifth (135th) Street is a four lane divided east/west thoroughfare that is part 
of the grid network.  Adjacent to the development site, 135th Street has a posted speed limit of 45 
m.p.h.  Kenneth Road is a two-lane collector street with a posted speed limit of 35 m.p.h.  Kenneth 
Road extends a short distance from 135th Street south to intersect Kenneth Parkway. North of 135th 
Street, the alignment of Kenneth Road becomes a long private driveway to a church. Currently, 137th 
Street does not extend to the development site. West of Chadwick Street, 137th Street is a two-lane 
collector street that parallels 135th Street. 
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The development site currently consists of undeveloped land with agricultural land uses.  The land to 
the north of the site across 135th Street is also undeveloped with some agricultural uses. It is 
anticipated to develop in the future with land uses similar to the proposed development.  South of the 
site are single-family villa type residences. To the west of the site there is a bank, a church, more villa 
type residences, and some undeveloped commercial lots. To the east of the site across Kenneth Road is 
undeveloped land that is anticipated to be commercial type development in the future.   
 
Traffic Counts 
Turning-movement traffic volume counts were collected at the study intersection on Tuesday, July 10, 
2018, from 7:00 to 9:00 A.M. and from 4:00 to 6:00 P.M.  Based on the data, the peak hours occur 
between 7:15 and 8:15 A.M., and between 4:45 and 5:45 P.M. The existing lane configurations, traffic 
control devices, and peak hour traffic volumes have been illustrated on Figure A-3. 

Analysis 
The scope of analysis for the assessment of the proposed development’s impact on the surrounding 
transportation system is based in large part on the recommended practices of the Institute of 
Transportation Engineers (ITE), as outlined in their Traffic Engineering Handbook. ITE is a nationally-
recognized organization of transportation professionals with members from both private and public 
sectors. The analysis of the proposed development’s impact included development of trip generation 
and trip distribution estimates as well as a traffic operations assessment for each study scenario. Each of 
the analysis methodologies and findings are described in the subsequent sections.   
 
Trip Generation  
Trip generation estimates were prepared using the Institute of Transportation Engineer’s Trip 
Generation, 10th Edition. Table 1 on the next page shows the expected trips to be generated by the 
proposed development.  Additional information related to trip generation is included in Appendix B. 
 
The proposed development includes office, retail, and residential land uses. Therefore, it can be assumed 
that when the development is fully built out, some of the customers of the retail businesses in the 
development will also live in the residential portion or work in the office portion of the development. 
These trips are said to be internal trips, because the origin and destination of the trips are within the 
development site. The ITE internal capture methodology was used to determine the number of trips 
internal to the site. The internal trips were not applied to the external street system. 
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 Table 1 
Proposed Development Trip Generation 

Land Use Intensity ITE 
Code 

Average 
Weekday 

A.M. Peak Hour P.M. Peak Hour 

Total In Out Total In Out 
Single-Family 
Residential 

120 du 210 1,230 90 23 68 122 77 45 

Multifamily Housing 
(Low-Rise) 

172 du 220 1,260 80 18 62 96 60 36 

Assisted Living 84 du 254 219 16 10 6 22 8 14 

General Office 
Building 

79,150 sf 710 846 88 76 12 92 15 77 

Shopping Center 40,950 sf 820 3,277 173 107 66 308 148 160 

Subtotal Full Development Trips 6,832 447 234 213 640 308 332 

Internal Development Trips -- -- -- -- 79 40 39 

Total External Development Trips 6,832 447 234 213 561 268 293 

 
Trip Distribution 
The estimated trips generated by the proposed development were distributed onto the street system 
based on the trip distributions summarized in Table 2. These distributions are based on existing travel 
patterns in the area and engineering judgment. The detailed distribution patterns through the study 
intersections are shown in Appendix B.   
 

Table 2 
Trip Distribution 

Direction To/From Residential 
Percentage 

Commercial 
Percentage 

East on 135th Street 50% 45% 

West on 135th Street 45% 45% 

South on Kenneth Road 5% 10% 

Total 100% 100% 

 
Traffic Operation Assessment  
An assessment of traffic operations was made for the scenarios listed below.   

 Existing Conditions 
 Existing Development Conditions 
 Future (Year 2040) Conditions 
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The study intersections were evaluated using the Synchro traffic analysis software package. Calculations 
were performed based on the methodologies outlined in the Highway Capacity Manual (HCM), 2000 
Edition, which is published by the Transportation Research Board. The operating conditions at an 
intersection are graded by the “level of service” experienced by drivers. Level of service (LOS) describes 
the quality of traffic operating conditions and is rated from “A” to “F”. LOS A represents the least 
congested condition with free-flow movement of traffic and minimal delays. LOS F generally indicates 
severely congested conditions with excessive delays to motorists. Intermediate grades of B, C, D, and E 
reflect incremental increases in the average delay per stopped vehicle. Delay is measured in seconds per 
vehicle. Table 3 shows the upper limit of delay associated with each level of service for signalized and 
unsignalized intersections.  
 

Table 3 
Intersection Level of Service Delay Thresholds 

Level of Service 
(LOS) Signalized Unsignalized 

A ≤ 10 Seconds ≤ 10 Seconds 

B ≤ 20 Seconds ≤ 15 Seconds 

C ≤ 35 Seconds ≤ 25 Seconds 

D ≤ 55 Seconds ≤ 35 Seconds 

E ≤ 80 Seconds ≤ 50 Seconds 

F > 80 Seconds > 50 Seconds 

 
While LOS measurements apply to both signalized and unsignalized intersections, there are significant 
differences between how these intersections operate and how they are evaluated. LOS for signalized 
intersections reflects the operation of the intersection as a whole. 
 
Unsignalized intersections, in contrast, are evaluated based on the movement groupings which are 
required to yield to other traffic. Typically, these are the left turns off of the major street and the side-
street approaches for two-way stop-controlled intersections. At unsignalized intersections lower LOS 
ratings (D, E and F) do not, in themselves, indicate the need for additional improvements. Many times 
there are convenient alternative routes to avoid the longer delays. Other times the volumes on the 
unsignalized approaches are relatively minor when compared to the major street traffic, and 
improvements such as traffic signal installation may increase the average delay to all users of the 
intersection. 
 
The decision to install a traffic signal, which is often considered when lower LOS ratings are projected, 
should be based on engineering studies and the warrants for traffic signal installation as outlined in the 
Federal Highway Administration’s Manual on Uniform Traffic Control Devices (MUTCD). Signals are 
typically not recommended in locations where there are convenient alternative paths, or if the 
installation of a traffic signal would have negative impacts on the surrounding transportation system.  
 



135th Street and Kenneth Road 

Traffic Impact Study 

Leawood, Kansas 
 

5 | TranSystems July 2018 

 

The LOS rating deemed acceptable varies by community, facility type and traffic control device. Most 
communities in the region have identified LOS D as the minimum desirable goal for signalized 
intersections. However, at unsignalized intersections LOS D, E, or even F are often considered 
acceptable for low to moderate traffic volumes where the installation of a traffic signal is not warranted 
by the conditions at the intersection, or the location has been deemed undesirable for signalization.  
 
Traffic queues were also evaluated as part of the analyses. Long traffic queues which extend beyond the 
amount of storage available, either between intersections or within turn lanes, can have significant 
impacts on operations. The projected vehicular queues were analyzed to ensure the analyses are 
reflective of the physical constraints of the study intersections and to identify if additional storage is 
needed for turn lanes. 
 
Existing Conditions 
The results of the Existing Conditions intersection analyses are summarized in Table 4. The study 
intersections were evaluated with the lane configurations, traffic volumes, and traffic control devices 
shown on Figure A-3. The current signal timing and coordination plans for the study intersection was 
used for the analysis of the traffic signals in this scenario. The Synchro output files are included in 
Appendix C.   
 

Table 4 
Intersection Operational Analysis 

Existing Conditions 
Intersection A.M. Peak Hour P.M. Peak Hour 

Movement LOS1 Delay2 LOS1 Delay2 
135th Street and Kenneth Road 

Traffic Signal 
 
A 

 
10.0 

 
A 

 
8.5 

1 – Level of Service 
2 – Delay in seconds per vehicle 

 
The results of the analysis indicates that the existing signalized intersection operates at acceptable levels 
of service during the A.M. and P.M. peak hour with minimal queuing. This is due to the very low volume 
of traffic on Kenneth Road, which allows the signal to provide green indications for eastbound and 
westbound traffic on 135th Street for more than 75 percent of the cycle length. 
 
Given the low volume of side street traffic, the traffic counts were compared to the minimum 
thresholds of the Peak Hour traffic signal warrant from the MUTCD. The graph  of the warrant analysis 
is included in Appendix C. The results of the warrant analysis indicate that the existing volumes do not 
satisfy the minimum traffic volume threshold for traffic signal installation. Therefore it is likely that the 
existing traffic signal at 135th Street and Kenneth Road is not warranted. 
 
It is worth noting that during the traffic counts long queues of eastbound traffic were observed during 
the P.M. peak hour. These queues extended back from the signalized intersection of 135th Street and 
State Line Road, which is roughly 1,100 feet to the east of Kenneth Road. This is due to the high volume 
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of eastbound through traffic at that intersection. These long queues frequently extended through the 
intersection with Kenneth Road from approximately 4:50 P.M. to 5:20 P.M.  The long queues did clear 
out of the intersection during each cycle of the signal at 135th Street and State Line Road. 
 
There is little that can be done in the short-term to address the long eastbound queues that were 
observed. Widening 135th Street in Leawood for a third eastbound through lane will not reduce the 
eastbound queues.  A third eastbound lane would need to be constructed east through the State Line 
Road intersection, and possibly through other intersections to the east, to serve the heavy eastbound 
through volume. Such an improvement will require coordination with the Missouri Department of 
Transportation, as 135th Street becomes M-150 Highway to the east of State Line Road. 
 
City of Leawood staff desires traffic signals to be installed at a minimum spacing of one-quarter mile 
apart along the 135th Street corridor. This allows ample distance for queuing and for coordinating traffic 
signals to provide progression for through traffic. The location of the signalized 135th Street and 
Kenneth Road intersection is less than the desired spacing from State Line Road. 
 
Existing plus Proposed Development Conditions 
The location of the proposed development’s main driveway intersection along 135th Street is 900 feet 
from Kenneth Road, which is less than one-quarter mile. Therefore, the intersection would not be 
considered a candidate for signalization. Without a signal at the main driveway all development traffic to 
and from westbound 135th Street to make left-turn maneuvers at the 135th Street and Kenneth Road 
intersection. This would add side street traffic to the intersection which is currently blocked by queues 
at times during the P.M. peak hour. Given that the existing traffic signal is likely unwarranted, it is 
appropriate to consider removal of the existing traffic signal at 135th Street and Kenneth Road, and 
installation of a traffic signal at the main driveway intersection instead.  
 
The decision to remove the existing traffic signal at 135th Street and Kenneth Road must be evaluated in 
terms of the overall street network. The existing signal at Kenneth Road would provide full access to 
future developments on the undeveloped properties to the east of Kenneth Road. However, these 
properties are surrounded by a network of other arterial and collector streets that can also provide full 
access to these properties. The east side of these properties have access to existing traffic signals along 
State Line Road. A well planned internal street network through these properties can take advantage of 
the existing signalized access points. 
 
With the signal at Kenneth Road is removed, the main driveway intersection would be an appropriate 
location for a traffic signal installation. The projected traffic volumes from full build out of the 
development do satisfy the peak hour signal warrant. The main driveway intersection is spaced nearly 
one-half mile along 135th Street from the signalized State Line Road intersection. The main driveway 
intersection is also spaced slightly more than one-quarter mile east of Chadwick Street, which will likely 
be signalized in the future as development occurs.  The result is that the main driveway would be the 
only signalized intersection along 135th Street between Chadwick Street and State Line Road. These 
spacings exceed the City’s desired minimum spacing between signals. 
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As a stop controlled intersection, the 135th Street and Kenneth Road intersection, drivers would 
experience lengthy delays making left-turn and crossing maneuvers from the side street approaches. 
Therefore these movements should be restricted by a raised island within the intersection area. The 
island would continue to allow eastbound and westbound left-turn movements, but restrict the side 
street approaches to right-turns only. For the island configuration to be effective in restricting these 
movements, an eastbound left-turn lane will be needed at the intersection. 
 
Changing access at the 135th Street and Kenneth Road intersection will alter the existing traffic 
volumes. The northbound left-turn movement will no longer be permitted. These northbound drivers 
on Kenneth Road will have to turn left onto 137th Street, travel through the development site, and then 
turn left onto the Main Driveway to access westbound 135th Street. The existing traffic volumes were 
redistributed in this manner for the Existing plus Proposed Development Conditions intersections 
analyses. 
 
To accommodate development traffic and the aforementioned traffic control modifications, the following 
improvements are identified. 
 
135th Street and Kenneth Road 

 Remove the existing traffic signal.  Install Stop signs for northbound and southbound traffic. 
 Construct a raised island along 135th Street within the intersection area to restrict northbound 

and southbound left-turn and crossing maneuvers. The median should allow eastbound and 
westbound left-turn maneuvers. 

 Construct an eastbound left-turn lane with 250 feet of storage plus appropriate taper.  
 

135th Street and Main Driveway 
 Install a traffic signal. 
 Construct a westbound left-turn lane with a minimum length of 300 feet plus appropriate taper. 
 Construct an eastbound right-turn lane with a minimum length of 250 feet plus appropriate 

taper. 
 Construct three northbound lanes on the Main Driveway exiting the site, to be used as a right-

turn lane and dual left-turn lanes. The right-turn lane and one left-turn lane should have 
minimum lengths of 200 feet plus appropriate tapers. 

 
The results of the Existing plus Proposed Development Conditions intersection analyses are summarized 
on the following page in Table 5. This study scenario considered the addition of traffic from the 
proposed development plan. The study intersections were evaluated with the lane configurations, traffic 
volumes, and traffic control devices shown on Figure A-4. The new traffic signal was evaluated in this 
scenario with the same cycle lengths as the current coordination plans for the corridor. The Synchro 
output files are included in Appendix C.  
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Table 5 
Intersection Operational Analysis 

Existing plus Development Conditions 
Intersection A.M. Peak Hour P.M. Peak Hour 

Movement LOS1 Delay2 LOS1 Delay2 
135th Street and Main Driveway 

Traffic Signal 
 
B 

 
14.3 

 
B 

 
16.1 

135th Street and Kenneth Road 
Eastbound Left-Turn 

Westbound Left-Turn 
Northbound Right-Turn 
Southbound Right-Turn 

 
C 
A 
A 
C 

 
17.2 
9.8 
9.6 
17.3 

 
B 
C 
B 
B 

 
12.4 
18.9 
11.6 
13.1 

137th Street and Kenneth Road 
Eastbound Left-Turn 

Northbound Shared Left-Turn/Through 

 
B 
A 

 
10.1 
7.5 

 
A 
A 

 
9.4 
7.2 

1 – Level of Service 
2 – Delay in seconds per vehicle 

 
As shown in Table 5, each study intersection is projected to operate within acceptable levels of service 
during the A.M. and P.M. peak hours. All queues are projected to be contained within their respective 
turn lanes. 
 
Future (Year 2040) Conditions 
To estimate future conditions in year 2040 background traffic growth was assumed. An annual growth 
rate of two percent was applied to the existing traffic volumes on 135th Street. It is assumed that when 
the property to the north of the development site across 135th Street develops, an access point will 
align with the signalized Main Driveway intersection. To analyze future conditions at the signalized 
intersection, the same development trips and distribution projected on the south leg of the intersection 
are assumed for the north leg. This is a fair approximation since a similar type of development is 
expected in this area.  Similar future development trips are also assumed on Kenneth Road for when the 
property to the east is developed, except these volumes were scaled to 25 percent, since the property 
to the east is only 25 percent of the size of the proposed development site. 
 
The additional background growth results in a very heavy volume of through traffic on 135th Street. To 
support the increased volume, 135th Street will need to be widened to provide three through lanes in 
each direction. Also, the traffic signal at 135th Street and Main Driveway will need to be split phased for 
northbound and southbound traffic to allow one of the dual left-turn lanes to function as a shared 
through lane. These additional lanes and signal modifications are included in the Future Conditions 
intersection analyses.  
 
The results of the Future Conditions intersection analyses are summarized on the next page in Table 6. 
The study intersections were evaluated with the lane configurations, traffic volumes, and traffic control 
devices shown on Figure A-5. The traffic signal timings for the 135th Street corridor were optimized for 
this scenario. The Synchro output files are included in Appendix C.   
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Table 6 
Intersection Operational Analysis 

Existing plus Development Conditions 
Intersection A.M. Peak Hour P.M. Peak Hour 

Movement LOS1 Delay2 LOS1 Delay2 
135th Street and Main Driveway 

Traffic Signal 
 
C 

 
33.6 

 
D 

 
50.0 

135th Street and Kenneth Road 
Eastbound Left-Turn 

Westbound Left-Turn 
Northbound Right-Turn 
Southbound Right-Turn 

 
D 
B 
A 
C 

 
34.7 
11.7 
9.2 
18.8 

 
B 
A 
C 
B 

 
12.4 
9.8 
12.2 
13.1 

137th Street and Kenneth Road 
Eastbound Left-Turn 

Northbound Shared Left-Turn/Through 

 
B 
A 

 
10.1 
6.4 

 
B 
A 

 
10.0 
6.1 

1 – Level of Service 
2 – Delay in seconds per vehicle 

 
The results shown in the table indicate that all study intersections are projected to operate at an 
acceptable level of service in the future conditions scenario. Some lengthy queues of eastbound and 
westbound through traffic are projected during the A.M. and P.M. peak hours.  All other queues are 
projected to be contained within their respective turn lanes. 
 
When 137th Street is continuous from the development site west to Chadwick Street, there will be 
another access point to the development site.  This additional connection has the potential to reduce 
the northbound left-turn volume and the eastbound right-turn volume at the 135th Street and Main 
Driveway intersection by 10 to 30 percent. These reductions are not enough to have a significant impact 
on the results of the analysis for the study intersections. 
 

Summary 
TranSystems has completed this traffic impact study for the proposed mixed-use development to be 
located generally in the southwest corner of the 135th Street and Kenneth Road intersection in 
Leawood, Kansas. The purpose of this study was to assess the impact of the proposed development on 
the surrounding transportation system.    
 
The Existing Conditions analyses found that the traffic signal at the 135th Street and Kenneth Road 
intersection does not meet the minimum vehicular volumes for a traffic signal installation, and it is not 
likely that the signal is warranted. Additionally, the signal is located roughly 1,100 feet west of the 
signalized intersection with State Line Road. This spacing is less than the City’s minimum spacing of one-
quarter mile between signals along the 135th Street corridor. During the P.M. peak hour, long queues of 
eastbound through traffic on 135th Street extend through the Kenneth Road intersection.  
 
In light of these findings, the Kenneth Road intersection is not an ideal location for a signalized 
intersection and signal removal should be considered. A traffic signal could then be installed at the 
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development’s main driveway intersection along 135th Street. This location would provide greater 
separation between signals, meeting the City’s desired spacing for signals along the corridor. 
 
The following improvements have been identified for the Existing plus Development Conditions 
scenario. 
 
135th Street and Kenneth Road 

 Remove the existing traffic signal.  Install Stop signs for northbound and southbound traffic. 
 Construct a raised median along 135th Street within the intersection area to restrict 

northbound and southbound left-turn and crossing maneuvers. The median should allow 
eastbound and westbound left-turn maneuvers. 

