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PROJECT INTRODUCTION

Identifying the most optimal layout for
135th Street, defining key land uses, pro-
ducing development concepts and pro-
viding a strategic implementation plan for
improvements along the corridor will arm
the City of Leawood with the necessary
tools for creating a sustainable corridor
and raising the local economy to a new
level of success. The project team’s use
of metrics and nationwide best practices
will give this plan the strength to guide
development along 135th Street over the
next two decades.

135th Street runs through the center of the study area.




Project Background

The City of Leawood is an affluent suburban community with a popula-
tion of 32,000. The southern half of this city is bisected by 135th Street,
a six-lane arterial formerly known as K-150 highway. With 135th Street
as the central thoroughfare of this Community Plan, the project area is
bounded by Nall Avenue on the west, 133rd Street on the north, State
Line Road on the east, and 137th Street on the south. Surrounded by
high quality residential communities, retail, and office properties, the
study area includes approximately 708 acres, over 600 of which have
the potential for future development.

Recently developed projects in Leawood, such as Mission Farms, Park
Place, and Parkway Plaza, provide the City of Leawood with a number
of retail, office, and entertainment destinations. The 135th Street area
is one of the last development sites in Leawood. The City is focus-
ing its efforts on maximizing the potential of its buildout. To address
the future of the 135th Street community, the City pursued a Planning
Sustainable Places (PSP) planning project, administered by the Mid-
America Regional Council, in 2012. The PSP Program provides local
governments with financial support to advance detailed local planning
and project development activities in support of Creating Sustainable
Places, Transportation Outlook 2040’s Activity Centers and Corridors
framework, and the Mid-America Regional Council’'s (MARC) adopted
policy statement on regional land use direction. The 135th Street Com-
munity Plan is one of 18 planning studies across the region chosen for
funding through the Planning Sustainable Places Program.

In 2013, Design Workshop, Inc. along with its subconsultants was en-
gaged to help the City of Leawood plan for the future mixed-use de-
velopment of the 135th Street corridor and provide a plan to ensure a
successful future for the area.
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Figure 1.1: Regional Map
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Figure 1.2: 135th Street Community Plan Study Area
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Previous Studies

City of Leawood Comprehensive

Plan (2010)

This Comprehensive Plan outlines the City of Leawood’s goals for fu-
ture development of residential and non-residential projects. An em-
phasis on quality design, human-scaled features and harmonious tran-
sitions between these two types of land uses articulates Leawood’s
commitment to creating a sophisticated mix of land uses and materi-
als. This commitment will help the City achieve objectives to broaden
the City’s tax base and ensure an economic stability that is not solely
dependent on residential property taxes.

The transportation goals described in the Comprehensive Plan support
a multi-modal transportation network and express a desire to lessen
dependency on automobiles in the City. As a means of adding alterna-
tive types of transportation to the Leawood network, the plan calls for
additional parks and trails that will expand transportation options and
give Leawood residents new cultural destinations to enjoy. The 135th
Street Community Plan builds on this document to provide the City of
Leawood with recommendations for creating a distinctive corridor in a
growing suburban community.

135™ Street Corridor Urban Design and Development Plan

(1997)

The 135th Street Corridor Urban Design and Development Plan de-
scribes possible land use options, access management strategies
and aesthetic landscape, lighting and site features in the 135th Street
corridor. It sets standards for property development and streetscape
guidelines to create a unique identity along 135th Street. Following
the seven goals outlined in this document, the project team used the
plan as a guide of the current standards in place and built from these
guidelines to meet the City’s new goals as described in the 2010 Com-
prehensive Plan.

Leawood Development Ordinance (LDO)

The Leawood Development Ordinance provides citizens, developers,
and investors with standards and appropriate tools to develop both

4 | Project Introduction

residential and non-residential properties that will meet the City of
Leawood’s high-quality building, material and planning expectations.
This document addresses the range of site development topics from
signage and lighting to parking and pedestrian connections. The proj-
ect team assessed applicable articles in this document to recommend
improvements for the 135th Street Community Plan.

135™ Street Corridor: What’s Next for Leawood? (2012)

The urbangreen® presentation by Jim Heid provided an optimistic out-
look on the future of the 135th Street corridor, provided the City take
a future-focused strategy for planning and development. With an em-
phasis on nodal development, this presentation describes how mixed
uses, connectivity and creating nodal identity and branding can lead
to successful, strategic development in Leawood. The project team
expanded on these ideas to create site-specific strategies for planning
that will help to turn these concepts into a reality on 135th Street.

The 135th Street Community Plan used these previous studies, guide-
lines and presentations as a base upon which to explore and expand
the planning efforts for 135th Street. These documents helped to de-
fine and explain the existing conditions within the study area, and gave
the project team a deeper sense of the Leawood community’s vision
and goals.

The K-150 Corridor Study (1986)

The K-150 Corridor Study was completed jointly by the cities of
Leawood, Overland Park, and Olathe in 1986. This study outlined a
general transportation design strategy for 135th Street, then known
as Kansas State Highway 150, or K-150, between Olathe and the Mis-
souri state line in Leawood. The study established the idea of using
parallel frontage roads in order to provide alternative access to local
businesses along the 135th Street corridor.

135" STREET COMMUNITY PLAN | Leawood, Kansas



Figure 1.3: North side of 133rd Street and Roe Avenue

Figure 1.4: Area near 137th and Chadwick

DW Legacy Design®

Design Workshop’s DW Legacy Design® process emphasizes a delib-
erate approach to sustainable design solutions that is comprehensive
of four Legacy categories: Environment, Community, Art and Econom-
ics. All aspects of the design process and foundational thinking for the
project are captured in this document. Issues associated with the proj-
ect and our client’s Critical Success Factors are defined at the outset.
The design team and client defined a project vision, a problem state-
ment called a dilemma and a design solution called a thesis. These
steps are intended to build a strong foundational story for the project
that aligns the design team and client with the same principles and
goals. DW Legacy Design® metrics are employed to ensure that the
project is accountable to the comprehensive legacy goals determined
at the beginning of the process.

Figure 1.5: DW Legacy Design® categories of sustainability.

environment

community economics

art
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Client Vision

A Client Vision captures the client’s articulation of what
they envision for the outcomes of the project.

The 135th Street Corridor Plan will serve the interests of surround-
ing neighborhoods and stakeholders, the objectives of private property
owners along the corridor and the economic development goals of the
community. This street is the key east-west corridor in the southern
portion of the city. As such, the 135th Street Community Plan will
comprehensively address all modes of transportation and articulate
a vision and implementation plan for mixed-use development that es-
tablishes a high-quality front door to Leawood from neighboring com-
munities.

In order for the planning process to be successful, the following critical
success factors must be achieved:

» Provide a robust public engagement process to involve all stake-
holders and achieve consensus on preferred land use, transporta-
tion and related issues along the corridor.

* Integrate the input of various city departments to insure this plan
clearly and effectively communicates corridor improvements.

» Create a model for Complete Streets planning in Leawood and
Johnson County.

» Develop a plan for access management that will provide guidelines
for optimal transportation flow.

» Evaluate level-of-service for all modes of transportation (pedes-
trian, bicycle, transit and auto) and create a multi-modal transpor-
tation plan that anticipates the introduction of transit service along
135th Street.

» Boost Leawood’s position as an economic and fiscal competitor in
the Kansas City suburbs.

« Effectively plan for connections to existing and potential parks, pla-
zas and gathering spaces.

» Improve the aesthetic quality of 135th Street to create a welcoming
and vibrant corridor.

* Integrate cultural improvements and public art throughout the cor-
ridor to define the character of 135th Street.

6 | Project Introduction

* Develop a plan that conforms to any existing or pending local,
state, and federal regulations.

Dilemma

A Project Dilemma describes a project’s greatest
predicament. It sums up the major challenges that must
be reconciled to achieve a Legacy Design outcome and
renders vivid the complexities of the project and the need
for a comprehensive solution.

The 135th Street corridor is one of Leawood’s last remaining undevel-
oped areas. As Leawood approaches build-out in this area, how can
the community help guide development in a way that will serve the
economic interests of the City, off-set the environmental impacts of de-
velopment, and provide an effective interface between the corridor and
surrounding neighborhoods? How can the corridor evolve to support
both mixed-use development and multi-modal transportation?

135" STREET COMMUNITY PLAN | Leawood, Kansas



Thesis

A Project Thesis is an assertion about the project outcome
that will be tested and resolved through the team’s design
and planning investigations. It is a proposed solution to the
central problem or question stated in the dilemma.

To ensure the community has the opportunity to participate in the de-
velopment of the 135th Street corridor, a rigorous citizen and stake-
holder engagement process helped the project team evaluate design
and development alternatives. Public involvement guided the preferred
strategy for the community plan and produce a vision for the 135th
Street corridor that is supported and endorsed by Leawood’s citizens.

Identifying the most optimal layout for 135th Street, identifying key land
uses, producing development concepts and providing a strategic im-
plementation plan for improvements along the corridor will arm the City
of Leawood with the necessary tools for creating a sustainable corridor
and raising the local economy to a new level of success. The project
team’s use of metrics and nationwide best practices will give this plan
the strength to guide development along 135th Street over the next two
decades.

Figure 1.6: DW Legacy Design® Method
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Community members participate in a mapping exercise. Community Engagement | 9



Steering Committee and Stakeholder Meetings

The importance of the 135th Street area to the City of Leawood, the
involvement of various stakeholder groups including residents, busi-
nesses, property owners, the City, and the need to maintain a shared
sense of planning for the area heightened the need to execute a com-
prehensive, transparent, and well-conceived public outreach effort.
The design team worked throughout the planning process to reach
a broad range of participants and create a consensus for the recom-
mended strategies for the 135th Street Community Plan that will help
area developers and the City move forward with plan implementation
and policy revisions. During the project, members of the design team
and the City of Leawood met with community organizations, elected
officials, property and business owners, and the general public to re-
view, discuss and advance the recommended plan for the 135th Street
community.

In order to engage businesses and investors in the 135th Street com-
munity, the project team worked with the City of Leawood to form a
Steering Committee which included members from City Council, the
Chamber of Commerce, the Planning Commission and City staff. The
Steering Committee is a leadership group who serve as liaisons for the
135th Street community. At regular meetings throughout the evolution
of the plan, this committee helped guide the project and advise the
team on the interests of property owners and investors in the corridor,
as well as foreseeable problems with project costs and implementa-
tion.

Additionally, the Steering Committee served as an agent to introduce
project stakeholders to the project team and facilitate relationships
among those interested parties in order to gain as much investment,
usage and implementation feedback as possible. The project team
met with property owners, business owners, area developers, elect-
ed officials and city staff in Leawood, Johnson County, the Leawood
Chamber of Commerce and the general public. Key issues in the plan-
ning process included 1) development of plan alternatives that meet
the needs of current property owners and the community’s vision for
135th Street and 2) identification of projects that can be implemented
in the near future.

10 | Community Engagement

July-September 2013 - Initial Stakeholder Outreach

During the summer of 2013, stakeholder interview invites were sent
out to 17 individuals to discuss site specific issues and opportunities.
The team conducted interviews with key city staff and elected officials
in Leawood, Johnson County, the business community and develop-
ers. These conversations were often technical in nature and designed
to “test the waters” for potential improvements and pave the way for
implementation.

Tools and Strategies

The project team utilized a variety of tools to ensure participation by a
broad cross-section of the community including public meetings, indi-
vidual meetings, and on-line tools. This process also involved reaching
out to local high school youth leadership groups at Blue Valley North.
The community was interested in this project as indicated by the at-
tendance at public meetings and participation in on-line forums. Ad-
ditional methods of outreach included:

* Public meetings

* A project webpage

e Mindmixer

» Keypad polling and online surveys

Figure 2.1: Public Meeting at the Ironwoods Lodge

135" STREET COMMUNITY PLAN | Leawood, Kansas



Public Meetings

Community members received notice about upcoming public meetings
through Twitter (MARC), the Chamber website, HOA homepages, the
City of Leawood Project website, community meeting yard signs, elec-
tronic highway signs, and community flyers. Flyers were distributed to
community organizations, Homeowner’s Association presidents and
the school district. All three public meetings were held at 7:00 p.m. at
the Lodge in Ironwoods Park.

August 22, 2013 — Public Meeting #1

At the first public meeting, approximately 70 attendees were introduced
to the project during a 30 minute presentation. The presentation re-
viewed the goals of the project, existing conditions within the 135th
Street area, and the opportunities and constraints for future planning.
Following the meeting, community members participated in small
group break-out discussions to address their concerns and provide
input on specific plan topics.

A keypad polling session followed these discussions to gauge com-
munity interests in a variety of possibilities for the corridor. The public
also helped to identify key issues and areas for improvement within the
study area. Questions from this polling session were made available
online after the meeting to allow residents and other interested parties
to weigh in on corridor topics, despite their absence from the public
meeting.

September 18, 2013 — Public Meeting #2

At the second public meeting the project team presented three land
use alternatives, more specific ideas for new development along the
corridor, and possible access management strategies. The public
again provided feedback on these ideas through keypad polling and
online surveys.

Following the meeting, attendees were invited to take part in a visual
preference green dots, community members voted on different styles,
materials, and types of aesthetic qualities they would like to see or not
see in the 135th Street area. The project team tabulated the results,
which are available in Appendix B.

October 18th — Public Meeting #3

The meeting was attended by approximately 30 people as the project
team presented the preferred plan strategies and recommended poli-
cies. To evaluate public support of these recommendations, the project
team conducted a keypad polling session. The project team was then
available for a Question and Answer session to address community
concerns and respond to public feedback

Project Webpage: 135th Street Plan

To further engage community members and provide the public with
the latest studies and ideas developing in the corridor, the project
team worked with the City of Leawood to create the 135th Street Plan
webpage, hosted by the City of Leawood website. The public was able
to access the page through a link on the City of Leawood homepage.

Survey Monkey

All three surveys conducted during public meetings through keypad
polling were made available online to those unable to attend through
a service called Survey Monkey. The surveys contained the same
set of questions and images and allowed at-home participants to pro-
vide comments and feedback on a number of questions. Each survey
was available online for three weeks after the associated public meet-
ing. Results from both the previous polling session and online surveys
were presented to the public during the subsequent meeting.

MindMixer

MindMixer is an online community engagement tool that allows the
public to offer opinions, suggestions, and comments on specific top-
ics related to the project. The project team created a City of Leawood
135th Street Plan Mindmixer website to garner additional public feed-
back and ensure that the design process remained transparent and
collaborative. After presenting the 135th Street Plan Mindmixer web-
site to users at the first public meeting, the site was open for public
comment. Those not available to attend the public meetings were en-
couraged to participate online through the 135th Street Plan webpage.

Community Engagement | 11



During the design process, the project team posted topics and sur-
veys. Topics included:

* Overall Vision

* Future Land Use

» Walking and Biking

« Community Amenities
Quality of Development

All community comments were collected and disseminated to the proj-
ect team in order to ensure that community voices were heard and
implemented into the plan for the 135th Street corridor. The City of
Leawood 135th Street Plan MindMixer page benefited from 59 active
participants, 592 visitors and 3,954 page views.

Evaluation

This project benefited from an engaged community whose interest in
the project helped to shape the outcome of final recommendations
and strategies. The process received local attention from Leawood
Lifestyle Magazine which helped to educate the community about the
project. Attendance at community meetings, participation in online
surveys, and Mindmixer comments received throughout the design
process, all helped to guide the project team and deliver a plan that
incorporates the community wants and needs.

During the final public meeting, participants were asked to evaluate the
public engagement process that took place during this project. A total
of 69 percent of respondents positively favored this process and found
the project to be inclusive of their input.

12 | Community Engagement

Figure 2.2: Project Webpage
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135th Street Plan - Nall Ave. to State Line Road

One of Leawood's last remaining undeveloped areas is along the 135th Street Corridor
between Nall Avenue and State Line Road. To establish a vision for the continued development
and completion of improvements along and near the corridor, the City is just beginning the
135th Street Corridor Plan process.