 Construct an eastbound left-turn lane with 250 feet of storage plus appropriate taper. 
 
135th Street and Main Driveway 

 Install a traffic signal. 
 Construct a westbound left-turn lane with a minimum length of 300 feet plus appropriate taper. 
 Construct an eastbound right-turn lane with a minimum length of 250 feet plus appropriate 

taper. 
 Construct three northbound lanes on the Main Driveway exiting the site, to be used as a right-

turn lane and dual left-turn lanes. The right-turn lane and one left-turn lane should have 
minimum lengths of 200 feet plus appropriate tapers. 

 
In the Future Conditions scenario, 135th Street will need to be widened to provide three through lanes 
in each direction. 
 
 
 









Memo 
To:    City of Leawood Planning Commission 

From:    Richard Sanchez, Planner  

CC:    Richard Coleman, Director of Community Development 
    Mark Klein, Planning Official 

Date of Meeting:  January 28, 2020 

Date of Memo:  January 22, 2020 

Re: Case 06-20 – Annual Update of the City of Leawood Comprehensive Plan 
**PUBLIC HEARING** 

Attached is the 2019 annual update of the City of Leawood Comprehensive Plan.  The updates to the 
Comprehensive Plan include the following: 

 Update to Tables and Figures within the plan reflecting the most recent demographic information 
from the U.S. Census American Communities Survey for Leawood.   

 Amendments to the Comprehensive Plan Land Use Map, including: 
o Symbolized the Leawood Sculpture Garden on the map, 
o Added the approved future streets of the Hills of Leawood Villas, 
o Changed the street grid for the Hills of Leawood from future to existing, 
o Adjusted the boundaries at 135th and Kenneth Road, Regents Park, to include Medium Density 

Residential north of the future 137th Street, 
o Added the approved future street network to Regents Park at 135th and Kenneth Road, 
o Changed the triangular parcel east of Regents Park from MXD to Office use, 
o Changed the lot south of the Lee Boulevard fire station, now acquired by the City of Leawood, 

from Low Density Residential use to Public use, 
o Changed the parcel at north of 133rd and west of Mission Road, currently occupied by the Cline 

Wood Office Building, from Mixed Use to Office use, 
o Adjusted the location of the area zoned for Public use at the 148th and Mission Road fire station, 

 Update the year from 2018 to 2019. 
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1. INTRODUCTION
From its incorporation in 1948, Leawood has sought to emphasize high quality 
development, which offers a unique sense of place. The first 500 homes built in 
Leawood were custom designed by professional architects to reflect the owner’s 
individuality and to avoid stereotypical designs.  As a result, Leawood is widely 
recognized as a premier residential area and a desirable place to live and work.

The Plan
In order to successfully guide the community’s growth, the Leawood Comprehensive 
Plan and the accompanying maps have been prepared.  The purpose of the 
Comprehensive Plan is to guide the growth and development of the community. It 
includes analyses, recommendations and proposals for the community’s population, 
economy, housing, transportation, community facilities, and land use.  The 135th 
Street Community Plan was approved in 2014 by Resolution 4258. Self Propelled 
Leawood was also approved in 2014 by Resolution 4346, and both documents are 
incorporated by reference into this document. 
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Analysis of Leawood
Section 2 chronicles the development of Leawood, providing a narrative history of the 
community, a description of its natural environment and land area (including a record 
of annexations) and a documentation of past demographic statistics.  A preview of the 
City’s development and economic trends completes this section.

Evaluation Area Analysis
Information contained in Section 3 forms the foundation of the Comprehensive Plan.  
Each distinct district within the community, the North, the Central, and the South, 
is examined in detail. Tables are included to provide information regarding existing 
buildings, buildings which have been approved but not constructed, and the total 
square footage planned for a development.  

Guide to Future Development
Developed in Section 4 of the Comprehensive Plan is a framework for the future of the 
Leawood community.  The goals and objectives of the City’s development process are 
outlined and their implementation is addressed through planning policies and long-
range plans.

The common thread throughout all sections of the Comprehensive Plan is the City’s 
vision of distinctive development.  The future Leawood will be a sophisticated mix 
of prestigious residential and vibrant commercial areas accentuated by the special 
qualities, identified within this Plan, that make Leawood unique among area cities.

Figure 1.1 Map of the City of Leawood
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Comprehensive Plan Land Use Categories
The Comprehensive Plan, in its role as a policy guide for future development, applies 
the following land use categories. In Table 1.1, the land use classification is shown in 
bold letters followed by the current zoning district(s) applicable to each specific land 
use classification.  Proposed development is required to pursue one of the applicable 
zoning districts associated with the particular land use designation or to request a new 
land use classification.

Table 1.1 Land Use Designation and Corresponding Zoning Districts

AG Agricultural
RP-A5 Planned Rural Density Single Family Residential
R-1 Planned Single Family Low-Density Residential
RP-1 Planned Single Family Residential

RP-2 Planned Cluster Detached Residential
RP-3 Planned Cluster Attached Residential

RP-4 Planned Apartment Residential

SD-NCR Planned Neighborhood Retail 
SD-NCR2 Planned Neighborhood Retail 2
SD-CR Planned General Retail

SD-O Planned Office

MXD Mixed Use

BP Planned Business Park

REC Planned Recreational
FL Flood Hazard Overlay

Mixed Use

Business Park 

Open Space

Low Density Residential

Medium Density Residential

High Density Residential

Retail 

Office

Figure 1.2 Zoning Map
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The Process
Kansas statute authorizes municipal Planning Commissions “to make or cause to be made 
a comprehensive plan” (K.S.A 12-747 et seq.) that will constitute the basis for coordinated 
and harmonious development in the community, K.S.A. 12-741 et seq. also authorizes 
cities to enact planning and zoning laws and regulations “for the protection of the public 
health, safety and welfare”.

The plan document itself may be developed by staff, public committees, and the Planning 
Commission, or any combination thereof; the importance of community input is evident by 
the requirement of a public hearing as part of the process.  

The Planning Commission, however, is ultimately responsible for providing final 
development recommendations to the Governing Body for final decision.  Such 
recommendations should incorporate: 

 The general location, extent and relationship of land uses both public and private,

 Population and building intensity standards and restrictions,

 Public facilities, including systems for the transportation of persons and goods,

 Public improvements programming, related fiscal information, including long-  
 term financing plans for improvements associated with development,

 Natural resource use and conservation measures, or any other element deemed   
  necessary for the proper development or redevelopment of the City.

5
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Leawood City Hall
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2. ANALYSIS OF LEAWOOD
History
Although Leawood is a young city, it has a rich and vibrant history dating back to the 
Native American peoples that first lived in this area. In fact, the state name “Kansas” 
is derived from the Kanza tribe, the original inhabitants of the area that would become 
Leawood.

An influx of French and American traders in the 1700s, including the legendary Daniel 
Boone, explored this land. After the Louisiana Purchase in 1803, the area directly east 
of what would become State Line Road opened for settlement. The Santa Fe Trail, 
Oregon Trail, and California Trail, which crossed into the territory at 123rd and State 
Line, also hastened early development in the Leawood area.

The Border Ruffian War, 1855-1857, had a brief negative impact on the local 
economy - bands of men, on political pretext, robbed settlers and traders, leading to 
a curtailment of activities along the Santa Fe Trail. However, early in 1857, economic 
conditions rebounded as the town of Oxford, Kansas, was founded. Leawood’s 
predecessor by a little less than a century, Oxford became a trade center for a large 
part of the surrounding area. Unfortunately, Oxford was one of the casualties of the 
Civil War -- after 1865, little remained but the boundaries of the township.

The seeds of modern Leawood were planted during the Roaring 20’s, when Oscar 
G. Lee, a retired police officer from Oklahoma, moved to Johnson County. Mr. Lee, 
the namesake of Leawood, built his home just north of where the original Leawood 
City Hall now stands. Offering to provide a road through his property, Mr. Lee first 
dedicated for public use Lee Boulevard, from 83rd Street to 103rd Street.

By 1948, the housing development started by the Kroh brothers provided the impetus 
for incorporation as a city. Accordingly, on November 30, 1948, with a population 
less than 2,000, Leawood became a city of the third class. Leawood, the first of 
the suburban cities of northeast Johnson County to incorporate, continued its rapid 
development and in 1959 became a city of the second class.

From 1959 to the present Leawood has developed at a rapid pace. The City’s 
boundaries now stretch from Somerset on the north to 155th Street on the south and 
State Line Road on the east to Mission Road (north of I-435) and Nall Avenue (south 
of I-435) on the west. As of 2015, Leawood, a city of the first class with approximately 
33,339 residents, is a city proud of what it has accomplished in such a short time and 
proud of the rich heritage that has driven those accomplishments.
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Natural Features
Leawood is considered a beautiful community in northeastern Kansas because of 
the City’s natural resources. The Map of Natural Features (Figure 2.1) indicates the 
location of environmental elements that will affect urban development.

Land Characteristics
Leawood’s land is characterized by flat valleys rising to gently rolling hills. The land 
generally slopes 2-8 percent.  A very small percentage of the City’s total land area 
slopes 12 percent or more, primarily in areas along the Indian, Tomahawk and Negro 
creeks. Land elevations range from 850 to 1000 feet above sea level.

Soils

Three general types of soil exist in Leawood:

Kennebec-Chase soils can be found in the Tomahawk Creek and Blue River 
floodplains. These soils are deep and moderately well drained except in lowland areas. 
Certain development limitations, including ground water problems, must be taken into 
account with this type of soil.

Polo-Oska is the predominate soil type found in Leawood. Polo-Oska, a well-drained, 
deep to moderately deep soil with loam or clay subsoil, is generally located on 
uplands. Development limitations of this soil include bedrock depth (20-48 inches) and 
shrink/swell potential.

Sharpsburg-Oska soils, deep to moderately deep and well drained to moderately 
well drained with loam or clay subsoil, appear in the uplands south of Interstate-435 
adjacent to State Line Road. The permeability of this soil is a development limitation; 
depth problems are also possible with this soil type.
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Watersheds

Within the city limits of Leawood, there are five major watersheds that provide a 
natural system of surface water drainage. The natural system is enhanced where 
practical by engineered drainage systems. In developed northern Leawood, storm 
sewer systems are already in place; the few locations where these systems are 
considered inadequate are addressed in the City’s Capital Improvements Program 
and/or the 1/8th Cent Sales Tax (Expires June 30, 2021). 

Appropriate drainage system design remains an important element of runoff 
management in the developing portion of the City, as well – every new development 
and all redevelopment is required by ordinance to address and make provisions 
for drainage in accordance with the City’s recommended storm water management 
criteria. Figure 2.2 displays the watersheds in Leawood, and Table 2.1 provides the 
total acreage of each watershed.

Table 2.1: Watersheds and Acreage

Land Area

Leawood encompasses 15.2 square miles and resembles an elongated rectangle 
running north/south. Leawood is bordered on the west and south by Overland Park, 
Kansas; on the north by Prairie Village, Kansas; and on the east by Kansas City, 
Missouri.

There have been sixty-one (61) annexations to Leawood since incorporation in 1948. 
The individual annexations ranged in size from 1.5 to over 1,000 acres, as shown in 
Table 2.2.

Table 2.2: Annexation History and Acreage

Watershed ≈ Acreage Flows Into
Dykes Branch 1,318 Indian Creek
James Branch 624 Indian Creek
Indian Creek 1,257 Blue River
Tomahawk Creek 2,808 Indian Creek
Blue River 3,713 Missouri River
TOTAL 9,720
Source: Leawood Community Development Department

Figure 2.2 Map of Watersheds
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Annexation History ≈ Acreage
1950 – 1960 1,003.19
1961 – 1970 7,161.26
1971 – 1980 483.60
1981 – 1990 124.75
1991 – Present 41.00
TOTAL 8,813.80
Source: Leawood Community Development Department
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Demographics
Population
Growth Patterns

The first census taken following incorporation in 1950 established the young 
community’s population at 1,167 residents. Over sixty years after incorporation, 
Leawood’s population has grown to 34,195 34,570 (2017 2018 5-year ACS estimates). 
The 2020 Decennial Census will provide a concrete count of Leawood’s population 
and provide a foundation for future estimates. Figure 2.3 shows a chart of total 
population in Leawood from 1950 to 2015. 

Figure 2.3: Total Population

In the City’s first decade, the population increased 639%. In each subsequent decade, 
from 1970 through 2000, the City’s population increased at least 30%. However, since 
2000 the rate of growth has declined. The 2010 decennial census revealed that the 
City’s population grew 15.23%, while from 2010 through 2015 the rate of growth has 
been 4.62%. Although the City is still growing, the rate of growth has decreased from 
previous decades as shown on Figure 2.4.

Figure 2.4: Rate of Population Growth
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From 1980 through 2000, the City’s rate of growth exceeded the rate exhibited by 
Johnson County as a whole. Due to the City’s decreasing growth rate from 2000 
to 2015, the City is now growing at a slower rate than the County, as illustrated in 
Figure 2.5. This shift results from a combination of factors at play, most notably, the 
prevailing development patterns combined with Leawood’s inability to expand through 
annexation. This result has played out in other communities such as Prairie Village, 
Mission, Roeland Park and Merriam as the development tide pushed farther south and 
west outside the boundaries of each landlocked city.

Figure 2.5: Rate of Population Growth in City, County and State Levels

This result is further demonstrated in Figure 2.6. Between 1990 and 2000 the City 
absorbed 8.5% of the total increase in County population in the same time period. 
However, between 2000 and 2010, the City absorbed 4.5% of the County’s increase in 
population. 
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Figure 2.6 shows Leawood’s rate of absorption of Johnson County population growth.

Figure 2.6: Rate of Absorption of Johnson County Population Growth

Given the prevailing pattern of development and Leawood’s inability to expand through 
annexation, the City’s rate of absorption is likely to continue to decline.

Figure 2.7: Map of Johnson County, Kansas
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Population Composition
Race and Ethnicity

As of 2017 2018, the majority population group in Leawood is the population of 
residents who identify themselves as white alone, at 91.2% 90.3% of the total 
population. The remaining 8.8% 9.7% of the population identifies themselves as 
non-white or not white alone. Those identifying as non-white or not white alone are 
composed of a several racial and ethnic population groups (hereinafter referred to as 
minority population or minority groups).

The largest minority group is those residents of Leawood identifying themselves as 
Asian at 4.0% of the total population. The Asian population is Leawood’s only minority 
group which exceeds the State’s percentage (2.8%), but is less than Johnson County’s 
(4.7 5.0%) percentage. The smallest minority group are those residents who identify 
themselves as Black or African American at 1.1% American Indian or Alaskan Native 
at 0.1%. In summary, at 8.8% 9.7% of the total population, Leawood’s total minority 
group population is less than Johnson County (19.5% 22.1%) and the State of Kansas 
(23.5% 28.0%).

Leawood Johnson County Kansas
American Indian or Alaskan Native 0.1% 0.3% 0.9%
Asian 4.0% 5.0% 2.8%
Black or African-American 1.2% 4.6% 5.9%
Hispanic or Latino (of any race) 2.7% 7.8% 12.0%
Native Hawaiian and Other Pacific Islander 0.0% 0.0% 0.1%
White 90.3% 77.9% 72.0%
Some Other Race 0.0% 1.2% 2.5%
Two or more races 1.5% 3.2% 3.7%
Source:  2018 5 Year Estimates American Community Survey, US Census Bureau

Race/Ethnicity Population
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Table 2.3: Race and Ethnicity Composition (2018)

The historic trend in Johnson County and the State has been an increasing minority 
population, although fluctuations are seen in recent years. Since 1990, as a 
percentage of the population, Leawood’s minority population has increased from 3.4% 
of the total population to 8.8% 9.7% in 2017 2018, while that of Johnson County’s 
has more than quadrupled. Despite these increases, the percentage of minority 
populations of Leawood and Johnson County are significantly less than that of the 
nation. As of 2017 2018, the minority population of the United States stands at 26.7% 
27.8% in 2017. Figure 2.8 shows minority population trends of Leawood compared to 
Johnson County and the state of Kansas from 1990 to 2017 2018.

Figure 2.8: Minority Population Trends

Age and Gender

The age distribution graph in Figure 2.9 illustrates the distribution of age groups in 
Leawood’s population from 1990 to 2017 2018. For the purposes of age distribution, 
the population is divided into five groups: Children (ages 0-4), School Age (ages 5-19), 
Career Age (ages 20-64), Retirement Age (ages 65-84) and Elderly (age 85+). 

Figure 2.9: Age Distribution
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As of 2017 2018, the largest age group is the Career Age group, composing 53.8% 
53.9% of the total population of Leawood. From 2000 to 2017 2018, the population of 
the Elderly and Retirement age groups has trended upward, whereas the Career and 
School Age groups decreased as a percentage of the population.

The age distribution of Leawood residents is generally consistent with statewide 
and national trends which indicate an aging population. This is demonstrated by the 
increased Elderly and Retirement Age groups in Leawood. Statistical differences 
between decades in certain age groups that aren’t correlated with a population trend 
tend to be associated with specific generations or spikes in population of a certain 
age. For instance, the relatively high population of Children (ages 0-4) in the 1990 
Census is reflected as a relatively high School Age population in the 2000 Census. 
This corresponds to “Generation Y”, also known as the “Millennials” or the children 
of “Baby Boomers”. As of the 2010 Census, this generation is entering Career Age 
which explains the relative decrease in School Age population in 2010. Though this 
generation is beginning to enter the Career Age, the rate at which they are entering 
is not off-setting the rate at which the “Baby Boom” generation is entering retirement. 
The median age of all residents of Leawood has increased from 41.3 years in 2000 to  
45.5 in 2017 2018.

Figure 2.10: Gender Distribution

As of 2017 2018, females composed 51.3% 50.8% of the population of Leawood, 
while males composed 48.7% 49.2%. Figure 2.10 shows this gender gap from 1990 – 
2015 and how it has increased each decade between 1990 and 2010. Between 2010 
and 2015, the trend has shifted to nearly equal gender distribution; however, 2017 
2018 estimates show the gender gap widening by approximately 2% since 2015.

The median age for women remains higher, at 45.8 47.0 years, than the median age 
for men, which is 45 45.5 years. This illustrates that in Leawood, as in the remainder 
of the United States, on average, females have a higher life expectancy than males 
and consequently, as the population of Leawood ages, the gap between the genders 
increases.

Household Statistics
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Occupancy Status

In 2017 2018, a total of 13,268 13,590 housing units were in the City. Of this amount, 
12,680 12,953 were occupied and 588 637 were vacant. This translates to an 
occupancy rate of 95.6% 95.3% and a vacancy rate of 4.4% 4.7%.

Figure 2.11: Housing Occupancy

The graph above shows that the 4.4% 4.7% vacancy rate in 2017 2018 is lower higher 

than in 2010. For approximately 25 years, housing vacancy for Leawood has remained 
under 5%, which is lower than the state of Kansas, which had a 2017 2018 housing 
vacancy rate of 10.9% 11.5%. 

Figure 2.12: Housing Occupancy by Status

The graph shown in Figure 2.12 provides occupancy by status of owner versus renter. 

In 2017 2018, of the 12,680 12,953 occupied housing units, 91.0% 90.5% were owner-
occupied and 9% 9.5% were renter-occupied.