B

The project, which will conclude in November, will result in a future land use plan for the
corridor study area and outline near-term and long-term transportation improvements,
including roads and biking and pedestrian enhancements. The plan also will address park and
open space connections as well as how the city can work with the private sector to create an
aesthetically pleasing and well-designed corridor that serves as a strong front door to the
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Community Meetings

This webpage contains information about upcoming public meetings. It will also include
information and documents related to existing conditions along the 135th Street corridor and
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to check this webpage periodically over the next few months to view project updates and the
latest information about this important planning effort for the future of Leawood.
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THE MARKET

This market study examines the poten-
tial demand for retail, office, and various
residential products in the 135th Street
corridor. While this analysis can help to
predict densities and potential land use
options in the study area over the next
two decades, readers should keep in
mind that the content provided repre-
sents merely a snapshot in time. Market
conditions will change with real estate
cycles and changes in the marketplace.

Commercial activity along 135th Street




Demographic and Economic Context

The project team used data from Environmental Systems Research
Institute (ESRI) Business Solutions in order to complete an analysis of
the 135th Street study area and the surrounding areas in Leawood and
south Johnson County. ESRI is a national database of economic and
demographic data that draws from data from the United States Cen-
sus as well as information from state and local sources. ESRI allows
cities and project teams to analyze different geographic areas with-
in communities for planning purposes and for market studies. ESRI
combines demographic and economic data together and allows prac-
titioners to analyze this data using Geographical Information Systems
(GIS) capabilities.

Leawood is highly affluent and has grown considerably over the last
two decades. As the Table 3.1 illustrates, the area within a five minute
drive time of the center of the corridor (defined for the purposes of this
analysis as the intersection of 135th and Mission Road) has grown
considerably over the last twenty years.

Long-Term Population Growth and Projections

The population of this area has grown by around 10,000 residents per
decade since 1990, and the median household income has continued
to grow considerably, from around $79,000 in 1990 to nearly $118,000
in 2012. The predominate age group is the 35 to 54 year old segment,
and the corridor had a median age of 41 in 2012. The age 65 and older
segment accounts for 14 percent of the population in 2012 and this
age cohort will increase as a share of the overall population in the next
five years. The demographics of the area are weighted toward higher
income households. The median household income in the district ex-
ceeds the median household incomes for the metropolitan area and
the nation.

Looking more broadly, the Mid America Regional Council (MARC) has
completed projections of population and employment for individual cit-
ies and various counties in the metropolitan area for the 2008 to 2040
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time period. These projections cover the forecast period for the 135th
Street planning effort. According to MARC projections, Johnson Coun-
ty will continue to serve as the economic engine for the metropolitan
area over the next 30 years. MARC anticipates that the population of
the entire City of Leawood will grow by 13,000 residents during the
2008 to 2040 time period. The City of Leawood is anticipated to add
another 15,000 jobs during this same time frame. The actual popula-
tion and employment numbers for Leawood may differ from MARC
projections over the near term as the growth of particular development
projects or the hiring patterns of individual companies may vary from
year to year.

The actual study area around 135th Street contains a significant per-
centage of vacant and undeveloped land (much of which is still in ag-
ricultural production). However, in the broader context, the study area
represents an “infill” area of growth compared to newer areas of growth
in Johnson County to the south and west. Therefore, retail and office
land uses in the study area will benefit less from new population growth
that will occur in the newer growth areas to the south and west. Retail
and office uses benefit from having more people live in close proxim-
ity to a particular development. In order to substantially increase the
population in the immediate trade areas around 135th Street, the City
will need to promote the development of additional residential projects
within the 135th Street corridor. Adding more residents to the study
area will help to build larger customer bases for shops, restaurants,
and various businesses serving this part of Leawood.

The following outlines the general market prospects for residential, of-
fice, and retail development in the 135th Street corridor, based upon
research with local brokers and an examination of local and regional
growth patterns in the Leawood area.
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Table 3.1: Demographic Data, 5 Minute Drive Time Around 135th and Mission Road

1990

2017
(Projected) 29,140

Median
Percentage Household
Population Households Median Age Age 65 + Income
$79,168
2000 18,745 6,635 37.8 9.7% $100,738
2012 27,427 10,913 41.0 14.2% $117,806
11,675 411 15.8% $125,859
Source: ESRI

Table 3.2: Demographic Data, City of Leawood

Median

2017

(Projected) 33,747

Percentage Age Household
Population Households Median Age 65 + Income
1990 19,374 6,731 39.0 12.8% $72,605
2000 27,656 9,841 41.2 12.6% $102,496
2012 32,317 11,954 44.7 15.7% $125,955
12,564 45.6 12.9% $137,069
Source: ESRI

In terms of household income and median ages, the 135th Street cor-

ridor has similar characteristics to the City of Leawood.
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Retail

Within the local retail market, developers have already created shop-
ping centers that include most types of stores. Shopping centers just
to the east of 135th and State Line in Kansas City, Missouri include a
variety of big box stores such as Walmart and Target, junior or mid size
stores such as Bed Bath Beyond, and a variety of restaurants typically
found in suburban shopping centers around the country. To the west,
the area around 135th and 69 Highway includes several shopping cen-
ters with various restaurants and stores. Between 69 Highway and
the Leawood city limits (at Nall Avenue), the 135th Street corridor
includes two new and significant shopping centers, Corbin Park and
Prairiefire. Corbin Park, at the southeast corner of 135th and Met-
calf, includes the Van Maur and JC Penney department stores. As of
summer 2013, Corbin Park included a significant proportion of vacant
retail space within the development. A number of smaller retail sites
within Corbin Park, along 135th Street and along Metcalf, remain open
for restaurant, bank, and other retail uses. Corbin Park will include a
new Scheel’s sporting goods store and already includes a new Lifetime
Fitness facility that draws considerable traffic to the shopping center
area. The Corbin Park project will include a total of 1.1 million square
feet of space at completion. To the east of Corbin Park, the Prairiefire
development at 135th and Nall continued construction as of October
2013. This mixed-use project will include over 350,000 square feet of
retail at build-out, including REI, a national sporting goods retailer, and
a Fresh Market grocery.

Within Leawood, the 119th Street corridor has emerged as a signifi-
cant retail and entertainment corridor in recent years. The Park Place
development, including 1.2 million square feet of space in total, fea-
tures a Gordon Biersch restaurant, RA Sushi, several other restau-
rants, and several smaller retailers. The restaurants within Park Place
have attracted significant visitation to Park Place over the last several
years. Developers continue to weigh options to modernize the 20 year
old Town Center Plaza development, to the north and west of 119th
and Roe, by adding new stores and restaurants. Town Center Plaza
has been and continues to be a major retail destination in the region.
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One Nineteen project at the southeast corner of 119th and Roe has
been renamed to Town Center Crossing, to tie in with the larger Town
Center development to the northwest. Town Center Crossing includes
a number of well known national retailers, such as Orvis, Crate and
Barrel, North, and Trader Joe’s.

Data from the ESRI database as of August 2013 indicates that the local
trade area (within a five mile radius of 135th and Mission) is missing
only a few categories of retailers, including casual dining restaurants
and convenience stores. Data from ESRI indicate that the larger shop-
ping centers to the east in Kansas City, Missouri, within the 119th Street
corridor, and to the west along 135th Street within Overland Park are
satisfying demand for clothing, gifts, and other retail categories.

Figure 3.1: Corbin Park development at 135th and Metcalf in
Overland Park
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Takeaways for Retail, 135th Street Area Figure 3.2: Seasonal Ice Rink brings year-round activity to
Park Place

* The corridor has an opportunity to develop stores and restau-
rants that will serve the surrounding neighborhoods in Leawood
and Overland Park. Developing additional residential units within
the study area would create a larger pool of residents that would
provide additional demand for local stores and restaurants along
135th Street in the future.

* Park Place has demonstrated that combining retail and restau-
rants together with offices and residences in a mixed use devel-
opment can draw business from a larger area. Park Place draws
visitors and patrons from throughout Johnson County. Similarly,
well designed mixed use developments along 135th Street have
the potential to draw business from throughout Johnson County
and the overall metropolitan area. New developments in this part
of Leawood have the potential to succeed by drawing from the af-
fluence of this part of Johnson County.

Table 3.3: MARC Adopted Growth Forecasts, 2008-2040

58,354 73,865 19,142
166,648 73,914 80,369
144,282 70,652 119,386
300,432 136,825 300,203
24,499 10,937 8,562
72,771 33,769 38,480
27,752 13,691 20,269
13,191 6,633 15,373
74,881 34,675 76,117
69,318 31,847 66,202
3,734 2,026 2,717
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Office

The Kansas City office market, as well as the national office market,
continues to recover slowly from the Great Recession. Developers
are avoiding moving forward with any speculative projects and
instead are waiting to have tenants lined up before beginning
construction. The slow pace of hiring following the recession has
also limited demand for new office space across the country. In
addition, the trends toward working at home, and toward having a
greater proportion of work completed by contractors or temporary
employees, means that companies will likely have less need for office
space in the future.

The College Boulevard corridor in Overland Park and Leawood serves
as the key employment center in Johnson County and office develop-
ment has continued to focus on this area over the last twenty years.
The Sprint campus, along with other key office towers on College Bou-
levard, have made Johnson County an employment magnet that rivals
Downtown Kansas City. However, to the south of College Boulevard,
office development has tended to center around somewhat smaller
buildings, often including local-oriented tenants (such as law firms,
doctors’ offices, small businesses, and the like). While the area to
the north of 135th and Metcalf has developed with a mixture of some-
what larger office buildings (including office buildings for Chevron and
a few other national tenants), the 135th Street corridor in south John-
son County has not developed as a key employment corridor. Office
development has continued to cluster along College Boulevard and,
to a lesser extent, along 69 Highway. In addition, Tomahawk Creek
Parkway in Leawood contains a number of higher quality office build-
ings with a variety of professional services and corporate tenants. This
location represents another key area of office development in this part
of Johnson County.

Despite these larger trends in office development in Johnson Coun-
ty, office tenants have begun to look beyond conventional corporate
campuses and office parks and have begun to locate in mixed use
developments. Employers have begun to locate offices in mixed-use
developments that feature nearby places to live, dine, and shop, as op-
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posed to typical office developments that are separated from adjacent
land uses. For example, the Park Place development in Leawood has
attracted a number of notable key office tenants, including the AMC
headquarters and Tortoise Capital Advisors. Park Place has relied
upon office development to drive much of the initial success of the proj-
ect. Office space comprises all of the space above the ground level
retail that is present along Ash Street.

Mixed-use developments around the country have succeeded in at-
tracting office tenants in a similar fashion, by using the presence of
restaurants, convenience retail, and entertainment as a tool to attract
employers and, in turn, employees. National research has shown that
younger generations of workers, including the Millennials (also referred
to as Generation Y, and defined as Americans born from 1982 to 2004),
tend to prefer employers located near amenities and places to recre-
ate. Thus, the 135th Street area could attract a larger pool of office
development by creating centers or “nodes” of mixed-use development
along the study area. By creating developments that include a well-
crafted mixture of residential, office, and retail components, property
owners can use the mixed-use model to attract major office tenants to
the 135th Street study area.

Takeaways for Office:

* Given macroeconomic trends outlined above, the office market is
likely to grow slower than retail or residential over the near term
(next 5 to 10 years).

» The creation of well-planned mixed-use developments in nodes
along 135th Street would allow this part of Leawood to attract key
office tenants that could serve as anchors of development.

» The future planning for the study area should allow developers the
flexibility to integrate larger office uses within plans for well-devel-
oped mixed-use projects.
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Figure 3.3: Tortoise Capital office building

Residential

The local housing market has continued to recover over the last year,
with Overland Park and other Johnson County communities reporting
strong building permit activity for single-family homes as well as multi-
family projects (including apartment projects). Development activity
has continued to proceed on the outer fringes of Overland Park, to the
south, and in the Gardner area. Local brokers also report that interest
in infill projects such as Mission Farms and in existing and potential
projects closer to the heart of the metro area continues to increase.
While growth continues in suburban Johnson County, more people are
seeking access to local amenities such as the Country Club Plaza and
the Crossroads district.

Two main demographic trends are likely to drive the overall residential
market over the next two decades.

First, the aging Baby Boomer generation and a tendency among Emp-
ty Nesters to choose lower maintenance living options (such as town-
homes, patio homes, or even apartments) means that there will likely
be additional demand for these product types in Leawood over the
next twenty years.

Second, the young professional set, including Generation Y as well
as Generation X (defined as Americans born from 1965 to 1981), is
seeking to live near or in places that have a full range of amenities,
including places to work, shop, and play. Many people in Generation
X and Generation Y are choosing to live near downtown districts such
as the Crossroads district, in order to be near various urban amenities.
Those that choose to live in the suburbs tend to live near centers of
mixed-use activity (such as Park Place). This trend may translate into
a greater demand in Leawood for mixed-use development as well as
for apartments, townhomes, and other multi-family products serving
younger professionals.
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Takeaways for Residential Figure 3.4: Mission Farms residential and mixed-use
development, Leawood

* Given the aging and relatively affluent population present in John-
son County, the 135th Street area is a likely candidate for addition-
al residential development, including townhomes and apartments,
to serve the Empty Nester demographic groups. The area, given its
appeal, could attract Empty Nester buyers from throughout John-
son County and beyond the Kansas City metropolitan area.

+ Currently, demand exists for multi-family homes geared to younger
professionals who work on College Boulevard or in other Johnson
County employment centers. These units will need to include a full
range of amenities and be located near shopping, entertainment,
open space, recreation, and other features.

» The Kansas City market has demonstrated an inability to support
additional condominium development and sales. Therefore, the
most likely product types to move forward in the study area include
row homes, townhomes, villa homes, and apartments.
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Conclusions from Market Analysis I(=:ig|lured3.5: Example of mixed-use development in Denver,
olorado

The above information leads to the following conclusions that help to

guide the overall planning effort for the 135th Street Community Plan.

» Experience from Leawood and elsewhere suggests that well
planned mixed-use projects near 135th Street could attract a
number of key office tenants. The Park Place development has
attracted some higher profile office tenants such as AMC, and ex-
perience from around the country suggests that employers are in-
creasingly seeking out mixed-use environments for their offices to
entice highly desired employees.

* It may be possible to develop key mixed-use “nodes” along the cor-
ridor that could resemble Park Place in size and character. Park _- e
Place will contain around 1.2 million square feet of built out space s
(at full build out). These key nodal developments would more logi- M :
cally be developed near key intersections (such as near Mission
Road, State Line Road, or Chadwick). in

» While this market analysis discussion lays out the general frame- ’ ‘ ‘
work for future development in the 135th Street area, the possibility ’ ¢
remains that the study area could attract a large or unanticipat- . | /&
ed user. For example, Leawood could attract a mid-size or larger ,. ‘ - &
corporate headquarters to the area. Experience from around the |
country indicates that a project could successfully attract a sig- i g v
nificant office tenant by integrating office space into an adjacent - v ’ﬁ :
mixed use development. ’ = ) )

e

"

. — =
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Purpose of the Plan

This document serves as the base plan for future development in the
135th Street corridor. As a supplemental guide to the City of Leawood
Comprehensive Plan, this chapter outlines the opportunities for devel-
opment that could most successfully serve the community, environ-
ment, economics and arts and culture of the 135th Street community
that can be employed to inform future plans. This plan builds upon the
Comprehensive Plan by providing a kit of parts outlining additions to
and alterations of the existing Leawood Development Ordinance.

The strategies outlined in this chapter are designed to help the City
and the 135th Street community better communicate their vision to
property owners and developers in the area. These recommendations
are flexible and will be further developed through the completion of a
future Implementation Plan guided by the City of Leawood.
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Process

In a joint effort, the project team and city staff worked through a
series of neighborhood meetings to understand the community’s
vision for the 135th Street corridor.

Figure 4.1 to the right illustrates this process and provides an out-
line for the final recommendations of this effort.
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Figure 4.1: Design and Decision-Making Process
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Potential Street Network

A street network and complete street grid help to set the framework for
future development to take place in the 135th Street community. Ad-
ditionally a complete street grid will help the study area:

* Improve traffic flow

* Provide more marketable real estate at four-way intersection

* Improve connectivity between districts and destinations in the cor-
ridor

This potential street network builds connections to existing infrastruc-
ture while taking advantage of existing and potential destinations. By
providing a flexible hierarchy of streets, this network also optimizes ar-
eas with the greatest potential for creating unique, special places that
will serve the Leawood community into the future.

Speed limits not only affect drivers but can significantly impact the
feel and character of a neighborhood for pedestrians and bicyclists.
The speed limits defined in this diagram provide the corridor with a
transportation network that attempts to maximize multi-modal level of
service (MMLOS), create slower-paced areas for destination districts
and create safe conditions for all users of the 135th Street corridor.
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Figure 4.2: Vehicle Impact Speed vs. Potential Pedestrian Injury

Existing speed limit on 135th Street is 45 mpheesececececy

North/South arterial streets within the eeececcececee
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Speed

This diagram illustrates the importance of roadway speed limits.
Collisions between pedestrians and vehicles usually result in fatality
when cars are travelling above 34mph. Managing speeds in the
corridor is an important strategy to improve safety and walkability in
the community.
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Figure 4.3: Potential Street Grid and Speed Limits
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ment of various parcels within the corridor to ensure new develop-
ment plans include the implementation of a fair percentage of street
network infrastructure. That is to say, if simultaneous development
takes place on two adjacent parcels, each developer is responsible
for 50% of shared road building costs. The city can determine these
percentages based on a variety of factors including but not lim-
ited to: amount of street frontage; primary and secondary access
needs; traffic requirements as they respond to proposed densities.
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Street Character

Once city staff and the community voiced support for the potential
street network, the project team developed a series of alternative street
sections. A street section defines dimensions of elements that com-
pose a streetscape, such as travel lanes, sidewalks, and landscaped
areas. These dimensions respond to traffic needs and the potential
for pedestrian and bicycle amenities while helping to create a specific
atmosphere for all users along a street.

Alternatives for existing streets were presented to the community dur-
ing the first public meeting. After gathering feedback on these alterna-
tives, a second series of section options were created and presented
at the second public meeting (refer to Appendix B to review these
alternatives). The project team used all of this feedback to redefine
some existing streetscapes and create three Street Character options
for new and some existing roads in the 135th Street Corridor. The
location of these street types may change based on future needs and
development applications.
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LDO Recommendations

The elements of streetscape character will help distinguish dis-
tricts and bring identity to neighborhoods. The street sections
provided in this document present a unified character for the cor-
ridor but allow for flexibility in material and design to help the City
and developers work together to build unique and distinct places
in Leawood.

* Development plans should identify any proposed street char-
acter types and their associated elements.

* The implementation of particular street character elements,
which include but are not limited to: rain gardens, seating ame-
nities, bicycle facilities, can qualify development plans for den-
sity bonuses defined by the City.

Potential LDO Revisions

The existing development ordinance works to ensure that all build-
ings will have “street frontages” but the series of associated regula-
tions doesn’t clearly define what a street frontage is or should be.
The following points could be revised to help better explain this
term and further establish street character throughout the corridor:
16-1-6

Use the below definition to help explain what it means for buildings
to “front” upon a public street or approved private street.

16-2-9.2D1;3;4

Combine points D1, D3 and D4 into one comprehensive section to
help define what a building frontage is and should be. All buildings
shall be designed to create a strong physical relationship with their
adjacent streets by:

 Providing a clearly defined, highly visible entrance
+ Orienting the entrance toward the street-side of the building
» Connecting the entrance and the street with a sidewalk.
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Figure 4.4: Potential Street Character
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This diagram represents one potential option for street character. s Destination Street

The City should work with the community, property owners, and
developers to refine this diagram and create a street network that s Active Pedestrian Street
best responds to Leawood’s needs.

The following six pages outline a recommended kit of parts that will wm——=  Neighborhood Street
make each street character type unique, vibrant and important to the

quality of the 135th Street corridor.
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Destination Streets

Destination streets lay the foundation for activity centers in the cor-
ridor and in Leawood. These streetscapes have the highest quality
of design and material investment. They can have their own brand
within the community to promote the street and surrounding area as
a retail and shopping, entertainment, and/or dining district. As such,
signage and wayfinding elements bring this street to life by announc-
ing festivals, seasons, cultural events, or celebrations and reminding
visitors that they are in the 135th Street corridor in Leawood, Kansas.

Overhead tree canopy and softscape understory plantings work
throughout the seasons to give the street a visual rhythm and pro-
vide year-round interest through elements of structure, texture and
color. Other vertical elements that should balance the planting sys-
tem are street and pedestrian light fixtures. A destination street
is still vibrant and alive with people, music and activity at night.

Traffic moves at a relatively slow pace on a destination street. Drivers
travel cautiously amidst pedestrian activity and cars pulling in and out
of on-street parking spaces. These convenient parking stalls allow
travelers to pull over at a great restaurant or do some quick shopping
in the corridor. Window shoppers and groups of friends pass each
other easily on these wide sidewalks. At some locations these side-
walks are converted to outdoor cafes and sunny street-side bistros.
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Open, Active Storefronts

There is no better advertisement for a shop or restaurant than seeing
actual customers and merchandise. Maximizing storefront windows
and ensuring in-store visibility will encourage and welcome shoppers
and thereby boost activity on the street.

Intense Plantings

Shade is key to pedestrian comfort and the creation of destination
places. In addition to shade, understory plantings with a designed
raised structure and color palette that perform through all four sea-
sons will enhance the street and create a vibrant, aesthetically pleas-
ing streetscape throughout the year.

11°-6” Driving Lanes
Eleven and a half foot driving lanes create the best conditions for both
drivers and pedestrians on this active street.

9’ On-Street Parking

Destination Streets are the heart of the 135th Street nodes. Shopping,
dining and entertainment storefronts line these streets and promote a
24]7 active streetscape. To bring people to the street and district, these
streets include convenient, on-street parking.

Signage
Signage and wayfinding elements on a Destination Street help to
brand the district.

16’ Sidewalks

Of the three street character types identified, the Destination Street
has the highest quality sidewalk paving. Choosing durable, attractive
materials are essential to the design and continual success of this area.
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KIT OF PARTS
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Figure 4.5: Typical Street Section for Destination Street
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Active Pedestrian Streets

Active Pedestrian streets are the bones of the street grid. They serve
as the main thoroughfares for cars, bikes, people, and potentially transit
or bus riders. Because of this, these highly visible streets should repre-
sent the 135th Street community with quality materials and elements of
visual interest, but also be composed of highly durable and sustainable
materials that will withstand the high volume of activity into the future.

As their name would infer, active pedestrian streets are designed to be
highly conscious of people walking through the corridor. Wide side-
walks provide room for groups of walkers, strollers, or runners while
also allowing room for dining and retail establishments to generate
activity and maximize storefront visibility. Intersections with active
pedestrian streets provide highly visible crosswalks, pedestrian light-
timing, and Americans with Disabilities (ADA) accessible curb ramps.
Due to the potential for higher volumes of car traffic and faster traffic
speeds, active pedestrian streets may also be equipped with a planted
median. In crossing an active pedestrian street the median acts as
pedestrian refuge island for those crossing the four lanes of traffic on
these streets. Trees along these streets not only bring shade and aes-
thetic character to the corridor, but also act as a safety barrier between
moving cars and pedestrians.

These streets also serve bicyclists travelling in the local area. Creat-
ing bike lanes and providing signage that acknowledges bicyclists on
the road will help alert drivers to bicycle traffic in Leawood. Bike lane
and bike route signage goes a long way to provide safe passage for
bicyclists. This type of signage can also act as a wayfinding element
to bring new visitors to the area from nearby bike routes that exist north
and east of the study area.

The Active Pedestrian Street is a thoroughfare for all modes of trans-
portation but through careful selection of design elements and material
quality, these streets could also become the unifying ribbon that ties
the corridor together.
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Permeable materials allow water to penetrate the ground, reducing
stormwater runoff and associated costs.

Lane width is directly related to pedestrian safety. 11’-6” lanes are the
optimal width for this pedestrian-oriented street.

Leawood already enjoys the look and feel of planted medians in the
corridor. By repeating this element on new streets, the 135th Street
Community will continue to define its aesthetic. Additionally, medians
act as safety islands for crossing pedestrian.

In addition to their environmentally-friendly mode of travel, studies
have found that streets who accommodate bicyclists experience an
increase in retail and dining sales.

Rain gardens are a beautiful option for managing stormwater new de-
velopments and improving regional water quality.
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Figure 4.6: Typical Street Section for Active Pedestrian Street
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Neighborhood Streets

Neighborhood Streets are low-traffic, secondary passageways for
community members travelling on foot or in a car. The travel lanes on
these streets are wide enough to accommodate trucks that will need to
access neighborhoods and local businesses.

Primarily hosting residential building frontages, these streets create
a welcoming atmosphere for visitors and those living in the corridor.
Overhead tree canopies and ground-level lawns create comfortable
conditions for those travelling in the area and bring a “neighborhood
feel” to the street. The City will have the option to allow parking on
residential streets to serve these more intimate neighborhood spaces.
Neighborhood streets maintain Leawood’s aesthetic and add to the
sustainability of the development.
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In addition to collecting storm water, building-adjacent rain gardens
help collect water from other impervious surfaces, like roofs.

Trees on neighborhood streets provide great opportunities for shade.
They also act as a buffer between pedestrians and moving cars.

Neighborhood Streets can also act as service streets for trucks. The
extra half foot of lane gives those trucks a bit more room to maneuver
the corridor.

Pervious concrete is an affordable and easily implementable option
for creating “green” sidewalks on neighborhood streets. Water is al-
lowed to percolate into the ground, reducing runoff and its associated
pollutants.
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KIT OF PARTS

8’ Tree Lawn

12’ Travel Lanes

6’ Sidewalk
4’ Rain Garden Figure 4.7: Typical Street Section for Neighborhood Street
Rain Rain
garden Sjdewalk Landscape Travel Lane Travel Lane Landscape Sidewalk garden
4-0” 6-0” 8-0" 120 — 12907 8&-0" 6-0" 4-0”

Streetscapes | 35



Potential Revisions to Existing Streets Figure 4.8: 133" STREET

During the course of the public engagement process, community

members were presented a number of options for potential alterations EXISTING CONDITIONS
to existing streets. These alternatives were designed to fit within exist-
ing right-of-ways and respond to both existing and potential needs of = =
the street as development occurs in the corridor. Public preference for Tm_oo- L 12.00" qL 18.00' qL 18.00" } 14.00' qL 8_00-_#‘

each alternative was measured during a public meeting keypad poll- Path  Landscape  Travel Lane Travel Lane Landscape Sidewal
ing session and through an online survey. The preferred alternative for \ 80.00' ROW ‘
each street section is indicated.

The green box indicates the community’s vote for T
a preferred option during public polling sessions.
On 133rd Street, the public preferred the existing
conditions over proposed alternatives.

Alternative 1
Changes within the right-of-way could include reductions in lane width ! R
to improve pedestrian safety and accommodate on-street parking. |
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Alternative 2

By reducing lane widths and changing buffer sizes, this alternative in-
corporates a cycle-track on the north side of the street and on-street
parking on the south side.

.
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100" ROW
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Figure 4.9: 137™ STREET

EXISTING CONDITIONS

8.00' J’ 14.00' '\L 18.00' '\L 18.00' 4L 10.00' '\\' 12.00'
idewalk Landscape Travel Lane Travel Lane Landscape Path

‘ 80.00' ROW

Alternative 1

Changes within the right-of-way could include reductions in lane width
to improve pedestrian safety and accommodate on-street parking.

Alternative 2

By reducing lane widths and changing buffer sizes, this alternative in-
corporates a cycle-track on the north side of the street and on-street
parking on the south side.
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Figure 4.10: NALL AVENUE

The project team explored potential alternatives for the future design of Nall Avenue, a key north-south arte-

rial that intersects 135th Street and serves as the boundary between Leawood and Overland Park, south
of the corridor. Portions of Nall Avenue that lie north of 135th Street are within the City of Overland Park.
Any changes to the design and character of Nall Avenue would require coordination between the two cities.

Existing Conditions

Wide travel lanes, and a small sidewalk on the
south side limit the potential for activity on Nall Av-
enue

Alternative 1

Taking a few extra feet from the median and travel
feet, this alternative allows for bike lanes on both
sides of the street and can create sidewalks wide
enough to allow outdoor dining.

Alternative 2

Keeping the median width as it is, outside lanes
could be converted to sharrows, allowing shared
travel for drivers and bicyclists.
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*Note: The legal Right of Way of Nall Avenue is 120 feet. However, the street includes additional room
(in the form of a sidewalk easement) on the Leawood side. Therefore, the plan illustrates a 140 foot cross
section for Nall Avenue.
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Figure 4.11: ROE AVENUE

Existing Conditions

A A ) 26.00 L 1s00—k 26.00 Ll lesod A smaller median gives extra space within the right-of-way to ac-
Landscape Sidewalk Landscape  Travel Lanes Median Travel Lanes Landscape Sidewalk Landscape commodate bicyclists_
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Alternative 1
A smaller median gives extra space within the right-of-way to ac-
commodate bicyclists.
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mm Alternative 2

. Lane  Median Vet Lirey shummmms ok This alternative, compared to alternative 1, provides sharrows
) s i " ¥ and a wider sidewalk.
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Figure 4.12: MISS/ION ROAD

f?.OO‘J‘—B.OO‘ 4L 24.00' '\L 12.00' 4L 24.00' '\L 13.00'—»“-7.00'#

Sidewalk Landscape Travel Lanes Median Travel Lanes Landscape Sidewalk
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Wide travel lanes within the right-of-way present an opportunity to add
new amenities to Mission Road.

Alternative 1

Reducing lane widths and the median width gives bicyclists a lane on
the road.

Alternative 2

Removing the buffer zones to allow for large sidewalk and outdoor din-
ing opportunities.
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Figure 4.13: Multi-way Boulevard Examples in Paris, France
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Multi-way boulevards are particularly popular in European cities for
creating walkable spaces and great retail environments, while still
accommodating traffic.

135™ STREET
A Potential Multi-Way Boulevard

Classic multi-way boulevards have central travel lanes for relatively
fast-moving through-traffic bordered by tree-lined medians with walk-
ing paths. They have narrow one-way access roadways on each side
for slower traffic and parking, and finally, at the edges, tree lined side-
walks. The combination of the median, narrow access roadways, and
sidewalks create extended pedestrian realms, where movement is at
a slow pace.

In the 135th Street study area, a multi-way could potentially be devel-
oped on private property.

Benefits of a Multi-Way Boulevard

Provides a connected, high-quality pedestrian realm linking mul-
tiple properties.

Encourages walkers to park once and access more stores and
other land uses, thus reducing car trips on the faster moving center
lanes.

Enhanced pedestrian environments attract other possible building
uses including office, hotels, and even residential.

Because the parking lane is accessed at one point (at the begin-
ning of every block) rather than at every parcel, there are fewer
accesses interrupting the faster moving center lanes

Attractive boulevards build value for the municipality, increases liv-
ability, increases tax base per infrastructure, and becomes a des-
tination for visitors.
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Figure 4.14: Potential street section for a multi-way boulevard on 135th Street
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Figure 4.15: Potential traffic configuration for a multi-way boulevard on 135" Street
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LDO Recommendations: The Kit of Parts

The existing development ordinance offers developers and their as-
sociated projects a number of bonuses for the inclusion of elements
that exceed the minimum requirements. However, these helpful in-
gredients that encourage exceptional design and building are buried
throughout the document. Providing developers with a “Kit of Parts,”
or an easy-to-follow menu of elements and their associated bonuses
could expedite both the communication and application processes for
future development projects. The following is a list of potential ele-
ments recommended for inclusion in this kit:

Pedestrian Accommodations

Sidewalk Width

16-2-9.1 Performance Criteria-Public Sidewalks

The following represent minimum recommended widths per street
character type. These widths respond to the needs of each street type
and best management practices for pedestrian design.