Household Composition
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3.26 3.31

2.86 2.81 2.7 2.68
2.54

1970 1980 1990 2000 2010 2015 2018

As of 2017 2018, there were 34,195 34,570 persons in Leawood, living in 13,268 
13,590 households, for an average of 2.58 2.54 persons per household. Leawood is 
continuing to grow both in population and households, as shown in Table 2.4.

Table 2.4: Household Composition

From 2010 to 2017 2018, the number of households and total population in Leawood 

increased 11.2%. The average household size has trended downward from 3.31 in 
1980 to 2.75 2.66 in 2017 2018. The decline in average household size in Leawood is 
generally consistent with declines nationally. Overall decline is primarily due to fewer 
households with children and fewer children in family households. Figure 2.13 shows 
the average household size in Leawood.

Figure 2.13: Average Household Size

Year Population Households Average Persons per 
Household

1970 10,303 3,165 3.26
1980 13,692 4,132 3.31
1990 19,693 6,888 2.86
2000 27,656 9,841 2.81
2010 31,867 11,781 2.7
2015 33,339 12,433 2.68
2018 34,570 13,590 2.54

Source: U.S. Census Bureau, Decennial Census, 1970-2010; 2015 American Community Survey; 2018 5-Year 
Estimates

Picture by City of Leawood Parks & Rec Facebook
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Housing Value

Leawood’s owner occupied average home values continued a steady climb from 1990 
through 2017 2018. The average home value saw an increase of approximately 12.1% 
18.8% from $384,600 to $431,000 $457,000 from 2010 to 2017 2018. The average 
median monthly rent did not increased during the same time period. Rent decreased 
increased from $1,404 to $1,363 $1,574. 

Table 2.5: Home Value vs. Rent Value

Income
The per-capita income for Leawood and Johnson County significantly exceeds that of 
Kansas and the nation as a whole. Since 1990, the per-capita income of Leawood has 
increased 144% 138% from $34,275 to $83,724 $81,743, while the per-capita income 
for Johnson County increased 110% 126%, from $20,582 to $43,061 $46,457.

Per-capita incomes for Kansas and the nation each increased just over 100% since 
1990. The numeric increases for Kansas and the nation are $16,300 $18,156 and 
$16,957 $19,611, respectively. Figure 2.14 compares the per-capita income of 
Leawood residents to Johnson County residents, Kansas residents, and the entire 
population of United States residents.

Figure 2.14: Per-Capita Income

Occupancy Type 1990 2000 2010 2015 2018
Owner-Occupied $193,408 $274,900 $384,600 $398,300 $447,100 
Renter-Occupied $831 $786 $1,404 $1,234 $1,574 

Source: U.S. Census Bureau, Decennial Census, 1990-2010; 2015 American Community Survey, US Census 
Bureau
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The median household income for Leawood and Johnson County also exceed that 
of Kansas and the nation. Since 1990, the median family income of Leawood has 
increased 102% 99.7% to $151,446 $149,736 in 2017 2018. Figure 2.15 exhibits a 
comparison of median household income.

Figure 2.15: Median Household Income

Educational Attainment
Leawood residents have historically had a high level of educational attainment. Of the 
estimated 23,497 24,110 persons aged 25 and older in Leawood in 2017 2018, 76% 
hold a bachelor’s degree or a graduate or professional degree. Figure 2.16 displays 
a comparison of educational attainment between Leawood, Johnson County and 
Kansas. This rate far exceeds that of Johnson County and the state, at 54.7% 55.7% 
and 32.3% 33.8% respectively.

Figure 2.16: Educational Attainment - Bachelor’s/Graduate/Professional Degree

Labor
Figure 2.17 illustrates the estimated employment distribution, by occupation for 
all employed Leawood residents aged 16 and over as of 2017 2018. The largest 
employment sectors are 1) Professional, Scientific, Management and Administration, 
2) Educational Service, Health Care, and Social Assistance, 3) finance, insurance and 
real estate, and 4) retail trade. 
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Schools & Places of Worship
Leawood offers several public schools to residents. The public schools fall within 
the Shawnee Mission School District and the Blue Valley School District. These two 
districts are known throughout the state of Kansas for their excellence in education.

Some places in Leawood meet boundary requirements for schools outside the 
Leawood city limits. For example, there are no high schools within the city limits of 
Leawood so students in Leawood middle schools would feed into a corresponding high 
school nearest to the area. Figure 2.18 shows the public schools within Leawood.

In addition to public schools, various private schooling opportunities are available in 
and around Leawood. Some children attend private schools outside Leawood. Most 
private schools are affiliated with a religious institution. There is a diverse inventory of 
places of worship within Leawood as well as in neighboring communities. Figure 2.19 
and Table 2.6 displays a map of the places of worship in Leawood.

Figure 2.18 Public Schools
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Table 2.6: Places of Worship within the City of Leawood 

Projected Growth
Future Development Trends
Demographics

Realistic population forecasts are essential to proper planning. Forecasts are often 
based upon past growth and anticipated trends. The City is surrounded on all sides 
by other incorporated cities and thus, is unable to annex additional land. Leawood’s 
population projections consider this fact and assume that future growth will occur 
on the remaining undeveloped land within the City and that such growth will follow 
existing policies, including the policy for residential development on land designated 
for mixed use development along the 135th Street corridor. Though available land area 
for residential development outside this corridor is diminishing, the projections in Table 
2.7 assume residential development will occur in a manner consistent with existing 
policies.

Table 2.7: Population Projections

Figure 2.19 Places of Worship

Year Population Projected 
Difference

2000 27,656
2010 31,867
2015 33,300 +1,433
2020 35,500 +2,200
2025 37,300 +1,800
2030 38,000 +700

*Disclaimer: Information for 2000-2010 comes directly from the
U.S. Census Bureau while future data is determined through a
formula that assumes existing conditions and policies.
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Map Key Place of Worship

1 Leawood Baptist Church
2 Leawood Presbyterian Church
3 Curé of Ars
4 Leawood Methodist Church
5 Church of the Nativity
6 Covenant Chapel Evangelical Presbyterian Church
7 The Shul - Chabad of Leawood
8 Lord of Life Lutheran Church
9 Church of the Resurrection
10 Christ Community Evangelical Free Church
11 St. Michael the Archangel Church
12 New Apostolic Church
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Due to the City’s inability to annex additional land, future growth patterns will rely upon 
the development of land already within the City’s boundaries, and in particular how the 
land is developed in the form of land use and density. As remaining land is developed, 
population growth will slow. After build-out, future population is expected to fluctuate 
only slightly as natural changes occur.

Capital Improvements

The City of Leawood’s Capital Improvements Program (CIP) is designed to identify an 
effective timing and financing schedule for various construction, renovation, and repair 
projects of benefit to the entire community.

A Capital Improvement Program is a document that is the result of systematic 
evaluation of capital projects. The plan serves as a guide for the efficient and effective 
provision of public facilities, outlining a timing and financing schedule of capital 
projects for a five-year period of time. In the process of formulating the plan, public 
improvements are prioritized and costs are projected, 
thereby allowing the City to take maximum advantage of 
federal, state and county funds. A responsible improvements 
program is necessary to support current and maintain future 
high levels of service that Leawood provides its residents. 
The Capital Improvement Program is updated annually.

Future Economic Trends
Revenue Sources & Developments

The future commercial development potential of Leawood, 
as identified in this Comprehensive Plan, seeks to end a 
long-standing fiscal reliance on residential property tax as 
the City’s primary revenue source. 

The 2017 2018 property taxes accounted for 35.6% 38.5% 
of the total revenue for the City, whereas the sales/use tax 
for the City made up 29.1% 31% of the total revenue. 

As the estimated 2 million square feet of potential 
retail space is developed, a substantial boost in sales 
tax revenues is expected. The City’s potential office 
developments will also increase property tax revenue from 
sources other than residential.
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Approved Commercial Developments

The approved commercial developments within the City of Leawood are listed in Table 
2.8 below. This table reflects approved developments, predominant uses and provides 
the total floor area within the development, as approved. Developments in which 
construction has commenced but not completed are given a status of “Developing”. 
Developments in which construction has completed are given a status of “Existing”. 
Developments with a predominant use designation of “Mixed Use” reflect a floor area 
which excludes the residential component of said development. 

Figure 2.20 illustrates the general location of each of the developments summarized in 
Table 2.8 

Table 2.8: Approved Commercial Development with Floor Area and Type

Figure 2.20 Commercial Developments

Map Key Commercial Developments Planned Floor Area Status
1 Somerset Shops 12,541 Existing
2 State Line Executive Office Park 65,993 Existing
3 North Office Complex 329,303 Existing
4 Leawood Estates 14,523 Existing
5 Ranch Mart North 223,211 Existing
6 103rd & State Line Road 140,606 Existing
7 Mission Farms 464,581 Developing
8 Hallbrook Office Center 224,382 Developing
9 Town Center Business Park 170,728 Developing
10 Leawood Executive Centre 169,716 Existing
11 Town Center Plaza 735,050 Developing
12 Tomahawk Creek Office Park 530,021 Developing
13 Pinnacle Corporate Centre 419,469 Developing
14 Camelot Court 182,575 Existing
15 Town Center Crossing 170,279 Existing
16 Leawood Plaza* 125,168 Existing
17 Leawood Commons 100,570 Existing
18 University Park 79,592 Existing
19 Park Place 1,252,956 Developing
20 State Line Office Building 11,494 Existing
21 College Boulevard Office Corridor 261,484 Existing
22 Leawood Square 39,689 Existing
23 Village of Seville 102,991 Developing
24 Parkway Plaza 679,622 Developing
25 Market Square Center 172,542 Developing
26 The Villaggio at Leawood - West 400,800 Developing
27 Chadwick Place 62,000 Developing
28 Plaza Pointe 186,422 Developing
29 Cornerstone of Leawood 371,856 Developing
30 Shops of Camden Woods 22,189 Existing
31 Centennial Park 253,731 Developing
32 Ironhorse Centre 170,618 Developing
33 Nall Valley Shops 82,462 Developing

8,229,164
Source:  Leawood Planning Department, Johnson County Appraiser
TOTAL DEVELOPMENT FLOOR AREA:

*Note: Hy-Vee property is currently vacant

83rd Street

95th Street

103rd Street

M
iss

ion
 Ro

ad

St
at

e L
ine

 Ro
ad

119th Street

College Blvd

127th Street

135th Street

143rd Street

151st Street

Na
ll A

ve
nu

e

21

4

3

6

5

8

7

10

9

11

12

13

14

15

16

17

18

19

20

21

22

23

24 25

26 272829

30
31

32
33

Commercial 
Developments=





26Comprehensive Plan - 2019 Update

3. EVALUATION AREA ANALYSIS
For evaluation and analysis purposes, the 2018 2019 Comprehensive Plan divides 
Leawood into three distinct areas: the North Leawood area is north of Interstate-435 (I-
435), the Central Leawood area boundaries are I-435 and 135th Street and the South 
Leawood area is south of 135th Street.  Although these three areas are identified for 
evaluation purposes, these dividing lines should not be used for any other purpose.  
Figure 3.1 shows a map of the specified evaluation areas within the City of Leawood.

Figure 3.1: Evaluation Areas
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North Leawood
North Leawood was the first area in the City to develop and established the initial 
character of the distinctive community that would become Leawood as we know it 
today.  An inventory of the existing conditions in this area reveals an environment 
gradually being influenced by incremental demographic and development trends.

Population
Growth Patterns

Although small fluctuations have occurred, the population of North Leawood is 
essentially stable, having decreased slightly between 1990 and 2000, yet increasing 
between 2000 and 2010 as seen in Table 3.1.

Table 3.1: North Leawood Population

Population Composition

Race & Ethnicity

As of the 2010 Census, the majority population group in North Leawood is that 
population who identify themselves as white alone, accounting for 98% of the total 
population in North Leawood.  The remaining 2% of the population identifies as 
non-white or not white alone.  Those identifying as non-white or not white alone are 
composed of several racial and ethnic population groups (hereinafter referred to as 
minority population or minority groups).  Relative to Leawood overall, North Leawood 
has a lower minority population.  The concentration of the white population in this area 
is considerably higher than the concentration in the other areas of Leawood.  Table 3.2 
shows data for race and ethnicity.

Table 3.2: North Leawood Race & Ethnicity Composition

Figure 3.2: Map of North Leawood

Year Population % of Total City Population
1990 8,601 44%
2000 8,478 31%
2010 8,660 27%

Source: U.S. Census Bureau, Decennial Census, 1990-2010

Race/Ethnicity North Leawood All Leawood
American Indian or Alaskan Native 0.14% 0.10%
Asian 0.70% 3.80%
Black or African-American 0.38% 1.90%
Hispanic or Latino (of any race) 1.70% 2.20%
White 96.46% 90.10%
Some Other Race 0.23% 0.40%
Two or More Races 0.39% 1.40%
Source: U.S. Census Bureau, Decennial Census, 2010

1. Somerset Shops
2. State Line Executive Office Park
3. North Office Complex
4. Leawood Estates
5. Ranch Mart North
6. 103rd St. and State Line Road
7. Mission Farms
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Housing

As of the 2010 Census, the total number of housing units in North Leawood is 3,528, 
an increase of 41 units from 2000. Of the 3,528 units, 3,343 units were occupied in 
2010, for an occupancy rate of 95% (Table 3.3). While the total number of units has 
increased since 2000, the number of occupied units has decreased, reflecting an 
increased vacancy rate.  

Table 3.3: North Leawood Housing Occupancy

The 2010 Census shows increased in-migration of young families into North Leawood 
as evidenced by increasing household size from 2.49 in 2000 to 2.59 in 2010 and a 
27% increase in the adolescent population between 2000 and 2010 (Table 3.4).   

Table 3.4: North Leawood Population by Major Age Group

Educational Attainment
High levels of educational attainment are also evident among the residents of the 
northern part of the City, with more than 84% having earned at least a bachelor degree 
as of 2010 (Table 3.5), up from 66% in 2000.

Table 3.5: North Leawood Educational Attainment

Community Profile

Total % Total %
Occupied 3,343 95% 3,406 98%
Vacant 185 5% 81 2%
Total 3,528 100% 3,487 100%
Source: U.S. Census Bureau, Decennial Census, 2000-2010

Type 2010 2000

2010 2000
Adolescent 2,615 30% 22%
Career 4,547 53% 57%
Retired 1,498 17% 22%
Source: U.S. Census Bureau, Decennial Census, 2000-2010

Age Group Population (2010) % of North Leawood

2010 2000
High School Graduate 224 4% 10%
Some College or Associates Degree 705 12% 24%
Bachelor Degree 3,366 55% 43%
Graduate or Professional Degree 1,732 29% 23%
Source: U.S. Census Bureau, Decennial Census, 2010

Highest Level of Attainment Population (2010) % of North Leawood
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North Leawood is represented by a wide variety of community institutions.

Schools

North Leawood is served by Shawnee Mission school district, USD #512.  Children of 
the area living north of 95th Street who are enrolled in public schools attend Corinth 
Elementary School, Indian Hills Middle School, and Shawnee Mission East High 
School, all located in Prairie Village.  Children enrolled in public schools living south 
of 95th Street in North Leawood attend Brookwood Elementary School, located at 
103rd Street and Wenonga Lane in Leawood, and Indian Woods Middle School and 
Shawnee Mission South High School, both located in Overland Park.  Curé of Ars, a 
Catholic grade school is located in North Leawood and provides education for students 
through 8th grade.

Religious Institutions

Several religious institutions call North Leawood home, as listed in Table 3.6.

Table 3.6: Religious Institutions in North Leawood

Public Buildings and Amenities

City offices located north of I-435 include Fire Station No. 1 at 96th and Lee Boulevard   
Adjacent to Fire Station No. 1 (seen below) is the original Leawood City Hall, a local 
landmark.  Brook Beatty Park is a small public park operated by the City at Lee 
Boulevard and Meadow Lane.

Denomination Institution

Baptist Leawood Baptist

Catholic Curé of Ars

Methodist Leawood United Methodist

Presbyterian Leawood Presbyterian
Source: Leawood Community Development Department

Leawood Baptist - North of 83rd Street and West of State 
Line Road

Cure of Ars - South of 93rd Street and East of Mission Road

Leawood United - South of 95th Street and East of Chadwick 
Street

Leawood Presbyterian - South of 83rd Street and East of 
Cherokee Lane
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Development Profile
North Leawood is primarily residential, with 90.78% of its land area consisting of 
residential uses.  The area’s commercial land uses are concentrated along State Line 
Road, 95th and Mission Road and near Mission Road and I-435.  A breakdown of the 
zoning by land area is provided in Table 3.7. 

Table 3.7: North Leawood Zoning by Acreage

The commercial areas within North Leawood are described in greater detail below.

Somerset Shops

This small commercial area is located at the southwest corner of Somerset Drive and 
Lee Boulevard.  The development was constructed around 1950.

Table 3.8: Somerset Shops Data

State Line Executive Office Park

This is a small office development, located at the extreme northeast corner of 
Leawood in the 8000 block of State Line Road constructed between 1975 and 1985.  

Table 3.9: State Line Executive Office Park Data

Zoning Acres %
AG 13.7 0.68
BP 13.94 0.69
REC 8.44 0.42
SD-CR 23.42 1.16
SD-NCR 2.24 0.11
SD-NCR2 2.92 0.11
SD-O 38.84 1.92
MXD 83 4.10
All Residential 1,835.33 90.78
Source: Leawood Community Development Department, 2019

Somerset Shops - Corner of Somerset Dr and Lee Blvd

Status Existing
Total Square Feet 12,541
Location Somerset Dr. & Lee Blvd.
Development Type Retail
Zoning SD-NCR
Source: Leawood Community Development Department

Status Existing
Total Square Feet 65,993
Location 80th St. & State Line Rd.
Development Type Retail/Office
Zoning SD-O
Source: Leawood Community Development DepartmentState Line Executive Office Park - On State Line and South of 

Somerset Dr

1

2
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North Office Complex

This area consists of a collection of office buildings and an overflow parking lot 
associated with Ward Parkway Center near 89th & State Line Road.  The buildings 
were constructed between 1971 and 1991. The overflow parking lot located north of 
the office complex is also a potential site for redevelopment.

Table 3.10: North Office Complex Data

Leawood Estates

This is small, two-lot commercial area within the Leawood Estates subdivision 
constructed between 1985 and 1987.

Table 3.11: Leawood Estates Data

Ranch Mart North

Built in the late 1950’s, Ranch Mart Shopping Center was at one time acclaimed for its 
innovative design. Facade renovations are currently planned for the main center.

Table 3.12: Ranch Mart North Data

North Office Complex - West of State Line and North of 89th 
Street

Status Existing
Total Square Feet 14,523
Location NW Corner of 103rd St. & State Line Rd.
Development Type Retail/Office
Zoning SD-O
Source: Leawood Community Development Department

Leawood Estates - West of State Line and North of 103rd 
Street

Status Existing
Total Square Feet 223,211
Location NE Corner of 95th St. & Mission Rd.
Development Type Retail
Zoning SD-CR & SD-NCR2
Source: Leawood Community Development Department

Ranch Mart North - North of 95th Street and East of Mission 
Road

3

4

5

Status Existing
Total Square Feet 329,303
Location 89th St & State Line Rd.
Development Type Office
Zoning SD-O
Source: Leawood Community Development Department
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103rd St. & State Line Road

The commercial district located southwest of 103rd Street and State Line Road 
contains a variety of retail, office and service uses, many of which were established 
prior to annexation.