* Neighborhood Street ............ 6’
» Active Pedestrian Street . ... ... .. 16’
» Destination Street . ... .......... 16’

16-2-9.2 E-5 Pedestrian/Bicycle Circulation

This ordinance requires that non-residential sidewalks be placed a
minimum of six feet from the facade of a building in order to provide
landscaping between buildings and sidewalk. This requirement limits
the possible activities that could take place on an active sidewalk or
Destination Street. The city should work with property owners and de-
velopers to determine the best placement of sidewalk facilities to cre-
ate active pedestrian environments while maintaining a distinct quality
of design throughout the corridor.

Sidewalk Material

In recent years there have been numerous advancements made to
paving material technology. Some of the latest advancements include
attractive options for porous pavement (concrete) and permeable pav-
ers. Porous pavement is a type of paving that can bear traffic loads but
has a high enough porosity and permeability to significantly influence
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hydrology, rooting habitat, and other environmental effects. Permeable
pavers consist of a layer of concrete (or other material) pavers sepa-
rated by joints which are filled with small stones. Water enters joints
between the solid pavers and flows through an open-graded base
back into the soil.

As development occurs in the 135th Street corridor, the amount of im-
pervious surfaces (which include elements such as pavements and
rooftops) will significantly increase. This increase impacts the quantity
and quality of surface runoff water. Surface runoff from dense devel-
opment of impervious areas can contribute to water pollution, flooding,
erosion, and loss of groundwater recharge.

Through bonuses and/or incentives, the City should work with develop-
ers to select and install permeable materials for sidewalks that meet
the U.S. Environmental Protection Agency (EPA) stormwater perfor-
mance criteria as a structural best management practice. In addition
to reducing the negative environmental impacts of development, use
of this material can help bring attention and possible marketing oppor-
tunities to new developments through the pursuit of LEED certification
and/or Sustainable SITES certification.

Crosswalk Features

To meet the City’s goals of creating a truly pedestrian-friendly environ-
ment, the following features represent some best practices for cross-
walk design and implementation that should be included in the creation
of new intersections:

16-2-9.2 E-4 Pedestrian/Bicycle Circulation

The current LDO recommends differentiating the pedestrian route
from the vehicular route at all intersections. This helps to protect pe-
destrians and gives clear signals to both pedestrians and drivers that
safe passage is preserved at these locations throughout the corridor.
The City should work with developers to ensure that crosswalk mate-
rial is either uniform or similar at all crosswalks throughout the corridor.
Uniformity and regularity in visual cues helps to reinforce the idea of
safe passage to drivers and pedestrians alike. Permeable materials
at crosswalks should be considered as best practices for stormwater
management in the area.
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Vision Impairment Accessibility. There are a number of ways to ensure
that those with vision impairments can access and use crosswalks in
the corridor:
* Detectable crosswalk warnings (truncated domes) at both ends of
a crosswalk
» Consider audible pedestrian signals to alert those who cannot see
a signal

ADA Compatible Curb Ramps Curb ramps should be placed to en-
able a person with a mobility disability to travel from a sidewalk on one
side of the street, over or through any curbs or traffic islands, to the
sidewalks on the other side of the street.

Pedestrian Push Buttons Well-marked, visible, and accessible to all
from a flat surface at crosswalk signals. Push buttons should be con-
sistent with recommendations from the U.S. Department of Transpor-
tation’s Designing Sidewalks and Trails for Access.

Crosswalk Timing The city should work to coordinate adequate cross-
ing times for each crosswalk. Target crossing speed for visually im-
paired and elderly is 2.5 feet per second.

Differentiated Crosswalks Crosswalk material should be visually dif-
ferentiated from driving lanes.

Pedestrian Refuge Island The island should be raised, and clearly
visible to traffic during day and night. Island width should be six feet at
a minimum.

Street Furniture

16-3-9-A-4.d Pedestrian Amenities

The existing LDO offers a 10% increase in applicable maximum FAR
for projects with substantial pedestrian amenities. Providing develop-
ers with a more comprehensive list of what these amenities could in-
clude will help developers and property owners better understand how
to achieve the City’s goals of creating excellent pedestrian-oriented
spaces, and acquire the potential bonus.

Seating is an important part of vibrant public spaces. It allows pedestri-
ans to rest, socialize, read and people-watch. The three street charac-
ter types (Destination, Active Pedestrian, and Neighborhood) represent
different levels of potential pedestrian activity. Urban design standards
recommend one linear foot of seating for every 21 linear feet of street
frontage. The recommended block size of 360 feet would require, at
a minimum, 17 feet of seating. In addition to traditional benches, the
City should work with developers and designers to produce creative
seating opportunities, such as seat walls, multi-functional art pieces
and raised planters.

Like seating, locations and amenities that allow for outdoor dining pro-
vide excellent opportunities for community members to meet, greet,
and eat. While wider sidewalks will allow restaurants to pursue expand-
ing their space with outdoor dining options, developers and property
owners could work with the City to create outdoor dining spaces in key
locations or plaza spaces throughout the corridor. Either temporary
or permanent outdoor dining amenities can create inviting and active
spaces for community gathering and social interaction in the area.

Shade also plays a key role in human comfort and pedestrian activity in
urban environments. Street trees will be the main element to produce
shade for pedestrians, but other opportunities for shade structures, art
pieces and building amenities should be pursued to create the best
possible pedestrian experience for the community.

Street Trees

16-4-7.3 Landscaping Requirements — Other Districts
Regulations require developers to install street trees. Developers and
cities could work together to select optimal tree species for develop-
ment that responds positively to surrounding species and meets cur-
rent city regulations for size and shade.

16-4-7.4 Installation and Maintenance of Landscaping and
Screening

New technologies in tree installation and design help to protect trees,
can extend their life cycle and significantly reduce the impacts of side-
walk upheaval. In urban environments, tree soil volume is most com-
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monly the deciding factor of street tree health. The recommendation
of the design team is that all street trees be planted with a 1000 cubic
feet of soil. Soil that may be counted in this calculation includes un-
compacted soil with an organic matter percentage of at least three
percent. There are several methods for achieving this goal.

In areas where flush walking surfaces must be maintained , the design
team recommends several methods including suspended pavers and
underground drainage cells. Suspended pavement utilizes a structural
sound steal frame that is anchored to slabs and supports the above
pavers while leaving the soil below untouched. This system is used
for newly planted trees and can come in various sizes to fit neces-
sary requirements. These systems can be coupled together to provide
a continuous soil trench between street trees allowing trees to share
soil. They can support both concrete and pavers and the full load of
cars and trucks. These systems can be used in tight areas where the
surface material is irregular. For best results these systems should be
used in conjunction with proper subsurface drainage and permeable
pavers to allow for air and water flow between the soil and the atmo-
sphere.

Lighting

16-2-9.2B Non-Residential Uses: Lighting

While the existing lighting guidelines described in the LDO do set stan-
dards for the lighting of parking lots and building entries, there are a
number of other lighting areas and elements that should be considered
in the design and development of urban spaces. Setting some mini-
mum standards for lighting along the 135th Street corridor will allow
development in the area to meet the following goals:

* Promote Safety “More light” is not necessarily “better.” Unsafe
glare reduces the effect of lighting, contributing to accidents and
hindering visibility.

* Reduce Costs Following professionally recommended light lev-
els to provide adequate illumination and efficient luminaires will be
more cost-effective and reduce energy usage.

* Conserve Natural Resources Inappropriate or excessive lighting
wastes energy sources and pollutes the air and water by unneces-
sarily burning fossil fuels.
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* Build Community’s Character by defining a lighting fixture pal-
ette, while reducing “Skyglow,” Leawood’s ability to see a dark,
star-filled sky should be preserved and protected. Stray and ex-
cessive lighting contributes to light pollution, clutter and unnatural
“sky glow.”

The design team recommends the use of Light-emitting diode (LED)
luminaires. The following table provides standards for lamp type, uni-
form ratio and average footcandle to safely and responsibly light the
corridor:

Table 4.1: Lighting standards by area type

Lamp Type Uniform Ratio Footcandle
Light-emitting diode 4:1 1.0 Average
Light-emitting diode 4:1 2.0 Average
Light-emitting diode 4:1 3.0 Min/5.0 Max
Light-emitting diode N/a 5.0 Average

Light-emitting diode N/A 2.0 Min/5.0 Max

Bike Accommodations

The City of Leawood is currently engaged in a process to produce the
Leawood Bicycle and Pedestrian Master Plan. In order to realize this
plan within the corridor, the City should work with property owners and
developers to install bike amenities that will make this plan a reality. To
encourage these entities to take on bike amenities, the City may offer
density bonuses or similar compensation.

On-Street Bike Lane

Bike lanes are a portion of the roadway which has been designated by
striping, signing, and pavement markings for the preferential or exclu-
sive use by bicyclists. Bike lanes help make both bicyclists and motor-
ists aware of each other and provide safer conditions for both users of
the roadway.

Minimum width of bike lanes in the corridor (as recommended by the
American Association of State Highway and Transportation Officials
(AASHTO) is five feet. The design team recommends a six foot bike
lane which includes the six inch paint stripe separating the bike lane
from the car lane.
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Sharrows

In some cases a sharrow, or shared roadway bicycle marking, may
be the appropriate choice to accommodate bicyclists in the corridor.
A sharrow marking designates a lane within the roadway as a shared
route for both vehicles and cars. Sharrows are most commonly used
on bicycle routes in travel lanes whose right-of-way is too narrow to
accommodate both a travel and bicycle lane, or along roads with adja-
cent to on-street parallel parking.

Bicycle Parking

In order to welcome bicyclists and bicycle activity into the corridor, suf-
ficient bike parking must be provided along community streets. The
City may work with developers and designers to select and install bike
parking accommodations.

Design guidelines recommend two bike racks for every 2,000 feet of
plaza space. Studies have found that the most accommodating bicy-
cle racks are inverted “U” racks, or variations of this form. \Wave racks
have been found to limit parking capacity. Inverted “U” rack elements
mounted in a row should be placed on 30 inch centers.

In some scenarios, potentially a plaza or park space, a bicycle “parking
lot” may be appropriate. A bicycle parking lot is an area where more
than one rack is installed. Aisles separate the racks. An aisle is mea-
sured from tip to tip of bike tires across the space between racks. The
minimum separation between aisles should be 48 inches. This
provides enough space for one person to walk one bike. Seventy-
two inches (six feet) of depth should be allowed for each row
of parked bicycles (conventional bikes upright bicycles are just
less than 72 inches long).

Bike parking location

The location of a rack area in relationship to the building it serves is
very important. The best location for a rack area is immediately
adjacent to the entrance it serves. Racks should not be placed so
that they block the entrance or inhibit pedestrian flow in or out of the
building. Racks that are far from the entrance, hard to find, or per-
ceived to be vulnerable to vandalism will not be used by most cyclists.

The rack area should be located along a major building approach line
and clearly visible from the approach. The rack area should be no
more than a 30-second walk (120 feet) from the entrance it serves and
should preferably be within 50 feet.

Bicycle Sharing Programs

A bicycle sharing program is community service in which bicycles are
made available for shared use to individuals on a short-term basis.
Parking stations are located throughout a city and allow people to trav-
el from one destination to the next, without the worry of parking, own-
ership, or maintenance. There are examples around the world of bike-
sharing programs that Leawood could potentially model in the 135th
Street corridor. Some programs are organized by local community
groups or non-profits and others have formed through public-private
partnerships.

The Multi-way: 135th Street
During the planning process, the design team has worked with staff to
create a multi-way boulevard option for developers and property own-
ers as new projects develop along 135th Street. To peak the interest of
developers, the multi-way option should present the following benefits:
« Street frontage for projects located along the multi-way is activated
by slower moving traffic and a comfortable pedestrian realm.
» Easy-in, easy-out “teaser” parking located along the multi-way
frontage road provides more sales opportunities for retailers and
restaurateurs located along the multi-way.

Development bonuses should be made available to developers for the
installation of multi-way elements along an entire block. Throughout
the design process of the multi-way, design discussions should be
sure to include traffic engineers, civil engineers, landscape architects,
and public works representatives to insure the successful design and
implementation of the boulevard. Some components to discuss will
include:

Additional median/buffer

A planted median will separate the high speed travel lanes located in
the center of 135th Street from the local, slower speed frontage lane
and parking. Derived from studies of the existing right-of-way, a desire
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to create a separated pedestrian realm, and the provision of adequate
soil volumes for tree planting, the design team recommends an eight
foot planted median.

On-Street “Teaser” Parking

The on-street parking is an essential element to the success of this
multi-way. The design team recommends angled on-street parking, for
easy-in, easy-out access. The recommended dimensions are 45 de-
gree angles, nine foot space width and a 20 foot space depth.

Gathering Spaces

16-3-9-A-4

The existing LDO offers a ten percent increase in applicable maximum
FAR for projects with substantial pedestrian amenities. Providing de-
velopers with a more comprehensive list of what these amenities could
include will help developers and property owners better understand
how to achieve the city’s goals of creating excellent pedestrian-orient-
ed spaces, and acquire the potential bonus. Article 16-2-9-2F outlines
some guidelines for plaza spaces. Listed here are other gathering
spaces that should be provided to developers as options.

Pocket Park

Pocket parks are small park-like spaces that invite pedestrians to
pause, and give urban dwellers a respite from the indoors. Seating ar-
eas and enhanced plantings can help give corridor pocket parks their
own character. These features could enhance new streetscapes and
contribute to the area’s developing identity.

Flexible/Festival Street

Festival streets give neighborhoods the opportunity to host tailgates,
art fairs, food festivals and other large events to promote the city and
celebrate its culture. A festival street expands the pedestrian environ-
ment into the street on event days, providing space for retailers, food
trucks, tailgates, musicians and vendors. A festival street can attract
pedestrians from all over the region and make the 135th Street Cor-
ridor stands out as a destination in Leawood. The wide variety of pos-
sible flexible events can also give corridor retailers exposure to new
clientele.

48 | Streetscapes

Outdoor Farmers Market

Designating space for an outdoor farmer’s market has proven to be a
great city amenity for developing community relationships, building ac-
tivity on streets and in neighborhoods, and boosting local businesses.

Mobile Food Vending Space

Food Trucks and Carts (Mobile Food Vending) can be a vital part of
more successful streetscapes. They offer seasonally changing attrac-
tions for daytime use by office workers and nighttime use by nightlife
patrons. They also encourage local entrepreneurship by offering an
avenue for budding chefs to build up a food and beverage business
without the high expense of opening a restaurant. Many U.S. cities, like
Cincinnati, Chicago and Denver, now offer programs to permit these
small business owners with regulated licenses. Food trucks could rep-
resent a great asset for gathering spaces like Gezer Park. They also
have the potential to create mutually beneficial relationships with local
bars and other night-life venues.

Public Art

The Leawood Arts Council (LAC) supported enhancements to Gezer
Park within the plan area. Coordination with the Art in Public Places
Initiative (APPI) and the Leawood Arts Council for the private installa-
tion of future public art should be pursued by developers.

Signage and Wayfinding

The City of Leawood has a comprehensive set of Permanent Signage
Development Guidelines to insure the aesthetic quality and character
of corridor neighborhoods. The missing element of the City’s signage
program is Wayfinding. Wayfinding is a series of elements, which can
include but are not limited to: signage, art works, or natural features in
the landscape, that improve and help to promote visitor experiences
by providing essential information needed to navigate an area. A Way-
finding program for the corridor would be an excellent addition to help
brand and promote the area into the future.
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The Transect

The project team worked with city staff and community input to de-
velop a transect. The transect is a framework that identifies a range
of potential zones. Each zone designates possible densities, building
heights, setbacks, and build-to lines that could be permitted in an area.
The transect will shape the look and feel of the corridor without limiting
property owner, developer, or community choices for the future of the
area.

In the 135th Street community, the transect uses the previously defined
street grid to set the pace for each zone. The most intense develop-
ment is focused along the spine of the corridor: 135th Street. This high
density zone is labeled T6: Development Core Zone. Development oc-
curring adjacent to the Development Core, surrounding 134th Street
on the north and 136th Street on the south is called T5: Development
Center Zone. Continuing further from 135th Street, the adjacent zone
is T4: General Development Zone. These areas generally lie south of
133rd Street and north of 137th Street.

Under this model, existing development north of 133rd Street and
South of 137th Street would be known as a T3: Residential zone. Resi-
dential zones in general are low density and have maximum building
heights up to 35 feet. What the transect provides for these areas is a
gradual transition from single-family residential neighborhoods to the
livelier, multi-use development that could happen along 135th Street.

Shaping Development

The transect defined by this plan collaborates with the street character
plan to provide the most optimal conditions for interesting, attractive,
and sustainable development. To successfully guide the best kind of
projects in the corridor and create walkable, pedestrian-scaled envi-
ronments, defining densities, building heights, setbacks, and build-to
lines are essential.
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Residential Density

Residential density is the number of dwelling units per acre before any
adjustments for Transfer of Development Rights (TDR) or other func-
tions. TDR is a method of relocating existing zoning rights from areas
to be used for open space or other pedestrian amenities to areas that
will be more densely developed.

Building Heights

The ratio of building height to street width is important for creating
visual enclosure and intimate experiences for pedestrians. Successful
enclosure occurs when buildings on a street occupy most of a pedes-
trian’s cone of vision. This experiences can create a kind of “outdoor
room” for the pedestrian. The ratio of building height to street width
should not exceed 1:3.

Setbacks

A setback is the distance from the property line to the face of a building
that is maintained clear of permanent structures. These distances can
also contribute to the feeling of enclosure but additionally dictate the
amount of space in the pedestrian realm.

Build-To Lines

Build-to lines specify where along a street the front edge of a building
should rest. These lines provide a method of creating visually inter-
esting streetscapes by arranging a continuous line of storefronts and
building entrances along a sidewalk.

135" STREET COMMUNITY PLAN | Leawood, Kansas



Figure 5.1: 135th Street Community Plan Transect Zones
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Figure 5.2: 135" Street Community Plan Transect Model
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LDO Recommendations:
Transect Zones

Developing responsible and successful densities in the corridor is key
to the corridor’s future and the integration of new properties with exist-
ing neighborhoods. Including language to guide developers in planning
for transitional densities and development will benefit both the corridor
and the City of Leawood.

The City should work towards establishing a system for the gradual
Transition of Development Rights (TDR). A TDR system would be
administered by the City for the purpose of transferring development
rights from open space and other amenitized areas to areas for devel-
opment.

T4 General Development Zone

This zone consists of a mixed-use but primarily residential urban fab-
ric. It may have a wide range of building types such as rowhomes,
townhouses, condominiums, and small apartment buildings sprinkled
with ground-floor commercial activity. Typical building heights in this
zone are two to three stories to buffer existing residential from taller
buildings in the denser, adjacent zone. Building frontages are a mix of
landscaping, porches, dooryards, and commercial storefronts.

Suggested Residential Density
12 du (dwelling units) per acre

Building Height Range
24ft minimum - 42ft maximum

Frontyard Setback
6ft minimum - 20ft maximum

Backyard Setback
12ft minimum from property line.
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Other considerations

* Units could have direct access to a semi-private backyard or
shared courtyard.

» The provision of private parking spaces would help entice families
and older residents to living in these homes.

» Appropriate commercial tenants or buildings would include cafes,
coffee shops, corner convenience stores, wine shops, delis, gen-
eral stores, salons, dry cleaners, and other small-scale options
convenient to near-by residents.

T5 Development Center Zone

The Development Center Zone is composed of higher density mixed-
use buildings that accommodate retail, offices, condominiums and
apartments. Buildings are set close to the sidewalks to create an inti-
mate streetscape atmosphere. Typical building heights are three to five
stories high. These zones have substantial pedestrian activity so build-
ing frontages support their interests and curiosities with storefronts,
galleries, high-quality dooryards and residential stoops. This zone is
a transition from the General Development Zone to the Development
Core Zone and will therefore have characteristics from both.

Suggested Residential Density
24 du per acre

Building Height Range
24ft minimum — 72ft maximum

Frontyard Setback
18ft maximum

Backyard Setback
3ft minimum from property line

Build-to Line
18ft from property line.
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Other considerations

» Pedestrian activity will play a key role in the success of this zone.
As such, it will be important to provide ground-floor tenants that will
interest these patrons. Offices are more appropriately placed on
the second floor of these developments.

* Developments in this zone present an opportunity for Shared-
Parking (refer to page 62).

» Rooftop gardens, restaurants or event space are appropriate for
this zone as it creates visual interest for taller buildings in the ad-
jacent urban core zone and brings additional activity to this more
vibrant district.

T6 Development Core Zone

The Development Core Zone has the highest density and building
heights in the corridor. This zone also carries the greatest variety of
land uses and project types with medium to high-density mixed-use
buildings, entertainment and dining, and office. This zone may also
be appropriate for future civic or cultural institutions. Attached build-
ings in this zone form a continuous street-front of storefronts, galleries,
forecourts, and dooryards. Buildings in this zone are a minimum of
four stories and can reach heights of eight stories. This zone should
prepare for the highest level of traffic, a need for parking, and possible
transit opportunities.

Suggested Residential Density
96 du per acre

Building Height Range
48ft minimum — 115ft maximum

Frontyard Setback
16ft maximum

Backyard Setback
6ft maximum from property line

Build-to Line
14ft from property line.

Other considerations
« Strategic planning for parking will help make this zone successful.
Consider parking structures and underground parking as opposed
to surface parking to maximize developable area and reduce sur-
face parking.
» This zone is a great area for urban plazas and festival streets.

T1 Natural Zone

The Natural Zone is composed of lands approximating or reverting to
their natural condition, including lands unsuitable for development due
to topography, hydrology, or vegetation. This zone identifies opportu-
nities for greenways and potential trail systems.

Trails could be permeable, suitable for hiking, running and biking or
could be paved and more suitable for strollers and wheelchairs. Trails
should have appropriate signage. This system could include educa-
tional components and/or art elements so long as these features do
not disturb wildlife habitats or native species.
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The Nodal Model

The key to success for development in the 135th Street corridor will be
the strategic build-up of Destination streets and T5 and T6 Zones into
“nodes” located throughout the corridor. These nodes will be areas of
high activity, and serve as neighborhood hubs for community desti-
nations, retail, dining, and entertainment while also providing space
for office and residential. Each node will likely have its own unique
feel and atmosphere, but the overall character and aesthetic quality of
these places should reflect the caliber of design the rest of the corridor
sets as a standard.

The market study has shown that this area is likely to support multiple
nodes in the next twenty years. The City should prepare to play a sig-
nificant role in the shaping of development of these nodes. For the suc-
cess of both a node and the corridor as a whole, the city should work
with property owners and developers to determine the most optimal
locations for these places. Concentration of development, resources,
and activity to realize each unique district from start to finish will put
Leawood in the best position for creating destination districts.
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Figure 5.3: The Nodal Model

* The location of the nodal model is flexible within the corridor. The precise location of
each node may vary based on the actions of the marketplace and in response to evolving

development efforts.

ROESA

o Access is Key

This approach helps direct a
development by identifying locations
for intense development that

can be accessed by all modes of
transportation in the future.

Nodes are built surrounding the
intersection of two “Destination
Streets.” These streets are

highly accessible by all modes of
transportation, provide on-street
parking for drivers, are adjacent to
local bike and transit routes, and
provide wide, highly amenitized
sidewalks for pedestrians.

=)

9 Retail Follows Retail

By concentrating development

(and density) in nodes (rather than
dispersed project by project across
the corridor) we increase the odds of
success.

Each node in the 135th Street
community should be a mixed-use
district with a focus on retail, dining
and entertainment. These types

of uses build activity in the nodes,
spurring interest in these areas as
places to live and stimulating adjacent
developments.

9 Walkability Drives Successs

By clustering retail in key locations
(at or near major intersections) we
can create “park once” districts where
someone can easily reach a wide
variety of services.

Nodes are well-lit districts with high-
quality landscaping, significant tree
canopy, wide sidewalks, and plenty of
seating areas for pedestrians to meet,
rest, or watch the action take place in
the community. The clustering of retail,
entertainment, and dining in these
areas creates a variety of options for
residents and visitors to engage in
activity.

o Only Park Once

Providing a worry-free environment

for visitors is important to the success
of the node. The strategic placement
of parking allows people to park once
and spend the rest of their time walking
around the node and activating the
district.

s

/n \
1 \

The nodal model provides options for
both parking structures and on-street
parking to allow visitors to park once
and enjoy their day in the district. By
placing parking structures in and near
the central core of the development,
their efficiency will be maximized.

e Form Pleases the Eye

At the end of the day, a better urban
form creates aesthetically pleasing
areas within the community. Gradual
transitions from a variety of building
heights and well-defined streetscapes
provide that form.
-
7’ ~

A gradual transition of building heights,
high-quality materials and landscape,
and tree-lined streets combine to
create a visually pleasing and engaging
environment for drivers, bikers, transit
riders and pedestrians in the district.
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Future Transit Possibilities

In addition to creating concentrated, unique places, the nodal model of
development also sets Leawood up to be “transit ready.” Should the
BRT (Bus and Rapid Transit) or LRT (Light Rail Transit) find its way to
the 135th Street corridor in the future, nodal development creates an
excellent scenario for adding transportation routes and walkable tran-
sit stops.

The design team has developed three potential scenarios for future
transit routes. Potential Route A imagines a new route coming down
from State Line Road and travelling through the corridor along 134th
Street, then up Nall Avenue. This route brings direct access to and
from the 135th Street corridor from the north. Potential Route B could
be the 135th Street Express route; possibly connecting with Route 556
(refer to Figure 6.14 on page 82) at Metcalf avenue to link activity in the
nearby Prairiefire development with new districts along 135th Street.
Another potential transportation option for Route B could include a
shuttle that travels east and west along 135th to serve the new resi-
dential, retail, and office areas along the corridor. Potential Route C
provides a transit option along the south side of 135th Street, connect-
ing the Palazzo 16 Park and Ride at 135th Street and Antioch, with
potential developments along 135th Street and up State Line Road.

As density and activity grows along 135th Street, the city should work
with both Johnson County and the Kansas Department of Transporta-
tion to determine the best scenarios to serve both the corridor and
surrounding areas.
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Figure 5.4: Relationship between density and transit needs

A 30 housing / acre gy
50 emp. [ acre §

5 housing / acre
15 emp. / acre

Density

TranSIt Light Rail Rapid Commuter | Bus Rapid Frequent
Charactenstlcs Streetcar Rail Transit Bus
The need for transit types is directly related to the density of areas
they will serve. Higher densities require faster transit with higher

capacities for passengers. These types of transit also come with
significant infrastructural needs.
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Figure 5.5: Potential Transit Routes
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Preserving Open Space

Throughout the community engagement process, the community has
voiced a desire for more open space in the corridor. The design team
worked with the City to determine the best possible locations for the
preservation and potential enhancement of open spaces. Existing
woodland corridors on the site provide developers great opportunities
to create public amenities through the enhancement of green spaces.

Connecting Greenspaces

There are three parks in the City of Leawood that are within a mile of
the 135th Street community: Gezer Park, Tomahawk Creek, and Iron-
woods Park. Coordinating with ongoing efforts to complete the City of
Leawood Bike and Pedestrian Master Plan, the design team has iden-
tified a number of potential routes where the provision of bike facilities
could be considered in the future.

Future trails and open space should be planned with the City’s Parks
& Recreation Plan in mind.
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Figure 5.6: Gezer Park

135" STREET COMMUNITY PLAN | Leawood, Kansas



Figure 5.7: Connecting Open Space, Bicycle, and Pedestrian Routes
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Parking in the Corridor

Parking is a key element in the success of development and the cre-
ation of new districts. Creating the optimal parking ratio ensures that
parking is available to those who will need and use it, but prevents the
creation of an oversupply. An oversupply of parking can result in loss
of building area and can have negative impacts of stormwater drain-
age.

To provide property owners and developers with optimal ratios and
high-quality, mixed-use development, the design team recommends
a Shared Parking Model for Zones T4, T5, and T6 of the 135th Street
study area. Shared parking is the use of a parking space to serve two
or more individual building uses without conflict or encroachment. In
a mixed-use development, building uses and their associated parking
often require different amounts of space, at different times of day, dur-
ing different seasons of the year. By adjusting each building’s required
parking to account for a shared parking model, the development can
provide the optimal amount of effective parking.

Required Parking Ratios

Building Type Ratio
Residential . . . . .. 2 spaces per dwelling unit
Commercial . . . .. 3 to 3.5 spaces per 1,000sf of lease space
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LDO Recommendations

16-4-5.4

The existing LDO sets parking ratio requirements for each zone within
the city code. As development in the 135th Street corridor moves to-
wards transect-based planning, new developments will use the MXD
ratios and requirements outlined in sections 16-4-5.4, A through E, as
base numbers for required parking. It is recommended to employ the
ULI/ICSC Shared Parking (2005) model, following ITE Parking Gen-
eration Report land use codes.

ULI/ICSC Shared Parking Methodology (2005)

Designers, developers, and property owners should employ the follow-
ing seven steps to determine the number of parking spaces required
for new developments in the 135th Street corridor.

Step 1: Gather and review project data

» Determine the type and quantity of each land use.

» Survey existing conditions, local users, and facilities as appropri-
ate.

* Research the modal split, ride-sharing programs, transit availabil-
ity, and transportation demand management practices in the proj-
ect’s environment.

* Understand the physical relationships of the land uses.

» Discuss parking management strategies with all stakeholders, to
ensure that shared parking can occur as assumed.

Step 2: Determine parking ratios

Select parking ratios for each significant land use within a development
to represent what each of those land uses would need to accommo-
date the 85th percentile of peak accumulation of vehicles at the peak
hour. The existing LDO outlines a number of ratios for potential land
uses in the corridor in section 16-4-5.4B. Land uses not made explicit
in this section, should follow ratios listed in ITE Parking Generation,
4th Edition (2010) or existing parking demand numbers may be used.

Step 3: Select factors and analyze differences in activity
patterns
* Monthly activity patterns
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» Time-of-Day patterns
Recommended default monthly and time-of-day adjustment factors for
the accumulation of vehicles and separated parking ratios for weekend
and weekday conditions can be found in the recommended ULI/ICSC
Shared Parking (2005) book.

Step 4: Develop scenarios for critical parking need period
To identify the peak hour, several scenarios should be developed for
modeling parking needs.
» Consider the demand that each land use would generate in a
stand-alone mode.
» Determine times of year and days that could potentially experience
a peak in need
» Test several times of day for each scenario

Step 5: Adjust ratios for modal split and persons per car
Parking ratios provided by the City should reflect local modal splits for
land use types. To make any additional mode adjustments, the city
should guide developers and property owners to any local surveys of
similar properties or land use types to determine modal split and num-
ber of persons per car.

Step 6: Apply non-captive adjustments

In this step, the developer, designer, or property owner should evaluate
what percentage of the users at one land use are already counted as
being parked for another land use during a certain time of day. This al-
lows for an evaluation of the non-captive ratio, or the potential number
of people who are not already present in the immediate vicinity and will
require parking.

Step 7: Calculate required parking spaces for each
scenario

Total the parking needs for each land use to estimate the overall shared
parking need.

Step 8: Submit a comprehensive parking plan
Proposed developments will submit a comprehensive parking plan that
assures the success of shared parking scenarios.

Figure 5.8: Parking Layout Options

Interior Parking: Buildings front onto streets

s

Structured Parking: Highly Recommended
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Pedestrian Accomodations in Parking Lots

Parking in lots in and around the corridor should not only be efficient,
but also accomodating for pedestrians living, shopping, and dining in
the area. The following elements should supplement Section 16-4-5.3
Design Standards.

Pedestrian Walkways Highly visible, marked walkways should identify
safe passage routes for pedestrians circulating through a parking area.
Pedestrian walkways shall be free of barriers to persons with disabili-
ties. Where the pedestrian walkway crosses vehicle travel lanes, the
surface shall consist of textured or stamped paving to clearly desig-
nate pedestrian priority.