Table 3.13: 103rd & State Line Road Data

Mission Farms

The first mixed use development of its kind to be approved in the City, it is located on 
the former Saddle and Sirloin property.  The entire development includes 14 single-
family lots, 192 multi-family units, 7 townhomes, and a mix of retail and office.  The 
mixed use and 7 acre private open space provides a buffer for the residents from 
I-435.  Its location provides visibility from I-435 and a unique commercial district for the 
residents of North Leawood. 

Table 3.14: Mission Farms Data

Status Existing
Total Square Feet 140,606
Location SW Corner of 103rd St. & State Line Rd.
Development Type Retail/Office
Zoning BP
Source: Leawood Community Development Department103rd and State Line Road - North of 104th Street and West 

of State Line Road

Status Existing/ Planned
Total Square Feet 412,056 /464,581
Location I-435 Highway & Mission Rd.
Development Type Mixed Use
Zoning MXD
Source: Leawood Community Development Department

Mission Farms - East of Mission Road and North of I-435

6

7
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Central Leawood
Central Leawood is the center of the community featuring much of the city’s existing 
commercial floor area.  An inventory of the existing conditions in this area reveals 
that much of the development of this area occurred between 1980 and 2010 with 
the area nearing buildout, however considerable land area designated for mixed use 
development remains along the 135th Street corridor.

Population
Growth Patterns

Central Leawood grew rapidly from 1970 through 2000.  Since 2000, the residential 
development moved south of 135th Street, and the population has stabilized.  The 
southward movement of residential growth has shifted the demographic profile of the 
entire community, progressively moving the City’s population center southward into 
Central Leawood.

Table 3.15: Central Leawood Population

Population Composition

Race & Ethnicity

As of the 2010 Census, the majority population group in Central Leawood is that 
population who identify themselves as white, accounting for 91% of the total 
population of the area.  The remaining 9% of the population identifies as non-white.  
Those identifying as non-white are composed of several racial and ethnic population 
groups (hereinafter referred to as minority population or minority groups).  The largest 
minority group in Central Leawood is Asian with nearly four percent of the population.  
Relative to Leawood overall, Central Leawood has a slightly larger minority population.

Table 3.16: Central Leawood Race and Ethnicity

Figure 3.3: Map of Central Leawood

Race/Ethnicity Central Leawood All Leawood
American Indian or Alaskan Native 0.53% 0.10%
Asian 3.76% 3.80%
Black or African-American 3.54% 1.90%
Hispanic or Latino (of any race) 2.01% 2.20%
White 89.35% 90.10%
Some Other Race 0.26% 0.40%
Two or More Races 0.55% 1.40%
Source: U.S. Census Bureau, Decennial Census, 2010
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8. Hallbrook Office Center
9.  Town Center Business Park
10. Leawood Executive Centre
11. Town Center Plaza
12. Tomahawk Creek Office Park
13. Pinnacle Corporate Centre
14. Camelot Court
15. Town Center Crossing
16. Leawood Plaza
17. Leawood Commons

18. University Park
19. Park Place
20. State Line Office Building
21. College Boulevard Office   
       Corridor
22. Leawood Square
23. Village of Seville
24. Parkway Plaza
25. Market Square

Year Population % of Total City Population
1990 10,491 53%
2000 14,933 54%
2010 14,624 46%
Source: U.S. Census Bureau, Decennial Census, 1990-2010
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Housing

As of the 2010 Census, the total number of housing units in Central Leawood is 5,817, 
an increase of 340 units from 2000.  Of the 5,817 units, 5,560 units were occupied in 
2010, for an occupancy rate of 96%.  This has resulted in a decreased vacancy rate 
since 2000. 

Table 3.17: Central Leawood Housing Occupancy

The average household size in 2010 was 2.63 persons, down from 3.36 in 2000 
reflecting a nationwide trend toward smaller households.  In the case of Central 
Leawood, this decrease may be caused by a combination of factors including smaller 
families replacing larger families since 2000 and an increase in the number occupied 
housing units combined with the slight population decline during the same time frame.

Such household size statistics are characteristic of stable neighborhoods which are 
composed of a mixture of young families and empty nesters.  Since 2000, Central 
Leawood has become a neighborhood that was predominantly large young families to 
one that is more balanced.

Table 3.18: Central Leawood Population by Major Age Group

Educational Attainment
High levels of education are sustained by Central Leawood residents; 85% have at 
least a bachelor degree, up from 72% in 2000.

Table 3.19: Central Leawood Educational Attainment

Total % Total %
Occupied 5,560 96% 5,000 91%
Vacant 257 4% 477 9%
Total 5,817 100% 5,477 100%
Source: U.S. Census Bureau, Decennial Census, 2010

Type 2010 2000

2010 2000
Adolescent 4,391 30% 29%
Career 7,711 53% 57%
Retired 2,522 17% 14%
Source: U.S. Census Bureau, Decennial Census, 2010

Age Group Population (2010) % of Central Leawood

2010 2000
High School Graduate 345 3% 6%
Some College or Associates Degree 998 10% 22%
Bachelor Degree 6,186 60% 41%
Graduate or Professional Degree 2,602 25% 31%
Source: U.S. Census Bureau, Decennial Census, 2010

Highest Level of Attainment Population (2010) % of Central Leawood
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Community Profile
Central Leawood is represented by a variety of community institutions, some of which 
are reflected below.

Schools

Central Leawood is serviced by the Blue Valley School District, USD #229.  Children 
enrolled in public schools in the area attend either Leawood Elementary School 
or Mission Trail Elementary School, both located in Leawood, or Overland Trail 
Elementary School, located in Overland Park.  Children living in the attendance area 
for Leawood and Mission Trail Elementary Schools attend Leawood Middle School.  
Those living in the area for Overland Trail Elementary School attend Overland Trail 
Middle School.  All children in North Leawood attend Blue Valley North High School, 
located in Overland Park.  Nativity Parish School is a Catholic grade school, located in 
Central Leawood and educates students through 8th grade.

Religious Institutions

Two religious institutions call Central Leawood home, as listed in Table 3.20.

Table 3.20: Central Leawood Religious Institutions

Public Buildings and Amenities

Central Leawood contains many public facilities and amenities including City Hall, the 
Leawood Justice Center and Police Headquarters, and Fire Station No. 2, all operated 
by the City.  Johnson County Library operates its Leawood Pioneer Branch adjacent to 
City Hall.  The combination of the city facility and the library provides a focus for many 
community activities and is a showcase for Leawood.

The City operates Tomahawk Creek Park along Tomahawk Creek through Central 
Leawood and I-Lan Park near 125th Street and Nall Avenue, adjacent to Tomahawk 
Creek.  Gezer Park is located at the northeast corner of 133rd Street and Mission 
Road.  City Park is located south of I-435 and east of Mission Rd. and features pools 
of water and athletic fields.

Denomination Institution

Catholic Church of the Nativity

Evangelical Presbyterian Covenant Chapel

Judaism The Shul – Chabad of Leawood

Source: Leawood Community Development Department

Church of the Nativity -  North of 119th Street and East of 
Mission Road

The Shul - Chabad of Leawood - South of 133rd Street and 
West of Briar Street

Covenant Chapel - South of 133rd Street and West of 
Pembroke Lane
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Development Profile
Residential and Commercial development are balanced in Central Leawood with 
approximately half of the land area dedicated for residential uses, and 13% each for 
recreational and commercial land uses.  A breakdown of the zoning by land area is 
provided in Table 3.21.

Table 3.21: Central Leawood Zoning by Acreage

The commercial areas within Central Leawood are described in greater detail below.

Hallbrook Office Center

Hallbrook Office Center is becoming one of Leawood’s premier office developments.  
Located directly south of I-435 on the Kansas-Missouri state line, this commercial area 
will feature an attractively landscaped environment similar to the neighboring Hallbrook 
Subdivision.

Table 3.22: Hallbrook Office Center Data

Town Center Business Park

Town Center Business Park is an office development located southeast of 115th Street 
and Roe Avenue, with six developed parcels.  There are currently three undeveloped 
parcels within the development, which are owned by the City of Leawood.  

Table 3.23: Town Center Business Park Data

Zoning Acres %
AG 190.29 5.20%
BP 0.00 0.00%
REC 561.30 15.34%
SD-CR 209.71 5.73%
SD-NCR 38.69 1.06%
SD-NCR2 0.00 0.00%
SD-O 291.93 7.98%
MXD 160.5 4.39%
All Residential 2,207.04 60.31%
Source: Leawood Community Development Department, 2019

Status Existing
Total Square Feet 224,382
Location 111th St. & State Line Rd.
Development Type Office
Zoning SD-CR & SD-O
Source: Leawood Community Development Department

Status Existing
Total Square Feet 170,728
Location 115th St. & Roe Ave.
Development Type Office
Zoning SD-NCR & SD-O
Source: Leawood Community Development Department

8

9

Hallbrook Office Center - North of 112th Terrace and West of 
State Line Road

Town Center Business Park - South of 115th Street and East 
of Roe Avenue
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Leawood Executive Centre

This is an existing development in a prominent location at the southeast corner of 
College Boulevard and Roe Avenue, consisting of a collection of three office buildings 
constructed from 1986 to 1987.

Table 3.24: Leawood Executive Centre Data

Town Center Plaza

Town Center Plaza has become one of the area’s premier regional retail centers, 
located north of 119th Street between Nall Avenue and Roe Avenue.  Town Center 
currently hosts many high quality commercial establishments, and major anchor stores 
including a 120,000 sq.ft. department store, 100,000 sq.ft. sporting goods store, and a 
theater complex.  Accompanying the shopping center are numerous restaurants and a 
banking institution. 

Table 3.25: Town Center Plaza Data

Tomahawk Creek Office Park

Tomahawk Creek Office Park is an existing development along Tomahawk Creek 
Parkway south of College Boulevard.  The development has reached build-out and 
consists of several office buildings constructed from 1998 through the early 2000s.

Table 3.26: Tomahawk Creek Office Park Data

Status Existing
Total Square Feet 169,716
Location SE Corner of College Blvd. & Roe Ave.
Development Type Office
Zoning SD-O
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 683,696 / 735,050
Location N of 119th St. between Nall Ave. & Roe Ave.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

Status Existing
Total Square Feet 508,807
Location College Blvd. to 114th St. on Tomahawk Creek Parkway
Development Type Office
Zoning SD-NCR & SD-O
Source: Leawood Community Development Department

Town Center Plaza -  North of 119th Street and East of Nall 
Avenue

Leawood Executive Centre - South of College Boulevard and 
East of Roe Avenue

Tomahawk Creek Office Park - South of College Boulevard 
and west of Tomahawk Creek Parkway

10

11

12



38Comprehensive Plan - 2019 Update

Pinnacle Corporate Centre

Pinnacle Corporate Center is located north of 115th Street and Tomahawk Creek 
Parkway, immediately south of Tomahawk Creek Office Park.  Development was 
recently concluded when the fifth and final office building was completed and occupied 
in 2015. 

Table 3.27: Pinnacle Corporate Centre Data

Camelot Court

Camelot Court is a retail development constructed between 1990 and 1996 and 
located at the northeast corner of 119th Street and Roe Avenue.  This development 
recently underwent renovations utilizing the City’s CID policy approved in 2014.  

Table 3.28: Camelot Court Data

Town Center Crossing

Town Center Crossing, located at the southeast corner of 119th Street and 
Roe Avenue within Central Leawood was constructed from 2006 to 2008.  The 
Development consists of a multi-tenant main center and three outparcel buildings 
adjacent to 119th Street.  

Table 3.29: Town Center Crossing Data

Status Existing
Total Square Feet 419,469
Location 114th St. to 115th St. on Tomahawk Creek Parkway
Development Type Office
Zoning SD-O
Source: Leawood Community Development Department

Status Existing
Total Square Feet 184,477
Location NE Corner of 119th St. & Roe Ave.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

Status Existing
Total Square Feet 170,279
Location SE Corner of 119th St. & Roe Ave.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

Camelot Court - East of Roe Ave and South of Town Center 
Drive

Pinnacle Corporate Centre - North of 115th Street and Toma-
hawk Creek Parkway

Town Center Crossing - Along 114th Street and North of 
Tomahawk Creek Parkway
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Leawood Plaza

Leawood Plaza is a neighborhood-scale commercial development located at the 
northwest corner of 123rd Street and State Line Road.  This development was 
constructed between 1986 and 1988.

Table 3.30: Leawood Plaza Data

Leawood Commons

An office/retail development along Nall Avenue north of Town Center Drive; this 
development was constructed beginning in the 1990s and is built-out.

Table 3.31: Leawood Commons Data

University Park

An office development immediately north of Leawood Commons. This development 
completed its final phase on construction during the late 1990’s and is built out.

Table 3.32: University Park Data

Status Existing
Total Square Feet 125,168
Location 123rd St. & State Line Rd.
Development Type Retail
Zoning SD-NCR
Source: Leawood Community Development Department

Status Existing
Total Square Feet 100,570
Location NE Corner of Town Center Dr. & Nall Ave.
Development Type Office
Zoning SD-NCR & SD-O
Source: Leawood Community Development Department

Status Existing
Total Square Feet 79,592
Location 112th St. & Nall Ave.
Development Type Office
Zoning SD-O
Source: Leawood Community Development Department

Leawood Commons - North of Town Center Drive and East of 
Nall Avenue

University Park - South of 112th Street and East of Nall 
Avenue
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Leawood Plaza - North of 123rd Street and West of State 
Line Road
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Park Place

Park Place is a mixed use development located southeast of Town Center Drive 
and Nall Avenue, which opened its first phase consisting of retail and office in 2008.  
Approved for more than 1.2 million square feet of floor area, Park Place is the largest 
and most dense development in the City of Leawood. Development of the east end of 
Park Place is currently underway with the construction of an office building and multi-
family residential building. 

Table 3.33: Park Place Data

State Line Office Building

This development consists of one, relatively small office building constructed in 2006.  

Table 3.34: State Line Office Building Data

College Boulevard Office Corridor

The College Boulevard Office Corridor is a collection of individual buildings along the 
south side of College Boulevard between Nall Avenue and Roe Avenue.  Many of the 
buildings were constructed beginning in the 1980s. 

Table 3.35: College Boulevard Office Corridor Data

Status Existing/Planned
Total Square Feet  1,087,941 / 1,252,215
Location NE Corner of 117th St. & Nall Ave.
Development Type Mixed Use
Zoning MXD
Source: Leawood Community Development Department

Status Existing
Total Square Feet 11,494
Location 128th St. & State Line Rd.
Development Type Office
Zoning SD-O
Source: Leawood Community Development Department

Status Existing
Total Square Feet 261,484
Location Nall Ave. to Roe Ave. along College Blvd.
Development Type Office
Zoning SD-NCR & SD-O
Source: Leawood Community Development Department

Park Place - East of Nall Ave. and South of Town Center 
Drive

University Park - South of 112th Street and East of Nall 
Avenue

19
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State Line Office Building - West of State Line road and North 
of 128th Street



3. Evaluation Area Analysis41

Leawood Square

Leawood Square is a small-scale neighborhood retail development located northwest 
of 131st Street and State Line Road.  The development was constructed in 1988.

Table 3.36: Leawood Square Data

Village of Seville

Village of Seville is a relatively new retail development located south of Leawood 
Square.  Construction commenced in 2006 and is ongoing. St. Luke’s Community 
Hospital opened in 2018.

Table 3.37: Village of Seville Data

Status Existing
Total Square Feet 39,689
Location 130th St. & State Line Rd.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

Status Existing/ Planned
Total Square Feet 43,836 /  102,991
Location 133rd St. & State Line Rd.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

22
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Leawood Square - North of 131st Street and West of State 
Line Road

Village of Seville - North of 133rd Street and West of State 
Line Road
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Parkway Plaza

Parkway Plaza is mixed use development along the 135th Street Corridor between 
Roe Avenue and Nall Avenue.  The project began in 2005 and construction is ongoing.  
The development is approved to include a mixture of retail, office and residential uses.  

Table 3.38: Parkway Plaza Data

Market Square

The Market Square Center was the first project to be finalized along the 135th 
Street Corridor, located at the northeast corner of 135th and Mission Road.  This 
development consists of office and retail tenants including a grocery store and a bank 
building. One additional pad site is allowed along 135th Street, which may include a 
restaurant. The second phase of the main center still remains to be constructed.

Table 3.39: Market Square Center Data

Status Existing/ Planned
Total Square Feet 360,371 / 625,281
Location NW Corner of 135th St. & Roe Ave.
Development Type Mixed Use
Zoning MXD
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 149,375 / 172,542
Location NE Corner of 135th St. & Mission Rd.
Development Type Retail
Zoning SD-CR
Source: Leawood Community Development Department

Parkway Plaza - North of 135th Street and West of Roe 
Avenue

Market Square -  North of 135th Street and East of Mission 
Road

24
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Figure 3.4: Map of South Leawood

South Leawood
This area, south of 135th Street, contains the largest share of undeveloped land in 
the City.  While limited amounts of land area designated for residential uses remain 
undeveloped, considerable land area designated for mixed use development remains, 
primarily along the 135th Street corridor.

Population
Growth Patterns

South Leawood is experiencing the largest population increase of any sector.  The 
area’s population has increased by approximately 4,000 persons in each of the last 
two decennial censuses.  The growth will continue in this area but at a slower pace.

Table 3.40: South Leawood Population

Population Composition

Race & Ethnicity

As of the 2010 Census, the majority population group in South Leawood, as in other 
areas of Leawood, are those who identify themselves as white, with almost 91% of 
the population.  The largest minority group is Asian, with just over 5% followed by the 
Hispanic population.

Table 3.41: South Leawood Race & Ethnicity Composition

Race/Ethnicity South Leawood All Leawood
American Indian or Alaskan Native 0.57% 0.10%
Asian 5.22% 3.80%
Black or African-American 2.87% 1.90%
Hispanic or Latino (of any race) 3.00% 2.20%
White 87.67% 90.10%
Some Other Race 0.25% 0.40%
Two or More Races 0.41% 1.40%
Source: U.S. Census Bureau, Decennial Census, 2010
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26. The Villagio at Leawood - West
27. Chadwick Place
28. Plaza Pointe
29. Cornerstone of Leawood
30. Shops at Camden Woods
31. Centennial Park
32. Ironhorse Centre
33. Nall Valley Shops

Year Population % of Total City Population
1990 601 3%
2000 4,245 15%
2010 8,583 27%

Source: U.S. Census Bureau, Decennial Census, 1990-2010
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Housing

As of the 2010 Census, the total number of housing units in South Leawood is 3,029, of 
which 2,868 are occupied for a vacancy rate of 5% which is up from 3% in 2000.  The 
occupancy rates are summarized in Table 3.42.

Table 3.42: South Leawood Housing Occupancy

The average household size for South Leawood in 2010 was 2.99 persons.  This is the 
largest average household size in the City relative to North and Central Leawood.  This 
is reflective of a greater proportion of families in this area relative to the rest of the City.

Table 3.43: South Leawood Population by Major Age Group

Educational Attainment
As with the remainder of Leawood, South Leawood residents have high levels of 
educational attainment; 83% of the area’s residents hold at least a bachelor degree, up 
from 65% in 2000.

Table 3.44: South Leawood Educational Attainment

Total % Total %
Occupied 2,868 95% 1,424 97%
Vacant 161 5% 29 3%
Total 3,029 100% 1,453 100%
Source: U.S. Census Bureau, Decennial Census, 2000-2010

Type 2010 2000

2010 2000
Adolescent 3,287 38% 33%
Career 4,452 52% 60%
Retired 844 10% 7%
Source: U.S. Census Bureau, Decennial Census, 2000-2010

Age Group Population (2010) % of South Leawood

2010 2000
High School Graduate 102 2% 11%
Some College or Associates Degree 862 16% 23%
Bachelor Degree 3,439 65% 44%
Graduate or Professional Degree 883 17% 21%
Source: U.S. Census Bureau, Decennial Census, 2010

Highest Level of Attainment Population (2010) % of South Leawood
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Community Profile
Schools

Blue Valley School District, USD #229 provides public school education to children 
in South Leawood.  In 2000, this area was served with two elementary schools, 
however due to the growth that has occurred since then, the area is now served by 
four elementary schools; Mission Trail Elementary School and Prairie Star Elementary 
School, both located in Leawood, and Overland Trail Elementary School and Sunrise 
Point Elementary School, both located in Overland Park.  Children enrolled in public 
schools in South Leawood attend either Leawood Middle School, Prairie Star Middle 
School, or Overland Trail Middle School.  Both Blue Valley North High School and Blue 
Valley High School serve the area.  St. Michael the Archangel School, a Catholic grade 
school, is located in South Leawood. Blue Valley School District closely monitors 
expected population growth in relation to the capacity of existing schools, especially in 
the 135th Street Corridor, which will develop new multi-family housing units. 

Religious Institutions

Four institutions are located in South Leawood, as listed in Table 3.45.

Table 3.45: Religious Institutions in South Leawood

Public Buildings and Amenities

Leawood’s 18-hole municipal golf course, named for its proximity to a historic rail line 
Irornhorse, is the only City owned golf course and is located south of 151st Street.  
Ironhorse Golf Course is the only public course in the community.  

Ironwoods Park, located at Ironwoods Drive and Mission Road is a large public park 
operated by the City.  The park has a wide variety of amenities such as trails, an 
amphitheater, cabins, alpine towers and a playground.  Adjacent to the park is Fire 
Station #3. The City also operates a public works facility at the southeast corner of 
143rd Street and Kenneth Road.

Denomination Institution

Catholic St. Michael the Archangel Catholic Church

Evangelical Christ Community Church

Lutheran Lord of Life Lutheran Church

Methodist United Methodist Church of the Resurrection

Christian New Apostolic Church

Source: Leawood Community Development Department

St. Michael the Archangel Catholic Church - North of 143rd 
Street and East of Nall Avenue

Christ Community Church - North of 143rd Street and West of 
Kenneth Road

Lord of Life Lutheran Church - South of 135th Street and 
West of Chadwick Street

United Methodist Church of the Resurrection - South of 137th 
Street and West of Roe Avenue

New Apostolic Church - North of 133rd Street and West of 
State Line Road
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Development Profile
The majority of undeveloped land in the City of Leawood is located in South Leawood, 
but this land area has decreased substantially since 2000.  Approximately 59% of the 
land area is planned or zoned for residential land uses.  About 7% of the area is zoned 
for commercial land uses, however considerably more is planned to be developed for 
mixed uses, primarily along 135th Street.  A breakdown of the zoning by land area is 
provided in Table 3.46.

Table 3.46: South Leawood Zoning by Acreage

The commercial areas within South Leawood are described in greater detail below.

The Villaggio at Leawood – West

This development was approved in 2005 and thus far, two buildings have been 
constructed while the remainder is undeveloped.

Table 3.47: The Villaggio at Leawood – West Data

Chadwick Place

This development, located at the southeast corner of Chadwick Street and 135th 
Street was approved in 2004.  Thus far a bank building has been constructed while the 
remainder is undeveloped.

Table 3.48: Chadwick Place Data

Zoning Acres %
AG 212.14 8.18%
BP 69.59 2.68%
REC 206.45 7.96%
SD-CR 84.91 3.27%
SD-NCR 56.73 2.19%
SD-NCR2 0.00 0.00%
SD-O 46.64 1.80%
MXD 48.39 1.87%
All Residential 1,869.50 72.06%
Source: Leawood Community Development Department, 2019

Status Existing/Planned
Total Square Feet 10,147 / 400,800
Location SE Corner of 135th St. & Roe Ave.
Development Type Retail/Office
Zoning SD-CR & SD-O
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 3,598 / 62,000
Location 135th St. & Chadwick
Development Type Retail/Office
Zoning SD-NCR & SD-O
Source: Leawood Community Development Department

Chadwick Place - South of 135th Street and East of 
Chadwick Road

26

27

Villaggio at Leawood - West - South of 135th Street and East 
of Roe Avenue
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Plaza Pointe

Plaza Pointe, located at the southwest corner of 135th Street and Roe Avenue, is a 
mixed office and commercial development that began in 2000 and is nearly complete 
with only one lot remaining.  

Table 3.49: Plaza Pointe Data

Cornerstone of Leawood

Cornerstone of Leawood is a mixed office and retail development located at the 
southeast corner of 135th Street and Nall Avenue.  In addition to a mix of office 
and retail uses, the development includes. a lifestyle center, an open-air pedestrian 
courtyard with decorative hardscape, landscaping, and shop access.  Thus far, 
seven buildings have been constructed, but the main lifestyle center remains largely 
undeveloped. A four story hotel was approved in 2017, located in the central lot within 
the development and is currently under construction.

Table 3.50: Cornerstone of Leawood Data

Shops at Camden Woods

The Shops at Camden Woods are located at the southwest corner of 143rd Street and 
Kenneth Road and consists of a single two-story mixed office and retail building.  The 
project was constructed in 2004.

Table 3.51: Shops at Camden Woods Data

Status Existing
Total Square Feet 186,422
Location SW Corner of 135th St. & Roe Ave.
Development Type Retail/Office
Zoning SD-CR & SD-O
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 81,459/ 371,856
Location SE Corner of 135th St. & Nall Ave.
Development Type Retail/Office
Zoning SD-CR
Source: Leawood Community Development Department

Status Existing
Total Square Feet 22,189
Location SW Corner of 143rd St. & Kenneth Rd.
Development Type Retail
Zoning SD-NCR
Source: Leawood Community Development Department

Plaza Pointe - South of 135th Street and West of Roe Avenue

Cornerstone - South of 135th Street and East of Nall Avenue

Shops at Camden Woods - South of 143rd Street and West 
of Kenneth Road
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Centennial Park

Centennial Park, located at 143rd and Kenneth Road, provides a unique opportunity.  
Tenants of the park are registered in both Kansas and Missouri and are able to 
conduct business out of either state. Few business parks can claim this advantage. In 
addition, Centennial Park has excellent transportation access to both 135th Street in 
Kansas and Missouri 150 Highway. 

Table 3.52: Centennial Park Data

Ironhorse Centre

Ironhorse Centre is located at the southeast corner of 151st Street and Nall Avenue.  
The development consists of office/retail/residential buildings including a bank and 
retail uses which serve the nearby residents. A multi-story independent senior living 
facility, The Fairways of Ironhorse, has been approved as the final piece for the 
Development.

Table 3.53: Ironhorse Centre Data

Nall Valley Shops

Nall Valley Shops, located at the northeast corner of 151st and Nall Avenue, is a 
commercial development that began in 2004 and is nearly complete with one lot 
adjacent to 151st Street remaining.

Table 3.54: Nall Valley Shops Data

Status Existing/Planned
Total Square Feet 230,531 / 253,731
Location NE Corner of 143rd St. & Kenneth Rd.
Development Type Office
Zoning BP
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 61,499 / 170,618
Location SE Corner of 151st St. & Nall Ave.
Development Type Mixed Use
Zoning MXD
Source: Leawood Community Development Department

Status Existing/Planned
Total Square Feet 73,962 / 82,462
Location NE Corner of 151st St. & Nall Ave.
Development Type Retail
Zoning SD-CR & SD-NCR
Source: Leawood Community Development Department

Centennial Park - North of 143rd Street and East of Kenneth 
Road

Ironhorse Centre - South of 151st Street and East of Nall 
Avenue

Nall Valley Shops - North of 151st Street and East of Nall 
Avenue
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4. GUIDE TO FUTURE DEVELOPMENT
Leawood will always be identified with its trademark variety of prestigious, planned residential living 
environments.  In addition, planned commercial areas developed now will have a positive impact 
on the community’s prospering business climate for years to come. Leawood has an exciting future 
with a preserved quality of life for all residents and employers.

Our Vision
Leawood prides itself on being a safe, attractive community, which values its distinctive character.  
The citizens of Leawood are civic-minded and are an important component in shaping Leawood’s 
future.  As the City of Leawood looks to the future, it will continue to maintain the residential 
property values, promote neighborhood-oriented commercial developments and quality mixed 
use developments, offer a variety of high-quality residential neighborhoods, sustain environmental 
sensitivity, retain natural landscapes and provide public open space.  With this vision, as 
articulated in a comprehensive plan, the City of Leawood will continue to grow with distinction. 

Comprehensive Plan Map
The following comprehensive plan map provides a guide to the future development of Leawood, 
and depicts the long term vision for growth based upon expected population changes and job 
growth. The map designates land categories based on use and density. This evolving map is 
reviewed and updated on an annual basis. The Comprehensive Plan also includes a vision for the 
active transportation network along with significant cultural landmarks. 

135th Street Community Plan
The 135th Street Community Plan is incorporated by reference into the City of Leawood’s 
Comprehensive Plan, and serves as a guiding document for development between 133rd Street 
and 137th Street and between Nall Avenue and State Line Road. The plan identifies an optimal 
layout for 135th Street, defines key land uses, produces development concepts and provides a 
strategic implementation plan for creating a sustainable community. The plan was adopted in 2014 
and was developed through a series of public meetings with community leaders, property owners, 
and governmental jurisdictions.

Self-Propelled Leawood Maps
Self-Propelled Leawood Bicycle and Pedestrian Master Plan articulates the City of Leawood’s 
vision for pedestrian and bicycle access. This plan can also be found on the following pages. The 
two exhibits divide the city into north and south halves, and represent existing and future bike 
routes along with a development plan for Leawood trail systems. These recommendations should 
be furthered refined as individual projects are implemented. 

Historic Trail Map
Leawood also includes approximately three miles of historic routes of the Santa Fe, Oregon and 
California National Trails. Since these trails bisect current development, proposed automobile and 
bicycle routes intersecting segments of the trail are being investigated. 



4. Guide to Future Development51

City of Leawood’s Vision
Leawood prides itself on being a safe, attractive 
community, which values its distinctive character. 
The citizens of Leawood are civic-minded and are 
an important component in shaping Leawood’s 
future. As the City of Leawood looks to the 
future, it will continue to maintain the residential 
property values, promote neighborhood-oriented 
commercial developments, offer a variety 
of high quality residential neighborhoods, 
sustain environmental sensitivity, retain natural 
landscapes and provide public open space. With 
vision, as articulated in a comprehensive plan, 
the City of Leawood will continue to grow with 
distinction.
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Figure 4.1 Comprehensive Plan Map -  North City of Leawood 
Comprehensive Plan - 
2019
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Figure 4.2 Comprehensive Plan Map - South
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Figure 4.3 Self Propelled Leawood
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Goals and Objectives
In order to transform the values of the City’s development vision into reality, the 
following goals and objectives have been created.  A goal represents the end towards 
which our efforts are directed; objectives outline the actions necessary to achieve the 
goals.  Both goals and objectives implement how the residents, Planning Commission 
and Governing Body envision the future of the City of Leawood.

Non-Residential
Non-residential development is defined as uses other than single and multi-family 
residential. These uses include retail, office, business park, and recreational land uses. 
It is important that the use and intensity of this type of development is compatible with 
the surrounding community that it serves. Examples of uses within this district include 
retail shops, restaurants, general office, medical office, and light assembly.

Non-Residential Goal 1

Promote the redevelopment and, where it makes sense, retention of non-residential 
development in the established areas of the City.

OBJECTIVE:

Plans for redevelopment of existing non-residential properties shall be required to take 
into consideration surrounding properties/developments in terms of scale, use, design, 
access, landscaping and lighting, to promote an overall harmonious design for the 
area. 

DIRECTIVES: 

A - Encourage redevelopment of existing non-residential properties to provide 
pedestrian connections to surrounding non-residential and residential developments.

Redevelopment shall comply with all regulations and planning principles.

OBJECTIVE: 

Provide incentives for the redevelopment (public portion) of existing non-residential 
developments in Leawood.

DIRECTIVE: 

Give consideration to Special Benefit Districts (SBD), Transportation Development 
Districts (TDD), and Community Improvement Districts (CID) for public improvements 
in designated areas deemed to have a need for redevelopment and would not 
otherwise be improved.  (See City of Leawood Resolution No. 1317).
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Non-Residential Goal 2

Ensure compatible transitions from non-residential development to residential 
neighborhoods and other less intensive land uses.

OBJECTIVE:  

Utilize open space, large landscaped areas, natural topographical features, berms, 
and residential uses as buffers between residential and nonresidential developments.

DIRECTIVES:

A - Provide a variety of land uses adjacent to the nonresidential area (i.e. assisted 
living, independent living, condominiums, etc.).

B - Promote the transition from higher intensity land uses to lower intensity land uses.

C - Utilize clustering of buildings near major streets to develop common areas/buffer 
areas between the nonresidential and residential developments.

D - Maintain existing natural features between residential and nonresidential 
development such as tree lines.

E - Provide incentives to developers consistent with goals of Comprehensive Plan and 
sound planning and development principles to assure desirable results (i.e. bonuses 
as outlined in Leawood Development Ordinance).

F - Assess traffic impact and plan for no worse than a D rating. 



4. Guide to Future Development57

Non-Residential Goal 3

Promote quality non-residential developments by requiring pedestrian oriented/human 
scaled designs, high-quality materials, sensitive landscaping, and limited signage. 

OBJECTIVE: 

Parking Lots shall be designed to limit the massing of pavement viewable from public 
streets. 

DIRECTIVES:

A - The massing of parking lots shall be broken up with landscaping.

B - Parking lots shall be hidden from public streets with a minimum three-foot high 
berm and landscaping located along the berm.

C - Encourage land banking of parking spaces. 

D - Encourage shared parking agreements between nonresidential developments and 
the recording of such agreements.

E - Utilize buildings and amenities to break up parking lots.

F - Promote a transportation system which provides or improves access and 
circulation within and adjacent to non-residential areas, and fosters interaction among 
residents.

G - Encourage parking lots to be located behind the front building mass when along a 
public street.

H - Utilize internal walkways for pedestrians in parking lots.  The internal walkways 
shall be constructed of decorative material and shall be protected from driveways with 
landscaping.

I - Encourage a row of parking adjacent to the front entrance of the building particularly 
for retail developments.

J - Encourage limiting the length of the rows of parking.

K - Parking lots shall be lighted and striped to ensure the safety of pedestrians and 
motor vehicles, and promote orderly and efficient use of space.

L -  Encourage the use of underground and above ground multi-story parking 
structures.
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OBJECTIVE: 

Developments shall be constructed to incorporate Main Street or village style 
techniques.

DIRECTIVES:

A - Buildings shall be located on an interior drive system with on-street (interior drives) 
parking.

B - Buildings shall be clustered and oriented to ensure easy circulation between 
businesses for pedestrians without the need for vehicles.

C - Buildings shall be clustered and oriented to create gathering areas for patrons as 
well as large open spaces.

D - Plaza areas shall be incorporated into the design for all buildings.

E - All building facades shall be broken with extensions, recesses, awnings, and/or 
covered walkways.

F - All sides of buildings shall be constructed to the same standard of design.

G - Loading docks, trash collections, outdoor storage and similar facilities and 
functions shall be within the structure, or contained within a service court which 
is completely enclosed by the building mass and provide extensive buffering to 
completely screen these areas.

H - Encourage that each principal building have a clearly defined customer entrance 
with features such as canopies, porticos, arcades, arches, wing walls and integral 
planters.

I - Provide incentives for unique design and additional amenities incorporated into 
the development such as structured parking, large common areas, fountains, and 
other unique/quality features currently found throughout Leawood in lieu of the 
typical big box or strip centers and other standard developments prevalent in today’s 
development industry.

J - Where no prevailing architectural context exists, create a compatible theme and 
character throughout the new development to relate to adjacent developmental 
designs.

K - Detail facades to relate to the architectural characteristics of the surrounding 
structures such as the proportion, scale, form, mass, setback, material, horizontal 
dimension, etc.

L - Nonresidential developments shall be required to maintain open space between 
nonresidential developments and adjacent residential developments.

M -  Topographical features, which limit development, shall be retained as open space 
left in its natural state.
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OBJECTIVE: 

Non-residential development shall create a unique sense of place.

DIRECTIVES:

A - Monuments, fountains, or other artwork shall be constructed at the major entrances 
into the development from public streets and along internal intersections/driveways.

B - Buildings shall utilize decorative design elements that may include arched 
windows, second story balconies, pitched roofs, etc.

C - Bland architecture such as cube buildings and typical big box structures will not be 
permitted.

D - Developments will be encouraged to incorporate design themes, artwork, natural 
areas, water features, small plazas, and landscaping into the overall design of the 
development.

OBJECTIVE: 

Reduce the visual impact and cluttering of signage.

DIRECTIVES:

A - Wall signs shall be limited to two per building and also limited to the façades of 
buildings, which face public streets or internal drives (not including parking lot drive 
aisles).

B - Monument signs shall be constructed of material similar to the façade of the 
building or of natural stone, brick, or similar material.

C - Monument signs shall be primarily used to identify overall developments and not 
individual tenants or buildings.

D - The placement of billboards shall not be permitted within the city limits of Leawood.
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Residential
Residential development is defined as a land use type in which housing predominates.  
Residential is classified by rural, single family, clustered, or apartment districts that are 
furthered defined by density. Additional allowable uses within residential districts range 
from independent living, assisted living, and  skilled nursing.

Residential Goal 1

Encourage a diverse mixture of quality housing to meet the needs of the Citizens of 
Leawood. 

OBJECTIVE:

Ensure the creation of high quality single-family homes within the City of Leawood.

DIRECTIVES:

A - Single-family subdivisions shall be encouraged to have a neighborhood like 
ambiance by providing amenities such as common areas and trails to allow human 
interaction.

B - Encourage a diverse mix of household sizes and home styles.

C - Encourage the incorporation of natural features into residential development.

D - Encourage the use of common areas throughout and between residential 
developments. 

E - Utilize natural buffers between neighborhoods and other uses, such as parks 
or significant landscaped areas, which protect the residential area but allow for 
pedestrian connections between the two uses.

F - Subdivision street systems shall provide multiple points of vehicular and pedestrian 
access including connections to existing residential and commercial developments. 
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OBJECTIVE:

Protect and preserve existing residential areas.

DIRECTIVES:

A - Preserve and protect existing housing through code enforcement and preventive 
maintenance.

B - Ensure that redevelopment within existing neighborhoods is compatible with the 
existing neighborhood in scale, style and materials.

C - Ensure new residential development within existing neighborhoods be of a similar 
pattern, and connect with the existing residential and commercial neighborhoods.

OBJECTIVE:

Ensure that residential growth patterns result in neighborhoods that have their own 
sense of place, yet are closely linked to the community as a whole. 

DIRECTIVES:

A - Encourage multiple street and pedestrian connections with adjacent residential 
areas and discourage the extensive use of cul-de-sacs and dead-end streets.