Lighting Corridor parking lots should be sufficiently lit to support pedes-

trian comfort and create a safe conditions for parked cars and passen-
gers. Refer to page 46 for lighting recommendations and standards.
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EXISTING CONDITIONS

The existing conditions within this chapter
were collected from June to August 2013. The
summaries provided reflect the existing data
provided by the City of Leawood and original
data collected by the consultant team com-
prised of Design Workshop, Nelson Nygaard,
(KENNETH . Burns and McDonnell, and Shockey Consult-

ing.

Intersection at 135th Street and Kenneth Parkway




Context

135th Street is classified as an arterial road and runs in an east to west
direction connecting residents and visitors to Overland Park to the
west and Kansas City, Missouri to the east. The six-lane thoroughfare
contains a large, sparsely planted median. The majority of current de-
velopment is located between Nall and Roe Avenues and at the north-
east corner of the Mission Road intersection. The remaining parcels
in the corridor are either vacant or are currently used for agriculture.

The area is ripe for development but is in need of new and improved
road infrastructure, community gathering spaces, and identity to help
create great, walkable, mixed-use districts in this community.

Existing Land Use

» 83% of the existing land is currently vacant or used for agricultural
practices.

* 13.3% of the community’s land is occupied by private institutions,
or places of worship. Churches serve as centers of communica-
tion and gathering for communities all over the country. Supporting
these spaces in the corridor will help to foster community engage-
ment and build identity for 135th Street.

* 47% is used for retail areas. Compared to other corridors in the
area, the existing retail in the area is relatively limited. However,
market projections, developer, City interests, and surrounding de-
mand will dictate possibilities for future retail.

» Tuscany Reserve Village, a residential development, will make up
1% of the community’s land area.

* While at the time of this study, this development was not yet com-
plete, the residential community, named Milano, will occupy 4% of
the land area within the project site.
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Figure 6.3: Existing land use
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Existing Zoning

The existing zoning allows for and indicates possible development op-
portunities for the corridor’s future. The Leawood Development Ordi-
nance provides specific guidelines for development character, building
height, and setbacks that define the shape and feel of the corridor.
While defining these elements is useful and can benefit the overall
identity of the community, the missing piece to connect zoning regula-
tions and the development ordinance is an element that guides the
community’s desired transition from residential areas north and south
of the corridor, to the potentially higher-density mixed-used areas
along 135th Street.
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Figure 6.4 Footnotes

*sf/du is a reference to square feet per dwelling unit. This
describes the area of a unit in a multi-family residential
development.

** These numbers are without FAR bonusing. Maximum
of 0.45 with bonuses, unless approved by 3/4 majority of
Governing Body

*** Height is based on Zoning District

135" STREET COMMUNITY PLAN | Leawood, Kansas



LELEG V.
5 - oy
'»l -

72
LN ) |
7% Covenant

Chapel

Evangelical

Parkway.
Rlaza
Center.

p—— i

=Pointe:

Cornerstone
offl*eawood

Plaza } |

i
M37:-Street

AG: SD-O: SD-CR: : RP-2:

Agricultural Planned Office Planned General o Mixed-Use Devel- Cluster Detached| Cluster Attached
District District Retail opment District Residential Residential

MINIMUM

ARER QI 40 acres 10 acres 10 acres 10 acres 10 acres 6,000 sf/du* 6,000sf/du 4,000sf/du N/A
DEVELOPMENT

il 35 feet 90 feet 50 feet 40 feet 90 feet 35 feet 40 feet 35 feet N/A

FAR
(Floor 0.25 Max 0.25 Max 0.20 Max 0.25 Max

Area Ratio)**

Current Regulations

PERCENTAGE
OF STUDY 18.4% 6.2% 22.6% 4.5% 9.0% 0.4% 1.8% 5.2% 13.3%
AREA

Existing Conditions | 69



Accommodations for Multi-Modal
Transportation

Functions and Characteristics of Existing Roadways

135th Street

135th Street is a six-lane divided arterial, with access points located
at roughly quarter mile intervals. The right-of-way is approximately 170
feet wide and includes a 40 foot median. For most of the length of the
135th Street corridor, the street accommodates three through travel
lanes in each direction. However, this alignment narrows to two lanes
in each direction east of Roe Avenue. The speed limit along the street
is posted at 45 miles per hour.

Within the boundaries of Leawood, 135th Street has major signalized
intersections at Nall Avenue, Briar Street, Roe Avenue, Mission Road,
Pawnee Lane, Kenneth Road, Fontana Street, and State Line Road.
Un-signalized intersections on 135th Street are at Birch, Linden, and
Chadwick Streets. The three through travel lanes in each direction are
augmented with dedicated left and right turning lanes approaching ma-
jor intersections. Along the corridor, lanes are approximately 13 feet
wide.

The presence of sidewalks on 135th Street is intermittent and varies
throughout most of the corridor. Discontinuous sidewalks exist near
the Lord of Life Lutheran Church and Mission Bank at the intersection
of Chadwick and 135th Street. Sidewalks on 135th Street are generally
set back from the roadways anywhere from five to 20 feet with land-
scaped buffers. There are no specific bicycle facilities on 135th Street.

Future plans for 135th Street include construction of a third lane in
each direction based on development on adjacent parcels. Addition-
ally, sidewalks and their connections will be constructed with future de-
velopment along 135th Street. Bicycle access will be provided per the
Leawood Bicycle & Pedestrian Master Plan.
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133rd Street

133rd Street is an arterial road that runs east to west from Tomahawk
Creek to State Line Road, where the road then changes to 131st Street
east of State Line Road in Kansas City, Missouri. The roadway has
one through lane in each direction with dedicated left and right turning
lanes at major signalized intersections including Nall Avenue, Roe Av-
enue, Mission Road, and State Line Road. Un-signalized “T” intersec-
tions occur at a number of site driveways as well as collector streets
such as Birch Street, Briar Street, and Pawnee Lane.

Sidewalks are generally present along the street, however do not exist
on the northern segment of the road between High Drive and State
Line Road. The northern segment of the sidewalk from Nall Avenue
east to High Drive is designated as a shared use path for both bi-
cycle and pedestrians. The 133rd Street roadway west of Birch Street
is considered a shared roadway, allowing both bicycles and vehicles
to share the lanes, however there are no marked signs indicating this
designation. The posted roadway speed limit is 30 mph from Nall to
Roe Avenue, and 35 mph from Roe to State Line Road.

137th Street

137th Street is an arterial road parallel to but south of 135th Street
that spans from Nall Avenue on the west to Chadwick to the east. This
road serves as a buffer between the single family neighborhoods to
the south and the retail and commercial areas along 135th Street to
the north. A sidewalk with a landscaped buffer is generally present on
both sides of the road. Most intersections along 137th Street are “T”
intersections or site access driveways. However major intersections -
with Nall Avenue, and Roe Avenue - are either yield or stop controlled.
The posted speed limit along 137th Street is 30 mph from Nall to Roe
Avenue and 35 mph from Roe to Chadwick.

State Line Road

State Line Road is an urban arterial that runs north to south from the
heart of the metro area to the north to 135th Street in Leawood, be-
fore changing names to Kenneth Parkway south of 135th Street. The
posted roadway speed limit along State Line Road is 40 mph. As its
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name suggests, State Line Road borders the state lines between Kan-
sas and Missouri. Within the boundaries of the 135th study area, State
Line Road is a four lane divided arterial, carrying two lanes of travel
in each direction with dedicated left and right turning movement lanes
approaching major intersections. State Line Road has signalized in-
tersections at 135th Street/Kenneth Parkway, 133rd Street, and 133rd
/ 131st . A continuous, buffered sidewalk network is provided on both
sides of State Line Road within the boundaries of the study area. There
are no designated bicycle facilities present along this roadway.

Nall Avenue

Nall Avenue is an urban arterial that extends from the north in Mis-
sion, Kansas to the south at 167th Street. The landscape and char-
acter of Nall Avenue varies within the boundaries of the study area, as
Nall Avenue is bounded by retail and business establishments to the
southeast in Leawood and suburban residential homes to northeast in
Overland Park. Although sidewalks are present on both sides of Nall
Avenue, the segments on the western edge are deteriorating. There
are no bicycle facilities on this street. Nall Avenue contains three in-
tersections, 137th Street and Golden Bear Drive are stop and yield
controlled, and 135th Street which is signalized. The speed limit along
Nall Avenue is 45 mph. Nall Avenue borders both the City of Leawood
and Overland Park. Any future improvements will need a coordinated
effort from both cities.

Roe Avenue

Roe Avenue is a north to south oriented street that extends south from
143rd Street to the northern neighborhoods of Leawood. Within the
boundaries of the 135th study area, Roe Avenue is bordered by the
Parkway Plaza and Plaza Pointe developments to the west, and va-
cant land parcels to the east. Roe Avenue is a four lane divided arte-
rial that provides direct access from residential neighborhoods to the
regional access points and retail businesses along 135th Street. Side-
walks are present on both sides of the roadway in the study area, with
the western segment designated as a shared use path between 133rd
and 137th Streets. In addition to site access, major signalized intersec-
tions include 135th Street and 133rd Street and an un-signalized yield
intersection at 137th. The posted speed limit along Roe Avenue is 35
mph.
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Mission Road

Mission Road is a north to south collector street that extends from
119th Street near the Tomahawk Creek Parkway in the north to 231st
Street in Miami County. Within the Study Area boundary, Mission Road
has one travel lane in each direction. The Mission Road sidewalk net-
work is incomplete, most notably on the western edge between 133rd
and 135th Streets, as well as most of both sides of the segment from
135th to 138th Streets. Most of Mission Road abuts vacant parcels,
except for Market Square Center located at the northeastern corner of
the 135th Street intersection within the study area. The posted speed
limit along Mission Road is 35 mph.

Kenneth Road

Kenneth Road is a connector street that provides access between
135th Street and Kenneth Parkway. Kenneth Road has one lane of
travel in each direction, with a signalized intersection at 135th Street
and a stop-controlled intersection at Kenneth Parkway. Sidewalks are
adequate and present along both sides of the road, however, no bi-
cycle facilities are available.

Figure 6.6: 2 lane road in the study area
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Traffic * Rush hour volumes are high relative to overall volumes (The PM
peak represents 10% of overall daily volumes)

Though comprehensive traffic count data is not fully available, 135th  Nall Avenue and State Line Road are the highest volume North/
Street appears to carry between 30,000 and 35,000 vehicles a day. A South intersecting streets

comprehensive traffic network, which counts vehicles at major inter- » Roe Avenue and Nall Avenue add a substantial amount of west-
sections, is available for the PM peak hour, and was used to interpret bound trips on 135th Street toward Highway 69.

overall traffic patterns: * Bisecting roadways such as Nall Avenue and State Line Road both

provide direct access to Interstate 435 north of the corridor.

» Cross Street volumes change substantively at 135th Street. A sig-
nificant percentage of vehicles turn onto the corridor at most inter-
sections, rather than connecting north-south.
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Figure 6.10: The Intersection of 135th Street and Roe Avenue
provides little accommodations for pedestrian crossing.

Figure 6.9: An incomplete sidewalk along Mission Road

Pedestrian Infrastructure

Pedestrian infrastructure and facilities vary throughout the 135th Street
study area. Recent infill developments along 135th Street have helped
to create, maintain, and upgrade existing sidewalks to city design stan-
dards, with attractive spaces and quality materials. However, on unde-
veloped or isolated parcels, sidewalks are often lacking. This sparse,
uneven development pattern has created discontinuous sidewalks with
an overall infrastructure that does not provide mobility or certainty of
connectivity for anyone seeking to walk to, through or within the study
area. Recent developments have built sidewalks, highly visible cross-
walks, and accessible pedestrian ramps in the areas directly adjacent
to their business. However, in most cases the parcel is left untouched,
creating sidewalks and crosswalks that lead to vacant parcels or that
are completely disconnected.

Some developments have created an integrated internal pedestrian
environment, as required by the City. For example, Parkway Plaza has
created a complete pedestrian system that ties together its retail busi-
nesses with a sidewalk network that makes it convenient for patrons to
visit more than one business. Several developments have also created
pedestrian plazas or amenities at the 135th Street intersections. How-
ever these tend to be isolated from the broader context of the corridor,
making it difficult for pedestrians to travel between them, such as from
Parkway Plaza to Market Square Center located directly to the east.

Many of the retail developments located along the corridor are set
back from the roadway and buildings are not oriented toward the main
street. These buildings are often built in clusters with the front door
oriented toward parking lots, which often lack adequate pedestrian ac-
cess and facilities from the main road. The isolated design along 135th
makes it difficult for pedestrians to access destinations without having
to cut through large parking lots to get to the front door. For more re-
cent developments, it may be easy to walk and connect with retail busi-
nesses within the same parcel, however it is sometimes impossible to
walk to other destinations along the corridor due to the lack of facilities
at major intersections.

Existing Conditions | 75



Sidewalks have been completed along most of the roadways that in-
tersect 135th Street, and these often contain landscaped grass buf-
fers separating walking space from the road. While the existence of
the sidewalk is an important step, the quality, connectivity and design
of the sidewalk and its presence at major intersections are critical to
creating connectivity. There are 12 intersections - nine signalized and
three un-signalized - along 135th Street. Nine of these (75%) contain
an incomplete sidewalk network, lacking sidewalks on one or more of
the legs. Half of the intersections, six of the twelve, do not have pedes-
trian crosswalks.

135th Street itself is a significant pedestrian barrier at major intersec-
tions, due to its width, character and traffic volume.

In addition, extended block lengths on 135th Street limit the potential
connectivity and walkability of the corridor. The optimal block length to
support pedestrian activity and accessible storefronts is 360 feet long.
Most blocks extend well beyond this distance. Within the corridor, the
smallest block length with a sidewalk is approximately 600 feet. The
largest blocks, located on the east side of the corridor, do not contain
sidewalks and range from approximately a quarter mile (1,320 feet) to
a half mile (2,640 feet) in length.

Because the project study area is largely undeveloped, many of the
streets lack amenities that enhance the pedestrian experience. In
some neighborhoods within the corridor, the sidewalks, crossings, and
connections are not always conducive to the promotion of pedestrian
activity. There is a lack of wayfinding signage throughout the study
area to lead pedestrians to key destinations such as the shared-use
path and retail locations. Field observations indicate that there were
relatively low pedestrian volumes at major intersections along 135th
Street. Improving these conditions and developing infrastructure to en-
courage pedestrian activity will benefit not only area residents but also
businesses and local institutions.
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Figure 6.11: Existing block dimension and access management.
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Figure 6.12: Pedestrian Issues and Barriers
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Bicycling in the Corridor

The 135th Street study area does not have dedicated on-street facili-
ties for bicycling. Bicycle parking facilities are also not present along
the street. Bicycle counts are unavailable for most of the surround-
ing area facilities, and anecdotal evidence suggests that there are
few bicycle commuters or retail customers. Without the critical con-
nections needed to allow for fast, safe passage between residential
neighborhoods and major destinations, commuting by bicycle around
or through the 135th Street corridor can be difficult. Moreover, many
of the nearby developments appear to lack bicycle specific accommo-
dations - storage facilities, bicycle racks, shower and changing facili-
ties - further discouraging employee and customer use of bicycling for
everyday access.

The City of Leawood and the Mid-America Regional Council have des-
ignated multi-use and shared use paths along wider sidewalks and
on certain streets as well as unmarked shared roadways, where ve-
hicles and bicycles are allowed to share the road, on low traffic-volume
roads. Shared-use pathways exist both within and surrounding the
135th Street corridor. These are often paved, wide sidewalks located
on one side of the road, set back by a landscaped grass buffer. Exist-
ing shared-use paths that bisect the corridor branch off directly from
the Tomahawk Creek Trail located to the northwest of the study area.
This segment of the trail runs down Nall Avenue to 133rd Street and
connects to Gezer Park. There is a trail head located just north of the
corridor, with recreational vehicle parking for visitors and residents.
Pathways within the corridor are located at:

* 133rd Street from Nall Street to High Drive

» 137th Street from Nall Street to Mission Road

* Roe Avenue from 133rd to 137th Streets

Although these off-road, shared-use path facilities can be found in
the area, these facilities are sparse and the network is incomplete.
Shared-use facilities located on 137th Street begin on Nall Avenue and
end abruptly on Mission Road and bicyclists need to backtrack their
routes in order to return to their original destination. Existing gaps in
the network create conflicts for bicyclists who are unfamiliar with the

area and may compromise the safety of cyclists who are not comfort-
able sharing the road with cars.