B - Encourage subdivisions to provide unique amenities to promote the social 
interaction within the neighborhood.

C - Additional gated communities will not be allowed within the City of Leawood in 
order to promote a sense of community.

OBJECTIVE:

Provide home ownership alternatives to the standard large lot residential subdivision.

DIRECTIVES:

A - Encourage clustering of homes, in areas indicated as medium and high density on 
the Comprehensive Plan Map, to provide opportunities for amenities such as creation 
of common areas, preservation of natural features, walking trails and view corridors.

B - Offer incentives in areas indicated on the Comprehensive Plan Map, for unique 
design, the provision of additional amenities, and new planning principles and 
practices not currently in use for the City (i.e., walking paths, incorporating the natural 
slope of the land, retaining natural drainage ways/environmental features, pocket 
parks, community gathering areas, and other New Urbanism concepts and theories).

C - Encourage residential uses within designated mixed use areas.
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OBJECTIVE:

Provide housing opportunities for the senior citizens of Leawood.

DIRECTIVES:

A - Encourage the development of assisted living, independent living and skilled 
nursing facilities within the designated institutional areas.

B - Utilize elderly care facilities as a transitional use between residential and non-
residential uses.

C - Promote open space and connectivity to adjoining uses to provide pedestrian and 
recreational opportunities.

D - Promote human interaction within the design of the facilities through the use of 
courtyards, walking trails, decorative landscaping, and outdoor interactive areas.
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Redevelopment
Redevelopment is defined as any new construction on a site that has pre-existing 
uses.  The City of Leawood promotes the redevelopment of residential and commercial 
land uses through the following goals and objectives. 

Redevelopment Goal 1

Promote residential redevelopment that is harmonious with the existing residential 
area. 

OBJECTIVE: 

Ensure that remodeling and maintenance of existing housing stock maintains the 
original character of the neighborhood.

DIRECTIVES:

A - Preserve and protect existing housing stock through code enforcement, 
development ordinance amendments and preventive maintenance.

OBJECTIVE:

In established neighborhoods, infill development shall be compatible with the character 
of the surrounding neighborhood, including scale, style of homes, and height of 
homes.

DIRECTIVES:

A - Develop and implement design guidelines, which maintain the character and style 
of the City, for redevelopment and remodeling.

B - Encourage residential development to be compatible with adjoining lots in respect 
to lot shape and size, style of housing, street configuration and landscaping.

C - Redevelopment shall be required to match the existing street pattern including 
through street connections.

D - Encourage the inclusion of private open space for new developments to help 
preserve the openness of Leawood.



Comprehensive Plan - 2019 Update 64

Redevelopment Goal 2

Utilize commercial redevelopment to maintain or upgrade existing commercial areas 
and to ensure compatibility with the surrounding area.

OBJECTIVE:

Ensure that commercial redevelopment projects utilize high quality materials and 
compatible designs with the surrounding area.

DIRECTIVES:

A - Buildings shall be required to utilize materials and architectural features which 
complement one another.

B - Building treatments shall consider the use of decorative design elements that may 
include arched windows, second story balconies, covered walkways, pitched roofs, 
etc.

C - Bland, unimaginative architecture, such as flashcube buildings and typical big box 
structures, will not be permitted.

D - Encourage the placement of utilities underground for all new developments and 
work with landowners to place utilities underground for developed areas.

OBJECTIVE:

Ensure that commercial redevelopment includes pedestrian oriented / human scale 
designs which are compatible with the surrounding area.

DIRECTIVES:

A - Develop and implement design criteria that require commercial redevelopment to 
be human scale and have a clearly defined customer entrance with features such as 
canopies, porticos, arcades, arches, wing walls and integral planters.

B - Encourage connections between residential and commercial projects through 
pedestrian and vehicular connections. 

C - Encourage commercial design to include public gathering areas, such as plazas, 
courtyards and benches.

D - Encourage the use of landscaping and berms to reduce the visual impact of 
buildings.

E - Retail building facades shall provide insets that divide larger facades into smaller 
storefronts. 

F - Buildings shall be thoughtfully designed to provide cover from the weather and 
provide comfort for the pedestrian by incorporating porticos, canopies, and other 
architectural details.
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Mixed Use
Mixed use is defined as a development which permits a mixture of retail, office, 
residential, and cultural uses in a single structure or multiple structures which 
incorporate a coordinated, consistent theme throughout the development and 
encourage a high level of pedestrian activity.  Mixed use developments should be 
located within a close proximity to major roadways and intersections.     

Mixed Use Goal 1

Encourage developments which blend a variety of uses, including commercial, office, 
and / or residential, into village style developments, which allow for access to services 
by a variety of transportation modes, including walking and biking.

OBJECTIVE:

Encourage pedestrian friendly environments within mixed use developments.

DIRECTIVES:

A - Encourage buildings to be clustered and oriented toward each other allowing easy 
access from one building to another.

B - Utilize sidewalks, small plazas, street furniture and landscaping to create a safe 
and pleasant pedestrian environment.

C - Develop a network of pedestrian paths between adjacent developments and public 
sidewalks, crosswalks, bike trails, and bike lanes.

D - Integrate neighborhood scaled private parks within the overall pedestrian networks.

E - Buildings shall be thoughtfully designed to provide cover from the weather and 
provide comfort for the pedestrian by incorporating porticos, canopies, and other 
methods. 

F - Intersections shall be designed to emphasize the neighborhood scale and unique 
nature of the area, including sidewalks, streetscape elements and landscaping.
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OBJECTIVE:

Develop human scale, village or main street style, mixed use developments.

DIRECTIVES:

A - Building façades and mass shall be broken up with a variety of setbacks, 
construction materials and rooflines.

B - Buildings shall contain decorative design elements that may include arched 
windows, second story balconies, pitched roofs, etc. 

C - The mass and impact of buildings shall be reduced through the use of berms and 
landscaping.

D - Bland architecture, such as cube buildings and typical big box structures, will not 
be permitted.

E - Landscaping and streetscape elements, along access roads and including reverse 
frontage roads, will be established to emphasize the neighborhood scaled character 
desired.

F - Support massing of buildings along interior drives with parking directly in front of 
buildings.

OBJECTIVE:

Create mixed use developments, which provide a unique sense of place.

DIRECTIVES:

A - Develop design guidelines to ensure that development is consistent and has a 
unique character.

B - Buildings within mixed use areas shall have similar materials and design features, 
which complement one another.

C - Offer incentives for unique design, the provision of additional amenities, and 
new planning principles and practices not currently in use for the City (i.e., walking 
paths, incorporating the natural slope of the land, retaining natural drainage ways/
environmental features, pocket parks, community gathering areas, and other New 
Urbanism concepts and theories).
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Parks and Trails
Parks and trails within the City of Leawood relate to existing and planned pedestrian 
and bicycle pathways provided for active transportation opportunities. The City of 
Leawood is also home to segments of historic trails, the promotion of which is under 
future consideration.

Parks and Trails Goal 1

Provide a variety of leisure alternatives for the Citizens of Leawood. 

OBJECTIVE:

Expand the cultural opportunities provided by the City of Leawood’s community center.

DIRECTIVES:

A - Realize an interest in the development of a civic recreation and meeting complex.

B - Utilize existing public facilities to offer programs and events to all geographical 
areas of Leawood.

C - Provide a variety of activities targeted to individuals of all ages.

D - Continue to update the activities offered to Leawood’s citizens.

OBJECTIVE:

Increase the recreational opportunities throughout the City of Leawood.

DIRECTIVES:

A - Provide additional recreational opportunities for all ages.

B - Develop an interconnected network of hike/bike trails and bicycle lanes throughout 
Leawood and adjoining communities.

C - Encourage the development of private recreational facilities and open space 
(i.e., neighborhood parks, useable green space, walking/bike trails, etc.) within and 
between residential and nonresidential developments to supplement those provided by 
the City of Leawood and Johnson County as recommended in Self-Propelled Leawood  
- A Bicycle and Pedestrian Master Plan.

D - Utilize natural and historic features such as flood plains, creeks, and other 
undevelopable areas for additional recreational opportunities and to preserve and 
protect environmentally sensitive areas and wildlife habitats.

E - Provide more passive parks.

F - Extreme berming shall not be encouraged as a buffer between uses.
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Transportation
Transportation alternatives in the City of Leawood relate to the movement of people 
and goods through a variety of transportation modes, including vehicular, public, and 
active transportation. Transportation in Leawood should be promoted through the 
following goals and objectives.

Transportation Goal 1

To develop alternative modes of transportation and better land use patterns to lessen 
the dependence on the automobile.

OBJECTIVE:

Encourage development that can be accessed by multiple modes of transportation.

DIRECTIVES:

A - Encourage that commercial and office development provide an internal pedestrian 
circulation system which connects to pedestrian paths of adjacent nonresidential uses 
and to public sidewalks, pedestrian/bike paths, bike lanes and crosswalks.

B - Support internal and external circulation patterns within development areas, which 
allow opportunities for public transit.

C - Encourage developments to provide amenities for other means of transportation 
such as bike racks and covered seating areas.

OBJECTIVE:

Provide the citizens of Leawood with access to a variety of modes of transportation 
throughout the City.

DIRECTIVES:

A - Construct additional bike lanes, bike paths, and pedestrian paths to interconnect 
various areas throughout the city.

B - Promote street and pedestrian/bike connections between subdivisions to lessen 
the dependence on arterials.

C - Coordinate with public transit currently offered in Johnson County and Mid-America 
Regional Council to provide additional routes within the City of Leawood. 

D - Existing drainage ways and flood areas shall be retained as additional pedestrian 
paths/trails.
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Transportation Goal 2

Ensure that new non-residential developments within Leawood do not increase the 
traffic volumes beyond the capacity of the public streets.

OBJECTIVE:

Evaluation of traffic impacts created by nonresidential development shall be based on 
Leawood Traffic Model. 

DIRECTIVES:

A - Nonresidential development shall continue to provide traffic studies utilizing the 
City of Leawood’s traffic model.

B - Evaluation of traffic impacts shall not rely on anticipated or potential future traffic 
improvements.

C - Discourage the expansion of nonresidential development in areas where, even with 
street and traffic signal improvements, the additional traffic impact of the development 
would exceed a level of service D on the adjacent public streets.

D - Limit and coordinate the number of driveway accesses onto arterial streets.
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Public Improvements
Public improvements pertain to a broad range of infrastructure projects related to 
public service, including utilities, streets, stormwater, sewer and traffic related issues. 
Public improvements should be promoted through the following goals and objectives.

Public Improvements Goal 1

Balance the current and future public improvement needs of both the developed and 
developing areas of the City.

OBJECTIVE:

To develop a program of construction and renovation projects to benefit the entire 
community.

DIRECTIVES:

A - Promote financially prudent planning while utilizing to the greatest extent possible 
external funding sources, i.e. SMAC, KDOT, FAST, etc.

B - Ensure that developers make public improvements as required by technical 
studies, i.e., stormwater study, traffic study, etc.

C - Ensure that developers pay impact fees as approved by the Governing Body for 
necessary public improvements. 

D - Promote the continued maintenance and improvements of public streets and 
stormwater management.

E - Assure future street layout and design be compatible with the major street patterns 
of adjacent municipalities.

F - Assure all future streets are public.

G - Provide a mechanism to provide for the undergrounding of overhead utilities.
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Fiscal
Fiscally responsible policies concerning government revenue and maintaining the 
economic vitality of the City of Leawood can be promoted through the following goals 
and objectives. 

Fiscal Goal 1

To continue to develop a broad tax base that will ensure economic stability for the City 
of Leawood and a stable mill levy.

OBJECTIVE:

Support non-residential developments, which will ensure a broader tax base for all of 
Leawood and lessen the dependence on residential taxpayers.

DIRECTIVE:

A - Build out as Comprehensive Plan indicates to maintain quality level of services 
(i.e., fire, police, school, infrastructure, etc.).

OBJECTIVE:

Require developers to pay full cost of infrastructure improvements associated with 
their developments.

DIRECTIVE:

A - Impact fees shall be reviewed to determine if all improvement costs associated with 
new developments are actually being paid by developers.
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Historic Resources
Historic resources are defined as the architectural and cultural heritage of Leawood, 
Kansas. Two locally recognized historic districts currently reside within the City of 
Leawood. The City has devised criteria to help identify historic features, and structures 
and districts. To make effective use of historic resources and to respect their value and 
extend their lives, the following goals and objectives should be followed. 

Historic Resources Goal 1

GOAL:

Identify and protect the historic resources of the City of Leawood to provide a sense of 
community, identity and civic pride.

OBJECTIVE: 

Preserve and enhance areas of historical and cultural significance within city of 
Leawood. 

DIRECTIVE:

Historic Commission shall create and maintain an inventory of Leawood’s historic 
structures and features (i.e., historic buildings, Santa Fe Trail, California Trail, Oregon 
Trail).
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APPENDIX
135th Street Community Plan
Please see a separate document titled “135th Street Community Plan,” Resolution 
4258, adopted by the Governing Body on the 16th day of June, 2014

Self-Propelled Leawood: A Pedestrian and 
Bicycle Master Plan 
Please see a separate document titled Self-Propelled Leawood: A Pedestrian and 
Bicycle Master Plan, Resolution 4346, adopted by the Governing Body on the 20th day 
of October, 2014.  

135TH STREET COMMUNITY PLAN

December 2013

SELF-PROPELLED LEAWOOD
 A PEDESTRIAN AND BICYCLE 

MASTER PLAN
October 2014



Trails
Existing

Future

Private

Points of Interest
Places of Worship

City Hall

Public School

Private School

Police Station

Fire Station

Public Works Facility

Justice Center

Public Utility

Hospital

Park

Golf Course

Leawood Sculpture Garden

City Limits Future Streets

Land Uses
Low Density Residential

Medium Density Residential

High Density Residential

Mixed Use

O�ce

Retail

Business Park

Public

Institutional

Open Space - Private

Open Space - Public

Historic Districts
Leawood Historic District 1

Leawood Historic District 2

Lee Farmhouse Road

83rd Street

89th Street

95th Street

103rd Street

St
at

e L
ine

 Ro
ad

151st Street

Na
ll A

ve
nu

e

Ro
e A

ve
nu

e

M
iss

ion
 Ro

ad

St
at

e L
ine

 Ro
ad

Ke
nn

et
h R

oa
d

143rd Street

National Historic Trails
Santa Fe

Oregon

California

M
iss

ion
 Ro

ad

135th Street

127th Street

119th Street

2019 Comprehensive Plan
Leawood prides itself on being a safe, attractive community, which values its distinctive character. The citizens of Leawood are civic-minded 
and are an important component in shaping Leawood's future. As the City of Leawood looks to the future, it will continue to maintain the 
residential property values, promote neighborhood-oriented commercial developments, offer a variety of high quality residential neighborhoods, 
sustain environmental sensitivity, retain natural landscapes and provide public open space. With vision, as articulated in a comprehensive plan, 

the City of Leawood will continue to grow with distinction.

Le
e B

lvd

123rd Street



Memo 
To:    City of Leawood Planning Commission 

From:    Mark Klein, Planning Official 

CC:     Richard Coleman, Director of Community Development 
Mark Klein, Planning Official 

Date of Meeting: January 28, 2020 

Date of Memo:  January 24, 2020 

Re: Case 112-19, Leawood Development Ordinance Amendment to Section 16-4-6 Sign 
Regulations   **PUBLIC HEARING** 

The attached amendment to the Leawood Development Ordinance proposes to allow electronic/digital 
display drive-thru menu boards.  Currently these types of displays are prohibited by the Leawood 
Development Ordinance.  Electronic display menu boards are being increasingly used for fast-food 
businesses due to their ability to be easily updated.   

This amendment requires that electronic/digital display drive-thu menu boards meet all the requirements 
currently in place for non-electronic/digital drive-thu menu boards, and provides additional restrictions to 
address potential impacts specifically related to these types of displays.  In addition to the current 
requirements for drive-thu menu boards the following requirements are proposed.  

 The maximum size of electronic/digital display menu boards shall be limited to 30 sq.ft.   
 

 Text or graphics shall not be animated, scrolling or have continuous movement. 
 

 Video is prohibited. 
 

 The menu boards shall be changed a maximum of 4 times within a 24 hour period for the purpose of changing 
menu items. 

 

 The area devoted to confirmation display shall be limited to a maximum of 12 sq.ft.  Such area shall not be 
limited to changing a maximum of 4 times per day, but shall meet all other requirements. 

 

 Additional transitions or animations displaying advertising, products or services shall not be allowed between or 
during the ordering process.   

 

 The illumination of the digital display shall be limited to 2,500 nits.   
 

City of Leawood  

Planning Services 



 

 

 

 

 

 



Article 4 Supplemental  
Provisions 

 

Leawood Development Ordinance   Article 4 Page 1  

16-4-6   SIGN REGULATIONS 

16-4-6.1  Statement of Intent 

The Governing Body finds that unregulated proliferation of signs results in visual clutter, which is harmful 
to neighborhood aesthetics and property values and may cause traffic hazards.  The provisions of these 
Sign Regulations are intended to regulate and control all signs in the City of Leawood.  It is the intent to 
limit visual clutter and reach a level of aesthetic quality by reducing disharmony in signage and to establish 
a sign identity and promote traffic safety for Leawood by limiting the size, type, location and materials of 
which signs may be constructed.  These regulations are enacted to protect the property values in the City 
by enhancing the physical appearance of the City and by authorizing the use of signs that are compatible 
with their surroundings. 

16-4-6.2  Applicability 

A sign may be erected, placed, established, created, or maintained in the city only in conformance with the 
standards, procedures, exemptions, and other requirements of this Ordinance.  Signs are permitted only 
as provided in Tables 16-4-6.13, 16-4-6.14, and 16-4-6.15, and subject to the further regulations set forth 
in this Article and as otherwise provided by law.  All other signs are prohibited. 

16-4-6.3  Office, Commercial and Industrial Signage in Planned Districts 

For purposes of these regulations, the terms shopping center, business park, office park, industrial park or 
other grouping of buildings shall mean a project of one or more buildings with two or more tenants that has 
been planned as an integrated development or cluster on property under unified control or ownership at 
the time that zoning was approved by the City.  No permit shall be issued for an individual sign unless and 
until Sign Development Standards have been submitted to and approved by the Governing Body after 
recommendation by the Planning Commission.  

A) Sign Standards:  The developer shall prepare a set of sign standards regulating all signage.  Such 
standards shall run with the land with all leases or sales of portions of the development.  The sale, 
subdivision or other partition of the site after the zoning approval does not exempt the project or 
portions thereof from complying with these regulations.  The size, color, materials, styles of 
lettering, type of illumination and location shall be set out in such standards.  The Final 
Development Plan shall include the Sign Development Standards and be approved as part of the 
Final Development Plan.  These standards may be revised by resubmitting them to the Governing 
Body for approval after recommendation by the Planning Commission. 

Sign Development Standards for a Planned District shall meet all requirements of this Ordinance 
and are subject to the limitations set forth herein and shall maintain the following as conditions of 
approval and acceptance:  

1) The Development sign standards, once approved, represent a firm commitment by the 
developer that development will indeed follow the approved plans. 
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2) The sign concept is to be planned and developed in a manner that will result in clear, 
readable, effective signage. 

3) The developer may be given latitude in using innovative techniques in the development of 
sign concepts. 

4) No permit shall be issued for an individual sign in a planned district unless and until Sign 
Development Standards for the development have been submitted to the Governing Body 
for approval after recommendation by the Planning Commission and the sign is otherwise 
in conformance with the Standards and with this Ordinance.  Provided, however, that 
signs that conform with both the City approved Sign Development Standards for the 
applicable development and the sign requirements of this Ordinance may be permitted via 
a sign permit granted by the Director of Community Development per Section 16-4-6.14 
of this Ordinance.  In the event any ambiguity exists as to whether a sign conforms to 
either the City approved Sign Development Standards for the applicable development or 
the sign requirements of this Ordinance, or the Director otherwise denies the request for 
permit, then the applicant may apply for sign approval by the Governing Body after 
recommendation of the Planning Commission.   

B) Deviation From Requirements:  Deviations in size, colors, location, number of signs, and 
illumination, may be approved by the Governing Body after recommendation by the Planning 
Commission if it is deemed that an equal or higher quality of development will be produced.  The 
City may, in the process of approving sign concepts, approve deviations from the standard 
requirements as follows, provided any deviation so approved shall be in keeping with the intent of 
this Ordinance, shall be clearly set out in the minutes as well as on exhibits in the record, and 
provided that specific reasons justifying deviations are included in the record.  The following 
deviations may be granted: 

1) In commercial districts if private sign standards have been approved as part of the Final 
Development Plan, then deviations from this Ordinance and/or from the private sign 
standards as listed above may be approved. If the Governing Body approves a deviation 
from the private sign standards, then the private sign standards shall be deemed 
amended; provided, in all cases, the maximum of all wall and canopy signs shall be 5% of 
the total area of the façade, 200 square feet, whichever is less, or as permitted in Table 
16-4-6.13. 

2) Directory Signs may be permitted that are scaled to pedestrian traffic. 

3) One sign for a subtenant may be permitted per primary tenant provided that all of the 
following apply: 

a. The primary tenant’s gross floor area shall be a minimum of 25,000 sq.ft. 

b. The subtenant sign is necessary to identify a subtenant that has a presence within 
the tenant space, but does not have a separate entrance into the primary tenant 
space. 

c. Signage shall be limited to the identification of the subtenant and shall not identify 
phone numbers, product, specific services offered or any other information about the 
tenant beyond the name and/or logo of the subtenant. 
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d. The maximum height of the subtenant sign shall be 75% of the maximum letter height 
of the primary tenant. 

(Ord. 2523, 02-28-2012) 
(Ord. 2748, 09-29-2015) 
(Ord. 2850, 07-25-2017) 
(Ord. 2958, 08-12-2019) 

16-4-6.4  Design, Construction, and Maintenance 

All signs shall be designed, constructed, and maintained in accordance with the following standards: 

A) Except for flags, temporary signs, informational signs, and window signs conforming in all 
respects with the requirements of this Ordinance, all signs shall be constructed of permanent 
materials and shall be permanently attached to the ground, a building, or another structure by 
direct attachment to a rigid wall, frame, or other structure. 

B) All signs shall be maintained: a) in good structural condition; b) in compliance with all building and 
electrical codes; c) in conformance with this Ordinance, at all times. 

C) Except for informational signs, no long-term temporary sign (to be used longer than 10 days) shall 
be constructed of solely paper type products (including cardboard), and must be made of a 
durable material. 

16-4-6.5  Permits Required 

A) Permits Required.  Except as provided by this Ordinance, or by other ordinance or resolution of 
the city, it shall be unlawful for any person to erect, construct, alter, relocate or convert any sign or 
other advertising structure as defined herein, without first obtaining a sign permit from the 
Planning and Development Department after payment of the required fee.  Furthermore, the 
property owner shall maintain in force, at all times, a sign permit for such sign in accordance with 
these regulations.  No sign permit of any kind shall be issued for an existing or proposed sign 
unless such sign is consistent with the requirements of this Ordinance in every respect and with 
the Sign Development Standards in effect for the property. 

1) Applications for sign permits shall be made upon the forms provided by the Planning and 
Development Department. 

2) One set of plans drawn to scale indicating the sign location on a site plan, sign size, 
method of illumination, colors, materials of the sign and method of attachment are 
required. 

3) The applicant shall submit any other information deemed necessary by the Director of 
Planning and Development.  

B) Permit Fees.  Every applicant, before being granted a permit, shall pay a fee as established by the 
Governing Body.  For any sign erected or placed without a permit, the fee shall be double the 
established fee. 

C) Permit Issued If Application Is In Order.  It shall be the duty of the Director, upon receipt of an 
application for a sign permit, to review the application and to conduct such other investigation as 
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is necessary to determine the accuracy of the application.  If it appears that the applicant has 
provided the information requested in the application and that the information is accurate and that 
the proposed sign when placed will comply with the provisions of law, the sign permit shall be 
issued. 

D) Denial of Application for Sign Permit.  If the Director determines that the proposed sign is not in 
compliance with all the requirements of this article and with all other laws and ordinances of the 
city, the requested permit shall not be issued and the applicant shall be advised of the reason for 
such determination.   

16-4-6.6  Exemptions from Permit Requirements 

Permits shall not be required for the following: 

A) Any sign erected by the City, County, State or Federal government including street markers and 
traffic signs. 

B) Any sign necessary for public safety erected by utility companies within their respective 
easements. 

C) Any sign specifically required by the building codes, Leawood Development Ordinance or 
Subdivision Regulations of the City of Leawood. 

D) Maintenance of signs. 

E) Temporary signs.  [See Section 16-4-6.15 for regulations pertaining to Temporary signs.]. 

16-4-6.7  Sign Area Calculations 

The following principles shall control the computation of sign area and sign height. 

A) Computation of Area of Individual Signs.  The area of single panel sign shall be measured within a 
single continuous perimeter enclosing the extreme limits of a sign panel, and in no case passing 
through or between any adjacent elements of the same; however, such perimeter shall not include 
structural elements or supports outside the limits of such sign and not forming an integral part of 
the display.  The gross area of a sign composed of separate letters, symbols or words attached 
directly to an architectural facade shall be measured as the area enclosed by straight lines drawn 
closest to copy extremities encompassing individual symbols or words.  Sign band area shall be 
included in the area calculations. 

B) Computation of Area of Multifaced Signs.  The sign area for a sign with more than one face shall 
be computed by adding together the area of all sign faces visible from any one point.  When two 
identical sign faces are placed back to back, so that both faces cannot be viewed from any point 
at the same time, and when such sign faces are part of the same sign structure and are not more 
than 42 inches apart, the sign area shall be computed by the measurement of one of the faces. 

C) Computation of Height.  The height of a sign shall be computed as the distance from the base of 
the sign at normal grade to the top of the highest attached component of the sign.  Normal grade 
shall be construed to be the existing grade after construction, exclusive of any filling, berming, 
mounding, or excavating solely for the purpose of locating the sign.  In cases which the normal 
grade cannot reasonably be determined, sign height shall be computed on the assumption that 
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the elevation of the normal grade at the base of the sign is equal to the elevation of the nearest 
point of the crown of a public street or the grade of the land at the principal entrance to the 
principal structure on the lot, whichever is lower.  

D) In the event that a building has a curved wall, the area of the facade, for sign purposes, will be 
determined by drawing two lines perpendicular to the facade.  This will then be considered as 
straight walls, with the area of this facade to be used in determining the size of the allowed 
signage. 

E) Maximum area.  A total of 200 square feet per sign is allowed for all permanent signage except as  
allowed on Table 16-4-6.13.   

(Ord. 2846, 07-01-2017) 

16-4-6.8  Non-Conforming Signs 

In the event a sign erected prior to the adoption of this Ordinance does not conform to the provisions and 
standards of the ordinance, then such sign(s) shall be modified to conform or be removed according to the 
following: 

A) Nonconforming signs may only be replaced with conforming signs. 

B) Any maintenance, repair or alteration of a nonconforming sign shall not cost more than 50% of the 
current value of the sign as of the date of alteration or repair. 

C) Any maintenance, repair or alteration in excess of 50% shall require the sign to come into 
compliance. 

16-4-6.9  Prohibited Signs 

All signs not expressly permitted within this Ordinance or exempted from regulation herein are prohibited 
in the city.  Prohibited signs include, but are not limited to: 

A) Signs which are attached to any tree, fence, branch, another sign, or utility pole when such sign is 
located on public property, including right-of-way, provided, however, that this prohibition shall not 
apply to warning signs issued and properly posted by a utility company. 

B) Signs other than those specifically allowed by this Ordinance that are capable of being carried, 
wheeled or moved from one location to another. 

C) Attention-attracting devices not specifically allowed by this Ordinance. 

D) Flashing or blinking signs. 

E) Neon window signs. 

F) Electronic graphic signs, with the exception of drive-thru menu boards or order confirmation 
displays. 

G) Strings of light bulbs except when used for decorative purposes during a holiday season and not 
in excess of 7 1/2 watts.  Said strings of bulbs may not traverse street rights-of-way. 

H) Roof signs. 
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I) Rotating signs. 

J) Animated signs. 

K) Digital readout signs, with the exception of drive-thru menu boards or order confirmation displays.   

L) Changeable copy signs, with the exception of drive-thru menu boards or drive-thru order 
confirmation displays. 

M) Signs painted directly on exterior walls or surfaces. 

N) Signs whose source of illumination is visible from off site. 

O) Any sign within the public right-of-way, or on other public property, not authorized by the 
Governing Body. 

P) Any sign which displays obscene matter. 

Q) Pole signs. 

R) Any sign that blocks the clear sight triangle of an intersection. 

S) Real estate advertisements and signs not fairly and truthfully imparting to the public accurate 
information in regard to zoning classification and Comprehensive Plan information. 

T) Signs displayed with twirlers, flags, balloons or other paraphernalia. 

U) Illuminated signs with exposed incandescent bulbs or exposed incandescent fluorescent tubes. 

V) Signage associated with a drive-thru other than as explicitly permitted within this ordinance. 

W) Signs which have been allowed to fall into a state of disrepair, without a clean and neat 
appearance. 

X) Signs which are applied or affixed to a sidewalk, crosswalk, curb, curbstone, lamppost, hydrant, 
tree, shrub, tree stake or guard, railroad trestle, electric light or power or telephone or telegraph 
pole, or wire appurtenance thereof or upon any fixture of the fire alarm or police alarm system or 
upon any lighting system, public bridge, street sign or traffic sign.  

Y) Signs placed at intersections of any street in such a manner as to obstruct free and clear vision; or 
any location where, by reason of the position, shape or color, the sign may interfere with, obstruct 
the view of, or be confused with any authorized traffic sign, signal or device; or which makes use 
of the words “stop,” “look,” “drive-in,” “danger,” or any other word, phrase, symbol or character in 
such manner as to interfere with or mislead or confuse traffic. 

Z) Signs placed in the sight triangle of any roadway corner.  The sight triangle shall be defined as the 
Intersection Sight Distance that shall conform with A Policy on Geometric Design of Highways and 
Streets, Latest Edition, American Association of State Highway and Transportation Officials. .     

AA) Box signs, “cut-sheet,” or other sign types where the entire sign surface is illuminated, with the 
exception of drive-thru menu boards.  

BB) Permanent signs which identify phone numbers, product, or any other specific information about 
the tenant beyond the name of the tenant.  

(Ord. 2846, 07-01-2017) 
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16-4-6.10  General Regulations  

A) Unless otherwise noted herein, all background colors used on signs shall match or be compatible 
with primary accent colors used on building elevations, and shall be approved by the City.   

B) Exterior neon signage and lighting that is visible from the public streets shall not be allowed 
without approval by the City.   

C) Signage and building addresses on the facades of buildings shall be individual cast letters that 
reflect the style of the building.  Metal lettering is encouraged.  Anchor tenants shall have signage 
heights reviewed on an individual basis.  Signage for remaining tenants shall be limited to 18 
inches in height and placed on a recessed surface of the building.  Signage color will be limited to 
one color per building or building group.  Covered pedestrian walkways shall be allowed additional 
signage suspended from the ceiling or by plaques recessed in walls.  Signage at covered 
walkways shall be limited in size and consistent in color, size, and material per building or building 
group.  Signage in windows shall be permanently affixed to the glass by painting, with the 
exception of non-illuminated open/closed signs, which may be removable.     

D) Monument signs shall comply with the following additional requirements, or as permitted in Table 
16-4-6.13: 

1) Dimensions -- 6’ maximum in height (inclusive of base), 10’ maximum in length, 18” 
minimum to 24” maximum in width. 

2) Base -- brick masonry, stone, or other solid base that is coordinated with the primary 
finish material used in the project building elevation.  The base of the sign shall be a 
minimum of 12” in height. 

3) Graphics/Text -- signs may include the name or graphic identification of the project or 
development.  Such graphic or text shall not exceed 18” in height. 

4) All signs shall be of sound structural quality, be maintained in good repair, and have a 
clean and neat appearance. 

5) Face of Sign shall be smooth.  All signs or other advertising structures shall have a 
smooth surface and no nails, tacks or wires shall be permitted to protrude therefrom.  

E) Electronic/Digital Drive Thru Menu Boards shall comply with the following additional requirements, 
as permitted in Table 16-4-6.13: 

1) With the exception of order confirmation, the screen of an electronic/digital display menu board 
shall be permitted to change a maximum of four times within a 24 hr. time period for the sole 
purpose of changing menu items. No additional transitions or animations displaying 
advertising, products or services shall be allowed in between or during the ordering process. 

2) Text or graphics shall not be animated, scrolling or have continuous movement. 

3) Video shall not be permitted. 

4) Electronic/digital display shall be limited to a maximum of 2,500 nits. 
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5) Area devoted to confirmation display shall be limited to a maximum of 12 sq.ft.  Such area 
shall not be limited to changing a maximum of 4 times per day, but shall meet all other 
requirements of this section. 

E)F) Signs shall be setback a minimum of 5’ from all property lines and sidewalks, and shall not be 
within traffic circles, or within sight triangles.   

F)G) All signs shall comfortably fit within the signable area and shall have a maximum length of 90% of 
the signable area and maximum height of 85% of the signable area. 

(Ord. 2846, 07-01-2017) 

16-4-6.11  Abandoned or Unsafe Signs 

A) Except as otherwise provided in this Ordinance, any sign including its structure which is located 
on a building, structure or premises that becomes vacant and unoccupied for a period of 6 months 
or more, or any sign which pertains to time, event or purpose which no longer applies, shall be 
deemed to have been abandoned. 

B) An abandoned sign is prohibited and shall be removed by the owner of the sign or the owner of 
the premises.  In addition, the facade or place where the sign was attached shall be restored to its 
normal appearance. 

C) If the sign has not been removed after the 6 month time period has elapsed, the City shall notify 
the property owner of record in writing that the sign shall be removed within 10 days after the date 
of the notice.  If the sign has not been removed within the 10 days, the Designated Official may 
have the sign removed and shall have the costs of the removal be paid by the property owner. 

D) The Community Development Department shall mail a statement of removal costs of said sign to 
the last known address of the owner of the property, and if such costs are not paid within 10 days, 
the Designated Official shall take such further action as may be warranted to collect such sums. 

E) If the Designated Official finds that any sign or other advertising structure regulated is unsafe, 
insecure, or a menace to the public, written notice shall be provided to the permittee.  If the 
aforementioned sign was installed without a permit, the owner of the property shall be notified.  If 
the permittee or owner fails to remove or alter the structure so as to comply with the standards set 
forth, within 48 hours after such notice, such sign or advertising structure may be removed, 
altered, or otherwise brought into compliance by the Designated Official at the expense of the 
permittee or owner of the property on which it is located.  

(Ord. 2846, 07-01-2017) 

16-4-6.12  Unlawful Signs 

A) It is unlawful to place or maintain any sign in violation of the terms of this Ordinance. 

B) It is unlawful to willfully remove a sign belonging to any other person without the consent of the 
owner of the sign or the owner of the property upon which the sign is placed.   

C) Prosecution for Violation.  If the Designated Official or his or her designee shall have reason to 
believe that any sign regulated herein is constructed, erected, or being maintained in violation of 
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this Ordinance or that any provision of the Ordinance has been or is being violated, (s)he may 
give written notice, in accordance with Section 16-6-1 of this Ordinance, to the person who has 
posted or directed the posting of the sign.  If that person fails to remove or replace the sign so as 
to comply with the standards herein set forth within the time frame provided in such written notice, 
the City may pursue enforcement through the remedies or other actions set forth in Section 16-6-1 
of this Ordinance.  For purposes of this Ordinance, any owner of property shall be responsible for 
compliance with these provisions and may be prosecuted for violation if he or she permits or 
maintains a sign upon his or her property in violation this Ordinance. 

D) Removal.  Any sign which has been placed on public property or in the right-of-way without the 
permission of the person or entity that has a duty to maintain such section of the right-of-way or is 
in the right-of-way and otherwise in violation of the provisions contained in this Ordinance shall be 
immediately removed by any officer of the City. 

E) Revocation of Permit.  The Director is hereby authorized and empowered to revoke any sign 
permit upon failure of the holder thereof to comply with any provision of this Ordinance. 

F) Each day a violation of this Ordinance exists shall constitute a separate violation. 

16-4-6.13  Permanent Sign Regulations 

Signs Permitted in RP-A5, R-1, RP-1, RP-2, RP-3, RP-4 Districts 

Monument Sign (can be double faced) 

Allowable Type Signs identifying entrances of a subdivision or entryway monumentation 

Maximum Number 1 at each major entrance from an arterial or collector street 

Maximum Area As approved by the Governing Body after recommendation of Planning Commission 

Lighting Non-illuminated ,halo-illuminated, or externally-illuminated  

  

Signs Permitted in SD-O District 

Wall Sign / Canopy Sign 
(must be located below eave or parapet) 

Allowable Type Signs identifying commercial office buildings  

Maximum Number 2  

Maximum Area Five percent (5%) of building façade (not to exceed a total of 200 sq. ft. per sign) 

Lighting Non-illuminated, halo-illuminated, or internally illuminated channel letters 
 

Monument Sign (can be double faced) 

Allowable Type Signs identifying the entrances of a business or office park 

Maximum Number As approved by the Governing Body after recommendation of Planning Commission 

Maximum Area As approved by the Governing Body after recommendation of Planning Commission 
Lighting Non-illuminated, halo-illuminated, externally illuminated  

 
Signs Permitted in SD-CR, SD-NCR, Districts 

Wall Sign or Canopy Sign or Awning Sign 
(must be located below eave or parapet) 

Allowable Type Signs identifying retail or services businesses 

Maximum Number 2 (1 per tenant façade) 

Maximum Area Five percent (5%) of building façade (not to exceed 200 sq. ft. per sign) 

Lighting Non-illuminated, externally-illuminated, halo-illuminated, push-through acrylic letters, or 
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internally illuminated channel letters 

Monument Sign (can be double faced) 

Allowable Type Signs identifying a commercial development, or retail or service business 

Maximum Number None.  In lieu of one wall or canopy sign, may be allowed by the Governing Body after 
recommendation by the Planning Commission 

Maximum Area 50 sq. ft., including base 

Lighting Non-illuminated, externally-illuminated,  halo-illuminated, or push-through acrylic letters 

Directional Signs 

Maximum Number 2 

Maximum Area 6 sq. ft. 

Lighting Non-illuminated 

Directory Signs 
Minimum Number of 
Acres 

Only permitted within developments with a minimum of 10 acres. 

Maximum Number The maximum number of directory signs within any single development shall be limited to 
one sign per 5 acres, but in no case shall exceed a total of 6 for the overall development. 