Some low-volume streets within the corridor have been designated
as shared roadways, where vehicles and bicycles are able to share
travel lanes because of low traffic or speeds that allow for safe access.
These streets do not have any on-road, shared-lane (sharrow) mark-
ings or signs. They are suggested routes for bicyclists who want to
travel on the road within this corridor and through the city.

Leawood is currently conducting a Bicycle and Pedestrian Master Plan
effort to enhance the bicycling environment in the corridor.
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Figure 6.13: Bicycle Issues and Batrriers
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Transit

Johnson County Transit is the public transit operator that services entire
Johnson County region in Kansas, and is one of three transit providers
in the Kansas City region. The Transit authority provides commuter
fixed-route and flex-route public transit system, known as “The JO”, as
well as a paratransit service called “Special Edition.” The system has
a number local and express bus routes connecting Johnson County
communities to Kansas City, MO, Kansas City, KS and Lawrence, KS.
The agency provides services to Kansas City, MO where the Kansas
City Area Transportation Authority (KCATA) provides local connectiv-
ity. However, the predominant customer pattern is characterized by
commuters who ride “The JO” directly to their work-site with no need
to transfer to KCATA service to finish their trip.

Existing Routes

Johnson County Transit does not currently operate any bus service
within the 135th Street corridor; however there are several bus routes
that run within close proximity. The closest route passes about one
mile away from Nall Avenue on Metcalf Avenue. Many of these ex-
press routes provide limited service hours for commuters during week-
days only. The closest bus routes to the 135th corridor include Routes
556/856,664, and 673, which run along Metcalf Avenue and Antioch
Road. These routes provide access to and from Leawood to Overland
Park and Downtown Kansas City, with various destinations and stops
along the way. Three park and ride locations within a three mile radius
from the corridor allow passengers to park at the station free of charge
and utilize transit services.

Transit Facilities

Bus Stops

The bus stops located near the study area often lack basic transit and
pedestrian amenities. Although most locations are found at prominent
intersections, stops are hard to identify because signage is small and
hard to find. Some sites along Metcalf and Antioch lack signage com-

pletely. Pedestrian facilities and crosswalks are found at most loca-
tions, yet many places lack additional sidewalk or pedestrian amenities
such as a bench or shelter to wait for the bus. There is a lack of accom-
modations for bike parking at these facilities and missing sidewalks
and bike paths prohibit direct connections.

The JO has a policy allowing for passengers to “flag down” a bus along
most streets, except at unsafe locations, along highways, and in right
turn lanes. With recent and ongoing projects to improve basic passen-
ger infrastructure, the JO has started to remove this policy from some
routes and designate limited stop locations along their routes. This in-
cludes routes 556/856 and Route 664.

Park and Ride

There are a number of Park and Ride facilities located about a three-
mile radius from the 135th corridor - Rosana Square at 119th and
Metcalf in Overland Park, Palazzo 16, and Blue Valley Baptist Church
(BVBC). Johnson County Transit has agreements with local business-
es for commuters to use Park and Ride locations at no cost. Tran-
sit facilities have been recently upgraded to provide up to date real
time information, new kiosks and bus shelters for commuters. Both the
Palazzo and BVBC locations provide bus stops along the public street,
with sidewalks connecting the park and ride lot to the new station loca-
tions. At Rosana Square, the station is located within the parking lot.

Johnson County Transit (JCT) has provided general estimates of
boarding and alighting at these Park and Ride locations, through car
counts. The Palazzo 16 Park and Ride at 135th and Antioch in Over-
land Park was estimated to have about 80-120 commuters a day with
nearly all commuters utilizing Route 673. The BVBC Park and Ride fa-
cilities have about 30-40 commuters a day. Rosana Square estimates
were not provided because the Park and Ride parking lot is shared
with other businesses; however, general field observations from the
JCT noted that there are a decent number of people that walk to the
stop, (generally employees of surrounding businesses).
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Figure 6.14: Johnson County Transit Map
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Multi-Model Level of Service

The National Cooperative Highway Research Program (NCHRP) proj-
ect 3-70, published in May 2008, developed a model for analyzing and
evaluating the multi-modal level of service (MMLOS) of urban street
designs and operations. The MMLOS model estimates the car driver,
bus rider, bicyclist and pedestrian’s perception of the quality of service
and roadway environment together to show how these modes interact
in the urban environment. This allows people using the model to un-
derstand how changes in the quality of service of one mode can posi-
tively or negatively influence the quality of service of the other modes.

The MMLOS model computes a single average level of service for
each of the four modes, as opposed to one single, combined score.
The scores for street segments and intersections are “A-F,” using the
standard levels established in the Highway Capacity Manual (HCM);
where “A” represents free flowing traffic operations and “F” is com-
pletely congested. The MMLOS score for each mode is the average
degree of satisfaction with the urban street reported by a large group
of travelers using that mode of travel if they had traveled the full length
of the study section of the street. There are a total of 37 variables used
to predict perceived degree of satisfaction that fall into four main types
of inputs: facility design, facility control, transit service characteristics,
and volume of vehicle traffic on the facility.

This project applied the MMLOS model spreadsheets to analyze road-
way segments, beginning and ending with a signalized intersection,
along 135th Street between Lamar Avenue and State Line Road. As
the MMLOS model spreadsheets analyze up to six intersections at a
time, the corridor was divided into two sections, as shown here.
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* Auto LOS is at a B or worse at segments.
» All segments along the corridor operate at a bicycle LOS of E or F,

due to the lack of any on-street facilitiesPedestrian LOS is also at E
or worse at all segments, except for those which feature sidewalks
connecting the entire distance between intersections: Nall Avenue
to Roe Avenue in both directions, as well as Roe Avenue to Fon-
tana Street in the eastbound direction.

At intersections, pedestrian LOS is poor due to high crossing ex-
posure to traffic, and overall lack of dedicated crossing time and
connecting pedestrian facilities.

Transit LOS is not available for intersections or segments as no
transit stop is accessible within walking distance of the corridor.
The overall facility level of service, combining segment and inter-
section experience for the entire street, is a pedestrian and bicycle
LOS of D or worse.
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Auto Level of Service
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Free-flow operations. Traffic flows at or above the posted speed limit and all motorists have complete mobility between lanes. The
average spacing between vehicles is about 550ft (167m) or 27 car lengths. Motorist have a high level of physical and psychological
comfort. The effects of incidents or point breakdowns are easily absorbed. An example of LOS A occurs late at night in urban areas,
frequently in rural areas, and generally in car advertisements.

Reasonable free-flow operations. Free-flow (LOS A) speeds are maintained, maneuverability within the traffic stream is slightly
restricted. The lowest average vehicle spacing is about 330ft (100m) or 16 car lengths. Motorist still have a high level of physical and
psychological comfort.

At or near free-flow operations. Ability to maneuver through lanes is noticeably restricted and lane changes require more driver
awareness. Minimum vehicle spacing is about 220ft (67m) or 11 car lengths. At LOS C most experienced drivers are comfortable, roads
remain safely below but efficiently close to capacity, and posted speed is maintained. Minor incidents may still have no effect but local-
ized service will have noticeable effects and traffic delays will form behind the incident. This is the targeted LOS for some urban and
most rural highways.

Decreasing free-flow levels. Speeds slightly decrease as the traffic volume slightly increase. Freedom to maneuver within the traffic
stream is much more limited and driver comfort levels decrease. Vehicles are spaced about 160ft (50m) or 8 car lengths. Minor
incidents are expected to create delays. Example of LOS D is perhaps the level of service of a busy shopping corridor in the middle
of a weekday, or a functional urban highway during commuting hours. It is a common goal for urban streets during peak hours, as
attaining LOS C would require a prohibitive cost and societal impact in bypass roads and lane additions.

Decreasing free-flow levels. Speeds slightly decrease as the traffic volume slightly increase. Freedom to maneuver within the traffic
stream is much more limited and driver comfort levels decrease. Vehicles are spaced about 160ft (50m) or 8 car lengths. Minor
incidents are expected to create delays. Example of LOS D is perhaps the level of service of a busy shopping corridor in the middle
of a weekday, or a functional urban highway during commuting hours. It is a common goal for urban streets during peak hours, as
attaining LOS C would require a prohibitive cost and societal impact in bypass roads and lane additions.

Breakdown in vehicular flow. Flow is forced; every vehicle moves in lockstep with the vehicle in front of it, with frequent slowing
required. Technically, a road in a constant traffic jam would be at LOS F. This is because LOS does not describe an instant state, but
rather an average or typical service. For example, a highway might operate at LOS D for the AM peak hour, but have traffic consistent
with LOS C some days, LOS E or F others, and come to a halt once every few weeks. However, LOS F describes a road for which the
travel time cannot be predicted. Facilities operating at LOS F generally have more demand than capacity.
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Pedestrian Level of Service
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These roadways are highly pedestrian oriented and will tend to attract pedestrian trips. The roadways will be characterized

by ample sidewalk space, pedestrian-friendly intersection designs, low-speed or low-volume motor-vehicle traffic, and plentiful
amenities (e.g., shade, benches, and so forth). The roadway and sidewalk features will be designed at human scale for maximum
pedestrian comfort. Roadways with this level of pedestrian accommodation may be expected in central-city, tourist, and college
campus locations. Pedestrians can anticipate a low level of interaction with motor vehicles.

These roadways provide many pedestrian safety and comfort features that can attract pedestrian trips. These roadways will have
many of the characteristics of an LOS A pedestrian facility, but there may be somewhat fewer amenities or pedestrian-friendly design
elements. Pedestrians can anticipate a low to moderate level of interaction with motor vehicles.

These roadways are adequate for pedestrian use, but may not necessarily attract pedestrian trips. These roadways will provide a
standard sidewalk, but will likely have some deficiencies in maintenance or intersection design, may be located on roadways with
high-speed, high-volume motor-vehicle traffic, or may provide a sidewalk on one side of the street only. Pedestrians can anticipate
moderate interaction with motor vehicles on these roadways.

These roadways are adequate for pedestrian use, but will not attract pedestrian trips. These roadways will have more frequent
deficiencies in pedestrian safety and comfort features and are more likely to violate ADA requirements for width and clearance.
Gaps in the sidewalk system may occur within this roadway corridor. Intersection crossings are likely to be more frequent and more
difficult. Pedestrians can anticipate moderate to high levels of interaction with motor vehicles.

These roadways are inadequate for pedestrian use. These roadways may or may not provide a pedestrian facility. Even where

a sidewalk is provided these roadways will not meet ADA requirements and will have frequent deficiencies in sidewalk width,
clearance, continuity, and intersection design. Roadways in this category that do not provide a pedestrian facility may be
characterized as urban fringe, rural section roadways with moderate motor-vehicle traffic. Pedestrians can anticipate a high level of
interaction with motor vehicles.

These roadways are inadequate for pedestrian use. These roadways do not provide any continuous pedestrian facilities and are
characterized by high levels of motor-vehicle use and automobile-oriented development. These roadways are designed primarily for
high-volume motor-vehicle traffic with frequent turning conflicts and high speeds.
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Figure 6.16: Section 1 Eastbound: Nall Avenue to Mission Road Figure 6.17: Section 1 Westbound: Mission Road to Nall Avenue
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arge intersections and lack of pedestrian accommodations
contribute to the corridor’s low PedLOS scores.

treet does not provide aequate accommodations for bicyclists.
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Bicycle Level of Service
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These roadways are generally safe and attractive to all bicyclists. Unsupervised child riders should be anticipated because they
will typically feel comfortable on these facilities. Bicyclists can anticipate a low level of interaction with motor vehicles. These
roadways will provide both on- and off-street bicycle facilities.

These roadways are adequate for all bicyclists. Unsupervised child riders should be anticipated because they will typically feel
comfortable on these facilities. Bicyclists can anticipate a low level of interaction with motor vehicles. These roadways may have
either on- or off-street facilities. However, those without on-street facilities will have characteristics that dictate a low level of
interaction with motor vehicles in the roadway, such as low-speed, low-volume motor-vehicle traffic, infrequent conflicts, and
good surface conditions.

These roadways are adequate for most bicyclists. Bicyclists can anticipate a moderate level of interaction with motor vehicles.
These roadways will typically have an on-street facility (bicycle lane or wide curb lane) dedicated for bicyclists. The roadway

will generally be characterized by a combination of low-speed, low-volume motor-vehicle traffic, infrequent conflicts, and good
surface conditions, although minor deficiencies in two or more of these areas will be present. An off-street bicycle facility may be
present along this corridor when on-street conditions are less bicycle friendly.

These roadways are adequate for highly experienced riders. Bicyclists can anticipate a moderate to high level of interaction with
motor vehicles. These roadways may or may not provide an on-street bicycle facility. When a bicycle facility is provided on an
LOS D roadway its characteristics of high-volume, high-speed motor-vehicle traffic and frequent conflicts will make this roadway
inadequate for most moderate and beginner riders. An off-street bicycle facility may be present along this corridor when on-
street conditions are less bicycle friendly.

These roadways require cautious use by highly experienced riders. Bicyclists can anticipate a high level of interaction with
motor vehicles. These roadways may or may not provide an on-street bicycle facility. When a bicycle facility is provided on this
roadway its characteristics of high-volume, high-speed motor-vehicle traffic and frequent conflicts will make this roadway highly
inadequate for moderate-level riders. An off-street bicycle facility may be present along this corridor when on-street conditions
are less bicycle friendly.

These roadways do not provide any bicycle facilities. Due to the high level of motor-vehicle use and automobile-oriented
development on these roadways bicyclists are greatly discouraged or even put at risk when using these roadways.
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Figure 6.18: Section 2 Eastbound: Mission Rd to State Line Rd Figure 6.19: Section 2 Westbound: State Line Rd to Mission Rd

|Analysis Direction: | EB | |Analysis Direction: | WB |
(Down Direction on this Sheet) (Down Direction on this Sheet)
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STATE LINE ROAD Street Score LOS MISSION ROAD Street Score LOS
Auto 2.69 B Auto 220 F(vlc>1)
Transit N/A N/A Transit N/A N/A
Bike 3.93 D Bike 3.86 D
Ped 4.40 E Ped 4.30 E

There are a number of key intersections that could provide sighae There re s examples WItht corrido of god estian
and wayfinding to local bus routes. Adding these elements will help facilities. Continuous sidewalks, differentiated cross-walks, and tree-
to make the corridor more transit-rider friendly. lined buffers can help to boost Pedestrian LOS scores.
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Transit Level of Service

@ 00O 0O 0 ©

Frequent service, passengers do not need schedules
Night or “owl” service is provided
Virtually all major origins and destinations are served

Frequent service but passengers consult schedules
Late evening service provided
Most major origins and destinations are served

Maximum desirable time to wait if bus/train is missed
Early evening service provided
About 3/4 of higher-density areas provided

Service unattractive to choice riders
Only daytime service provided
About 2/3 of higher-density areas served

Service available during the hour
Peak hour service only or limited midday service
At least 1/2 of the higher-density areas served

Service unattractive to all riders
Very limited or no service
Less than 1/2 of higher-density areas served
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Parks and Open Space

Open space, parks and trails provide many environmental, economic,
aesthetic and recreational benefits to cities. They enhance property
values, increase municipal revenue, bring in home buyers and work-
ers, and attract retirees to settle in areas within walking distance of
these assets.