Maximum Size 18 sq.ft. (Includes all components of the sign including supporting structures) 
Maximum Height 6 ft. from grade. (Includes all supporting structures) 
Sign Type Wall, monument, or post and panel . 
Lighting Non-illuminated, externally illuminated, halo-illuminated, push-through acrylic letters, or 

internally illuminated. 
Location Shall be located outside of all structure setbacks and sight triangles. 

Drive-Thru Menu Board 

Structural Type Monument 

Maximum Number 
of Signs 

1 per drive-thru lane, not to exceed 2 total (per establishment) 

Maximum Area of 
Sign 

52 sq. ft., including base for non-digital screens. 
30 sq. ft., including base for digital screens 

Maximum Height 7 ft. 

Maximum Height of 
Lettering 

6 in. 

Lighting Non-illuminated, halo-illuminated, push-through acrylic letters, or internally illuminated. 
Electronic/digital displays shall meet the additional requirements listed in Section 16-4-
6.10(E)  

Location Shall be located adjacent to and oriented toward the drive-thru lane and shall be oriented 
away from adjacent areas that are used, zoned or master planned as residential. 

Screening The backs of menu boards shall be screened with either a masonry structure or evergreen 
landscaping of sufficient height to screen the back of the menu board.   

Drive-Thru Order Confirmation Display 

Maximum Number One per drive-thru lane, not to exceed 2 total (per establishment) 

Maximum Area of 
Display 

3.5 sq.ft. 

Maximum Size of 
Support Structure 

8 sq.ft. and 5 ft. in height for structures whose sole purpose is to house the order 
confirmation display, or as approved by the Governing Body if the order confirmation 
display is incorporated into another structure approved as part of the development plan for 
the drive-thru. 

Menu Display 

Structure Type Shall be placed inside a display case that shall be integrated into the façade of the building. 



Article 4 Supplemental  
Provisions 

 

Leawood Development Ordinance   Article 4 Page 11  

Maximum Number 1 per tenant entrance, not to exceed 2 total (per tenant) 

Maximum Area 2 sq.ft. 

Lighting Non-illuminated or indirectly-illuminated  

Location At entrance 

Window Signs 

Maximum Area Twenty percent (20%) of the contiguous window area on which signage is located. 
Signs Permitted in MXD Districts 

 Parking Garage Development Identification Wall Signs 

Minimum Number 
of Acres 

Only permitted within developments with a minimum of 25 acres. 

Sign Type Wall 

Location Facades of parking garages directly adjacent and parallel to a public arterial or collector 
street as shown on the City’s street map, and is not facing property that is zoned, used or 
master-planned for residential use.   

Maximum Number 
of Signs 

1 per façade that fronts onto a public arterial or collector street, as shown on the City’s 
street map. 

Maximum Area of 
Sign 

300 sq.ft. for any individual sign, however, all wall and canopy signage shall not exceed 5% 
of the building façade.  All elements of the sign, including backer panels, shall be included 
in the calculation of the size of the sign. 

Maximum Height 
of Sign 

9 ft. 

Maximum Height 
of Characters 

6 ft. 

Lighting Non-illuminated, externally-illuminated, or halo-illuminated.   

 Garage Multi-tenant Wall Signs 

Minimum Number 
of Acres 

Only permitted within developments with a minimum of 25 acres. 

Sign Type Wall 

Location Facades of parking garages directly adjacent and parallel to a public arterial or collector 
street as shown on the City of Leawood’s street map, and is not facing property that is 
zoned, used or master-planned for residential use.  

Maximum Number 
of Signs 

1 per parking garage that is directly adjacent and parallel to a public arterial or collector 
street, as shown on the City of Leawood’s street map.   

Maximum Area of 
Sign 

300 sq.ft. for any individual signs, however, all wall and canopy signs shall not exceed 5% 
of the building façade. 

Maximum Length of 
Sign 

30 ft.  

Maximum Height of 
Sign 

12 ft. 

Maximum Height of 
Individual Tenant 
Sign within Multi-
tenant Sign 

30 in. 

Maximum Height of 
Characters 

2 ft. 

Lighting Non-illuminated, externally-illuminated, halo-illuminated, or push-through acrylic letters 

 Parking Garage Entry Wall Signs 



Article 4 Supplemental  
Provisions 

 

Leawood Development Ordinance   Article 4 Page 12  

Sign Type Wall 
Location Directly above and within 2 ft. of the entrances of parking garages. 
Maximum Number 1 per parking garage entrance. 
Maximum Area 120 sq.ft. for any individual sign, however, all wall and canopy signs shall not exceed 5% of 

the building façade. 
Maximum Height 
Sign 

5 ft. 

Maximum Height of 
Characters 

2 ft. 

Lighting Non-illuminated, externally-illuminated, halo-illuminated, or push-through acrylic 
letters 

 Blade Signs on Parking Garages 
Sign Type Blade 
Location Adjacent to entrances of parking garages. 
Maximum Number 1 per parking garage entrance. 
Maximum Area 48 sq.ft. 
Minimum Height 6 ft. 
Maximum Projection 
from Façade 

8 ft. 

Minimum Height of 
Sign Above Grade 

10 ft. 

Lighting Non-illuminated, externally-illuminated, halo-illuminated, or push-through acrylic letters 

 Tenant Wall Sign or Canopy Sign or Awning Sign 
(must be located below eave or parapet on façade of leased space) 

Sign Type Wall, Canopy, or Awning 
Maximum Number 2 with a maximum of 1 per facade 
Maximum Area All wall, canopy, awning signs shall not exceed five percent (5%) of an individual façade of 

leased space (not to exceed 200 sq. ft. per sign), whichever is less. 
Lighting Non-illuminated, externally illuminated, halo-illuminated, push-through acrylic letters, or 

internally-illuminated channel letters 
 Tenant Blade Signs 
Sign Type Blade 
Location Front facades of leased tenant spaces. 
Maximum Number 2 with a maximum of 1 per façade. 
Maximum Area 6 sq.ft. 
Maximum Height 4 ft. 
Maximum Projection 
from Façade 

3 ft. 

Minimum Height of 
Sign Above Grade 

8 ft. 

Lighting Non-illuminated, or externally-illuminated  

 Development Monument Signs (can be double faced) 
Sign Type Monument Sign 
Location Limited to street frontages along arterial and collector streets outside of all public right-of-

way, within 30 ft. of adjacent public right-of-way.   
Maximum Number 1 sign for each 1,500 ft. of frontage or portion thereof, not to exceed 2 development 

monument signs per arterial or collector street frontage.  Development monument signs 
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along the same street frontage shall be separated a minimum of 400 ft. 
Maximum Area 50 sq.ft., including base 
Maximum Length 10 ft. 
Maximum Height 6 ft. measured from grade to the tallest portion of the sign. 
Maximum Height of 
Characters 

1 character on the sign face may be a maximum of 24 in. in height., all other characters 
shall be a maximum of 18 in. in height. 

Lighting Non-illuminated, externally-illuminated, halo-illuminated, or push-through acrylic letters 
 Vehicular Directory/Multi-tenant Monument Signs (can be double faced) 

Minimum Number of 
Acres 

Only permitted within developments with a minimum of 25 acres. 

Sign Type Monument Sign 
Location Minimum of 100 ft. from all public right-of-way. 
Maximum Number 1 per 5 acres, not to exceed 6 total for the development. 
Maximum Area 28 sq. ft., including base 
Maximum Length 4 ft. 
Maximum Height 7 ft. measured from grade to tallest portion of the sign. 
Maximum size of 
Characters 

1 character on the sign face may be a maximum of 2 sq.ft., all other characters shall be a 
maximum of 6 in. in height. 

Lighting Non-illuminated, externally illuminated, halo-illuminated, or push-through acrylic letters  
 Directional Signs 

Sign Type Monument or post and panel. 

Maximum Number 2 
Maximum Area 6 sq.ft., including base 
Lighting Non-illuminated 
 Pedestrian Directory Signs 

Minimum Number of 
Acres 

Only permitted within developments with a minimum of 10 acres. 

Sign Type Wall, monument, or post and panel. 
Location Within or adjacent to pedestrian areas and a minimum distance of 100 ft. from all public 

rights of way.   
Maximum Number The maximum number of directory signs within any single development shall be limited to 

one sign per 5 acres, but in no case shall exceed a total of 6 for the overall development. 
Maximum Area 18 sq.ft. (Includes all components of the sign including supporting structures) 
Maximum Height 6 ft. measured from grade to the tallest part of the sign. (Includes all supporting structures) 
Lighting Non-illuminated, externally illuminated, halo-illuminated, push-through acrylic letters, or 

internally illuminated  
Menu Display Façade Signage 

Structure Type Shall be placed inside a display case that shall be integrated into the façade of the 
building. 

Maximum Number 1 per tenant entrance, not to exceed 2 total (per tenant) 

Maximum Area 3 sq.ft. 

Lighting Non-illuminated or indirectly-illuminated 

Location At entrance 

 Drive-Thru Menu Board 

Structure Type Monument 

Maximum Number 
of Signs 

1 per drive-thru lane, not to exceed 2 total (per establishment) 
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Maximum Area 52 sq.ft., including base 

Maximum Height 7 ft. 

Maximum Height 
of Lettering 

6 in. 

Lighting Electronic/Digital Display, Non-illuminated, halo-illuminated, push-through acrylic letters, or 
internally illuminated 

Location Shall be located adjacent to and oriented toward the drive-thru lane and shall be oriented 
away from adjacent areas that are used, zoned, or master planned as residential. 

Screening The backs of menu boards shall be screened with either a masonry structure or evergreen 
landscaping of sufficient height to screen the back of the menu board. 

 Drive-Thru Order Confirmation Display 

Maximum Number One per drive-thru lane, not to exceed 2 total (per establishment) 

Maximum Area of 
Display 

3 sq.ft. 

Maximum Size of 
Support Structure 

8 sq.ft. and 5 ft. in height for structures whose sole purpose is to house the order 
confirmation display, or as approved by the Governing Body if the order confirmation 
display is incorporated into another structure approved as part of the development plan for 
the drive-thru. 

 Window Signs 

Maximum Area Twenty percent (20%) of the contiguous window area on which signage is located. 

Signs Permitted in BP District 

Monument Sign (can be double faced) 

Allowable Type Signs identifying the entrances of a business or office park 

Maximum Number As approved by the Governing Body after recommendation of Planning Commission 

Maximum Area As approved by the Governing Body after recommendation of Planning Commission 

Lighting Non-illuminated, externally-illuminated or halo-illuminated  

Wall Sign 

Allowable Type Signs identifying business or commercial establishments within a business park 

Maximum Number 1 per façade (maximum of 2 signs total).   

Maximum Area 5% of façade (maximum 100 square feet) 

Lighting Non-illuminated, externally-illuminated, or halo-illuminated  

Monument Sign (can be double faced) 

Maximum Number 1, only if substituted for one of the permitted wall signs 

Maximum Area 50 square feet maximum, including base 

Lighting Non-illuminated, externally-illuminated or halo-illuminated  
 
 

Directional Signs 

Maximum Number As approved 

Maximum Area 6 sq. ft. 

Lighting Non-illuminated 

Window Signs 

Maximum Area Twenty percent (20%) of the contiguous window area on which signage is located. 
Signs Located on Architectural Structures 

Function Shall identify the name of the overall development and/or the City of Leawood only. 

Temporary Signage No temporary signage shall be permitted to be placed on architectural structures. 

Maximum Number A maximum of two signs per side of the architectural structure shall be permitted, one sign 
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of Signs Per 
Architectural 
Structure  

may be a logo. 

Maximum Number 
Sides Displaying 
Signage 

Signage shall not be displayed on more than two sides of the architectural structure. 

Maximum Sign Area The maximum area of all signs on any given façade of an architectural structure shall not 
exceed 15% of the façade, or a maximum of 36 sq.ft., whichever is less.  All signage shall 
comfortably fit within the signable area of the architectural structure. 

Maximum Character 
Height 

The maximum height of characters, including logos, shall be 24 in. 

Maximum Height of 
Multi-line Signs 

The maximum height of multiline signage shall be 30 in. 

Lighting Halo-illuminated, externally illuminated, or non-illuminated . 

Public/Semi-Public Campuses in all Districts 

Associated Uses Permitted only for Public and Semi-Public uses including government uses, churches, and 
schools. 

Minimum Acres 10 acres. 

Development Monument Signs 

Maximum Number One per frontage.  However, one additional sign may be added for street frontage along a 
public right-of-way exceeding 2,500 ft. 

Maximum Size 50 sq.ft., including base 

Maximum Height 6 ft. from grade. 

Maximum Length 10 ft. 

Sign Type Monument . 

Lighting Halo-illuminated, externally illuminated, push-through acrylic letters, and non-illuminated . 

Location A minimum of 5 ft. from all public right-of-way and outside of all site triangles. 

Wall Signs 

Maximum Number One per façade with a maximum of two per building not to include building identification 
symbols. However, a third sign with a maximum of 50 sq.ft. may be added in lieu of a 
monument sign. 

Maximum Size The maximum of all signage on a building façade shall be the lesser of 5% of the building 
façade, or 200 sq.ft. 

Lighting Internally illuminated channel letters, halo-illuminated, externally-illuminated, or non-
illuminated . 
 

Building Identification Symbols 

Maximum Number Limited to one per building façade with a maximum of three total. 

Maximum Size 10 sq.ft. 

Maximum Height  3 ft. for a wall sign 

 6 ft. from grade for a monument sign or post and panel sign. 

Sign Type Wall, monument, or post and panel . 

Lighting Halo-illuminated, externally-illuminated, or non-illuminated. 

Location Per approved development plan. 

Directory Signs 

Maximum Number  Limited to one per public street frontage within required exterior building setbacks, with 
a maximum of four total signs. 

 Interior of the site outside of required exterior building setbacks, with a maximum of 
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four signs per building. 

Maximum Size 18 sq.ft., including base 

Maximum Height 6 ft. from grade. 

Sign Type Monument, or post and panel . 

Lighting Externally illuminated, internally-illuminated, or non-illuminated. 

Location Per approved development plan and outside of all site triangles. 

Directional Signs 

Maximum Number Two per building.  However, no directional signage shall be located within any required 
exterior building setbacks. 

Maximum Size 6 sq.ft., including base 

Maximum Height  4 ft. from grade if the sign is a maximum of 4 sq.ft. 

 3 ft. from grade if the sign is greater than 4 sq.ft., but in no case shall the sign be 
greater than 6 sq.ft. 

Sign Type Monument, or post and panel. 

Lighting Externally-illuminated, or non-illuminated. 

Location Per approved development plan and outside of all site triangles. 

Banners Mounted on Light Poles 

Maximum Number Two per light pole. 

Maximum Size 9 sq.ft. 

Maximum Height 6 ft. 

Maximum Width 18 in. 

Minimum Vertical 
Clearance 

10 ft. 

Lighting Externally illuminated, or non-illuminated . 

Entry Door Signs 

Maximum Number One per entrance. 

Maximum Size 2 sq.ft. 

Sign Type Wall  

Lighting Externally illuminated, or non-illuminated. 

Location Directly on, or adjacent to an entry door. 

Window Signs 

Maximum Area Twenty percent (20%) of the contiguous window area on which signage is located. 

 
 (Ord. 2479, 01-03-2011) 
(Ord. 2535, 04-24-2012) 
(Ord. 2626, 05-04-2013) 
(Ord. 2629, 05-28-2013) 
(Ord. 2637, 08-27-2013) 
(Ord. 2641, 10-21-2013) 
(Ord. 2754, 10-27-2015) 
(Ord. 2760, 11-10-2015) 

(Ord. 2846, 07-01-2017) 

16-4-6.14  Permitted Signs by Type  

A) The following table sets forth the types of signs permitted in each zoning district as approved by 
the City.  
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Permanent Sign Type RPA-
5 

RP-
1 

RP-
2 

RP-
3 

RP-
4 

SD-
O 

SD-
CR 

SD-
NCR 

MXD BP AG 

Address R R R R R R R R R R R 

Animated            

Awning       A A A   

Banner      C C C C   

Canopy      A A A A   

Changeable Copy            

Canopy Sign in an 
Existing Routed Metal 
Sign Band 

     C C C C C  

Directional      A A A A A  

Directory      A A A A A  

Electronic Display       A  A A  

Exposed Neon       A A A   

Flags C C C C C C C C C C C 

Flashing            

Government A A A A A A A A A A A 

Marquee            

Monument A A A A A A A A A A A 

Multi-tenant         A   

Off-Site SUP SUP SUP SUP SUP SUP SUP SUP SUP SUP SUP 

Painted Wall            

Pole            

Light Pole Banner       A A A   

Portable            

Roof            

Rotating            

Time and Temp            

V-Shaped Temporary            

Wall      A A A A A  

Window       C C C   

A: Allowed only with sign permit administratively approved, or as provided in Section 16-4-6.3, pending 
approval by the Governing Body after recommendation of Planning Commission 

C: Conditionally permitted via sign permit 
R: Required 
SUP: Allowed only with special use permit, pending approval by the Governing Body after recommendation of the 

Planning Commission. 
Blank Box: Prohibited 

(Ord. 2482, 03-15-2011) 
(Ord. 2616, 04-09-2013) 
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(Ord. 2846, 07-01-2017) 
 
 
 

16-4-6.15  Temporary Signs  

A) Purpose and Findings. 

The Governing Body enacts this Ordinance to establish reasonable, narrowly tailored regulations 
for the posting of Temporary signs on public and private property.  Temporary Signs left 
completely unregulated, can become a threat to public safety as a traffic hazard, and a detriment 
to property values as an aesthetic nuisance.  By implementing these regulations, the City intends 
to: 

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

2) Further the objectives of the City’s comprehensive plan; 

3) Protect the public health, safety and welfare; 

4) Reduce traffic and pedestrian hazards; 

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

6) Promote economic development; and  

7) Ensure the fair and consistent enforcement of the temporary sign regulations. 

This ordinance is not intended to, and should not be read to include, content based regulations.  If 
for any reason any portion or part of this Ordinance set out in this Section, or the application 
thereof to any person or circumstances is declared to be unconstitutional or invalid, such decision 
will not affect the validity of the remaining portions of this Section. 

B) Regulations.  

Temporary signs, as defined in Article 9, may be posted on property in all Zoning Districts of the 
City, subject to the following requirements: 

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

2) Signs shall not exceed five (5) feet in height measured from the average grade at the 
base of the sign. 

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

5) A sign shall only be posted with the consent of the property owner or occupant.  Signs 
posted in the public right of way may only be posted with the permission of the person or 
entity that has a duty to maintain such section of the right of way.  Provided further, no 
temporary sign shall be placed closer than 5 feet to edge of the pavement or curb of the 
street.   

6) All temporary signs must be maintained in a state of good repair.    

C) Removal or Replacement of Temporary Signs: 

1) The person who has posted or directed the posting of the sign is responsible for the 
removal or replacement of that sign. 

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

D) Obscene Materials. 

Obscene signs, flags, banners, or any sign of any type are prohibited.  “Obscene” is defined as 
any material that (1) whether the average person, applying contemporary community standards 
would find that the work, taken as a whole, appeals to the prurient interest; (2) whether the work 
depicts or describes, in a patently offensive way, sexual conduct specifically defined by the 
applicable state law; and (3) whether the work, taken as a whole, lacks serious literary, artistic, 
political, or scientific value. 

(Ord. 2448, 06-29-2010) 
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