Gezer Park serves those looking for recreation, rest, art, and culture
in the 135th Street area. This approximately 10.2 acre space offers
a multi-use trail, water features, play equipment, shelter, restrooms,
benches, bike racks, and significant cultural elements to the nearby
community. There is one access point for vehicles off of 133rd Street
that leads to a lighted parking lot with twenty stalls. There are three ac-
cess points for pedestrians and/or bikes off of 133rd and one access
point off of Mission Road at the northwest end of the park. A fifth entry
point into the park joins the neighborhood immediately to the north with
a connection to the park’s multi-use path.

Other nearby parks in Leawood include Ironwoods Park, which is lo-
cated a little over a mile and half away from the southern end of the
corridor along Mission Road. This 115-acre park contains the Prai-
rie Oak Nature Center, the Lodge at Ironwoods, the historic Oxford
School, a challenge course, playground, shelter and walking trails.
Approximately two miles north of the corridor is I-Lan Park, another
beautiful park with international cultural components, walking trails and
a playground. While all of these parks serve as excellent amenities to
the city, the biggest impediment to their use by the 135th Street com-
munity is easy, safe access for pedestrians and bicyclists.

Figure 6.20: The shelter at Gezer Park provides an exce/let
space for community gathering.

Figure 6.21: Public art in the park enhances the cultural
significance of this greenspace.
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Signage and Wayfinding

Wayfinding encompasses all of the ways in which people orient them-
selves in unfamiliar or new surroundings and “find their way” from
place to place. Programs generally consist of signs, symbols, colors,
messages and images. People find their way around a complex or
unknown environment by a process known as cognitive mapping —
creating a mental image of a place which improves over time.

Wayfinding can be part of the community’s identity. The visual rep-
resentation of that identity is the thread of continuity from gateways
to corridors to commercial centers to neighborhoods. A successfully
designed sign program is not only functional and memorabile; it also
extends a welcoming gesture to visitors and residents. It reflects the
community’s values that they care for everyone’s comfort and experi-
ence.

As visitors enter the corridor on 135th Street from the east, there is
currently no signage to indicate that once crossing State Line Road,
you have entered Kansas, Leawood, or the 135th Street corridor. The
same is true for Eastbound visitors as they cross Nall Avenue. While
the existing street light banners do indicate that Leawood is the resid-
ing city, the corridor is missing those signature gateway pieces that an-
nounce arrival into Leawood and give the first impression of the city’s
identity and distinctive qualities to visitors or those passing through.
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F|gure 6 22: This s:gnage element at Plaza Pomte is one of the
few wayfinding pieces in the corridor.
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Utilities

The 135th Street Corridor is located in the service areas of WaterOne,
Johnson County Wastewater, Kansas Gas Service, and Kansas City
Power & Light. According to Johnson County AIMS mapping, many
eight-inch gravity active sanitary sewer connections are available be-
tween Nall Avenue and Roe Avenue.

Undeveloped areas currently lack sanitary sewer connections, but
several main lines are in the vicinity. A ten-inch gravity active sanitary
sewer line is present in the southeast quadrant of Mission Road and
135th Street, eventually connecting to an eighteen-inch gravity active
sanitary sewer line running north-south on the western side of Kenneth
Road across 135th Street. The sanitary sewer lines in this area run to
the Blue River Wastewater Plant, located to the south in the southwest
quadrant of 151st Street and Kenneth Road.

WaterOne service maps indicate that a 12-inch water main runs along
the south side of 135th Street from Nall to Kenneth Road. The line
is fed from a 20-inch transmission line along 135th west of Nall. Be-
tween Kenneth and State Line, the line increases in size to 20 inches.
A 12-inch line extends south along Kenneth Road to close the system
loop. A 16-inch line extends continuously along Mission Road and
a 12-inch line runs along Roe south of 135th Street. 8-inch lines are
looped at sporadic locations along 133rd Street and 137th Street to
serve existing and near term planned development. This infrastructure
would probably provide adequate domestic supply capacity for day-to-
day operations of potential development. However, the fire flow needs
is the governing factor with regards to residual pressures in the system
under a design event. Fire flow needs vary depending on type of devel-
opment, potential density, the type of construction, and various other
factors. Future development will require an in-depth analysis to assess
the adequacy of the system based on a more detailed development
plan proposal.

Power, telephone and cable facilities are buried between Nall and Fon-
tana. West of Fontana, the facilities are co-located on overhead poles
on the south side of 135th Street. A Transportation Development Dis-

Figure 6.23: Overhead utilities currently exist around 1 35h
Street and Kenneth Road.

trict (TTD) plan along 135th Street will ultimately bury these lines. For
the future burial of these facilities, the City should consider long range
plans to ultimately widen 135th Street west of Fontana.
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Communication and collaboration will be key to the corridor’s success.



Implementing the Plan

This document outlines the menu of implementation items the City
should consider completing as it moves forward with implementation
in the 135th Street area going forward over the next few years. The
menu of implementation items is outlined below.

Recommendations

Formal Adoption of the Plan

We recommend the Governing Body adopt this document as part of
the Leawood Comprehensive Plan. Doing so would help to capture
the vision and strategies of the community, resulting from this process,
and articulate to all parties the expectations for future development in
the study area.

Integration of Plan into Public Works Documents

The City should move forward to formally integrate the conclusions of
the 135th Street Plan with formal documents executed by the Public
Works department on a regular basis. These plans may include but
not be limited to transportation plans, utility plans, and related infra-
structure master plans held by the city for various sectors of the city.

Updates to the Zoning Code and Leawood Development
Ordinance (LDO)

The City should move forward with any necessary changes to the zon-
ing code pertaining to 135th Street in order to encourage the kinds of
development envisioned in this document.

The Leawood Development Ordinance has helped to govern develop-
ment in the community for many years. However, in some cases, the
rules and regulations need to be explicit enough for developers and
staff to communicate with the same expectations and a clear language
about site and development plans. The rules and regulations in the
ordinance are complex enough that many developers often move into
a complex negotiation process with the City as they move forward with
site plans.
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In order to more seamlessly encourage the right kind of mixed-use
development in the area, the City should consider making adjustments
to the LDO that provide additional incentives to help attract the kind of
mixed-use development the City would like to see going forward.

Refine and revise incentive and financing strategies for
Mixed-Use Development

The City of Leawood can use various financing strategies or incentives
to help guide developers to move forward with higher quality mixed-
use developments that meet or exceed the expectations of the com-
munity for the 135th Street corridor. The City can tie any incentives or
financing options for developers to definitive goals the community has
concerning street design, architecture, site layout, and various other
factors. The City should consider articulating policies for the following
tools, geared to the 135th Street area.

Transportation Development District

A Transportation Development District (TDD) is a special taxing district
whereby a petitioner of 100% of the landowners in an area request
either the levy of special assessments or the imposition of a sales
tax of up to 1% on goods and services sold within a given area. Upon
creation of a TDD by a municipality, the revenue generated by TDD
special assessments or sales tax under Kansas law may pay the costs
of transportation infrastructure improvements in and around the new
development.

STAR bonds

These are bonds that specifically allow for additional tax monies, be-
yond those allowed by TIF, to pay for improvements at projects that
feature a regional draw or may bring tourism dollars into the state of
Kansas. The Legends development in Kansas City, Kansas, for exam-
ple, used STAR bonds to help finance public improvements given that
the NASCAR track included in the project would bring outside tourism
dollars to the state.

Density Bonuses

The City already has policies in place to allow a developer to create
higher density projects on various portions of projects in exchange for
leaving environmentally or aesthetically sensitive areas free from de-
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velopment, as open space or pedestrian plaza space. To ensure that
these programs are recognized and utilized, the City should revisit lan-
guage in the LDO concerning density bonuses and their requirements
to make them as effective and measurable as possible.

Revise Design Standards and Consider a Form Based
Code

The City may wish to move beyond normal design guidelines and cre-
ate and institute a formal Form Based Code for the study area (FBC).
FBC would provide more specific urban design guidance for various
types of transects along 135th Street.

Create a Marketing Plan and Strategy for the 135th Street
Corridor

The City should move forward to develop and implement a more formal
marketing plan for the area in order to attract and promote the kinds of
development that the community desires for this portion of Leawood.
In collaboration with the Leawood Bike and Pedestrian Master Plan,
this marketing strategy would include the following components:

A process for developer recruitment

The City should articulate how it would attract the very best mixed-use
developers, not only from the Kansas City area, but also from around
the nation. This planning document, along with other marketing mate-
rial, can help the community attract interest from the developers who
have proven track records of implementing successful mixed-use de-
velopments. This recruitment process may include developing market-
ing material or even formally issuing a Request for Proposal for devel-
opment of certain areas along or near 135th Street.

A process for developer facilitation

The City should outline a process to formally facilitate development
agreements and buy-in on development plans with developers as proj-
ects move forward. This process would include any negotiation for in-
centives, discussions of design standards and site layout, and related
items. Articulating this process clearly to developers at the outset will
help streamline the development process and attract the highest qual-
ity developers to the area.

Creation of Business Improvement Districts
One way to organize and facilitate this process is through the creation
of a Business Improvement District (BID). A Business Improvement
District is a group of community retailers, property owners, tenants,
and developers who work as a group to provide the best possible envi-
ronment for their businesses and properties to prosper. In order to do
this, the group may take on responsibilities for:
* Maintenance of some areas, parks, or streets
* Infrastructure development or improvements
 Aesthetic enhancement of the public realm through art, landscape,
or signage programs
* Recruitment of new businesses
» Recruitment of developers
* Production of community events (such as art fairs or weekly farm-
er's markets)
* Marketing campaigns and advertisement

Development agreements

The city should pursue the creation of development agreements to
secure the most responsible and effective development pattern for the
135th Street corridor. A development agreement would be a contract
between the City and a property owner or developer. The purpose of
a development agreement is to specify the conditions, standards and
quality that will govern the development of a property. These kinds of
agreements can be beneficial to both the developer and City by con-
firming the regulations of development and assuring that a project does
not have any negative implications or impacts on its surrounding com-
munity or infrastructure. A development agreement holds both parties
responsible to conditions and obligations outlined in the agreement
and can provide the City with the best possible development while
allowing the developer to proceed without the potential of changes in
regulations.

Signage and Wayfinding Plan

This planning document outlines the need for the community to im-
prove the signage and wayfinding within and entering the study area
and the City of Leawood. The City should move forward with more
formal design of signage and wayfinding components and articulate
the locations for signage and wayfinding assets, in a standalone plan.
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This plan will help guide public improvements for district, pedestrian,
and bicyclist, signage and wayfinding going forward.

Measuring Outcomes

The 135th Street Community Plan outlines a series of potential up-
dates to the Leawood Development Ordinance and the 135th Street
Urban Design Guidelines. These updates will help the City move from
Visions to Goals and eventually into an Implementable Strategy.

As developments take place throughout the corridor, the City should
pursue measuring both the successes of development and the suc-
cessful implementation of this plan. To do that there are a number of
elements that can and should be measured:

» Percent increase in tree canopy. The protective and cooling ef-
fects of increased shade can significantly improve the pedestrian
environment. Recommended canopy cover for urban districts is
30 percent of the total area.

* Increase in bike facilities. Measuring the mileage of new bicycle
routes will support the city’s vision of encouraging alternative
modes of transportation. Additionally, cities around the country are
now performing “Commuter Surveys,” to determine how commut-
ers are getting to and from work in their neighborhoods. These
studies help cities continue to educate the public about alterna-
tive modes of transportation and measure where city facilities are
either oversupplied or lacking in specific neighborhoods. In the
future, Leawood may consider one of these surveys as a beneficial
study for their continued development and improvement.

* Reduction in pedestrian-motorist collisions. Providing an excellent
pedestrian environment is a top priority for development. Recom-
mendations for traffic speeds, pedestrian amenities, the provision
of street trees, and crosswalk amenities all collaborate to provide
safe, comfortable pedestrian-friendly streets. Comparing the num-
ber of pedestrian-motorist collisions along major roads in the cor-
ridor, before and after the implementation of the recommendations
laid out in this plan will give the City evidence that the new pro-
grams outlined here are either working, or could use more atten-
tion.
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» Vacancy rates. As development in the corridor takes place, it will be

important that the city track the vacancy rates of developments to
assess how types of development are selling and what streetscape
and pedestrian amenities are attracting which kinds of develop-
ment.

Stormwater capture. New development in the corridor is going to
significantly impact the quantity and quality of stormwater enter-
ing Leawood’s infrastructure. The recommendations outlined in
this plan offer some best management strategies for dealing with
this increase in runoff. The success of these strategies can be
measured by comparing the amount of water that would typically
enter a non-permeable, non-native streetscape versus the quality
and types of streetscape materials outlined in this plan.
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APPENDIX A
TRANSPORTATION ANALYSIS
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135t Corridor Plan
City of Leawood
Figure 1 Infrastructure Network - 135t Corridor Study Area
Travelling Around 135th Street
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135th Corridor Plan

City of Leawood
Figure 2 135t Corridor Peak PM Vehicle Volumes

135TH CORRIDOR VEHICLE VOLUMES (Peak PM)
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135t Corridor Plan
City of Leawood
Figure 5: Vehicles Issues and Barriers Map
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135th Corridor Plan

City of Leawood
Figure 6: Pedestrian Issues and Barriers Map
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135t Corridor Plan
City of Leawood
Figure 7: Pedestrian Issues and Barriers Map
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APPENDIX B
PUBLIC INPUT

Keypad and online polling results
Public Comments - Mindmixer
Visual Preference Survey




WHAT YOU HAD TO SAY - Keypad Polling Results from the August 22, 2013 Public Meeting

Q1. My association with this project is....
(Select all that apply)

90.0%
80.0%
70.0% -
60.0% -
50.0% -~
40.0% -
30.0% A
20.0% -
10.0% -
0.0%

Q3. How would you rate traffic conditions on and
crossing 135th Street? (Choose one)

Idon’t know, | would like
to learn more.
3%

Frequentslowing and car
moves in lockstep with
carin front of it.

6%

Speedsare below speed
limit and driver comfort
isdecreased.

0%
Speedsare below speed
limit and traffic volumes
are higher.

3%

Ability to maneuver
through lanes is
restricted and lane
changesrequire more
driver awareness.
28%

134 | Appendix B

Q2.1 travel on or across 135th Street by...

(Select all that apply)

120.0%

100.0% -

80.0% -

60.0% -

40.0% -

20.0% - l

0.0% - ; - ; — =
Car Bike Foot Scooter or Other Idon’t
Motorcycle normally travel

on 135th Street

Q4. How would you rate walking conditions on and

crossing 135th Street? (Choose one)

.Highly pgdestrian— Pedestrian-friendly,

friendly, with plenty of but could use more

amenities that attract amenities.
walkers. 9%

0%
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Q5. How would you rate biking conditions on and
crossing 135th Street? (Choose one)

The street is generally
safe and adequate for
bicycling.

6%

The street is generally
safe and attractive for
bicycling.

0%

The street is adequate
for bicycling but there
ismore interaction
with moving vehicles.
0%

Q7.From what | have learned today, | am
interested in expanding the street grid to include
new north-south and east-west streets in the
135th Street area. (Choose one)

Idon’t know, | would
like to learn more.
0%

Q6. From what | have learned today, | am
interested in exploring a multi-way option
for 135th Street between Nall and State

Line Road. (Choose one)

Idon’t know, |

would like to learn

70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

10.0%

0.0%

more.
6%

No, not really
interested.

11%

Neutral
6%

Q8. From what | have learned today, | think
the best parking configuration for the 135th

Street areais... (Select all that apply)

Parking fields

Internal
parking

Teaser parking

Parking
Structures

1

None of the  Idon’t know, |

above

would like to
learn more.
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Q9.1 would be interested in exploring bike Q10. | would be mostinterested in the
routes on... (Select all that apply) followingtypes of public transit in the 135th
60.0% Street area in the next 10-20 years...
30.0% (select all that apply)

40.0%
30.0%
20.0% - 50.0%
10.0% 1 I 45.0%
40.0%
0.0% - T T T T T T -—v—.—\ 35.0% -
135th 133rd 137th Nall Roe Mission Allofthe Noneof  Idon't 30.0% -
Street Street Street above theabove know, | 25.0% -
would like 20.0% -
to learn 15.0% -
more 10.0% A
5.0% - I
0.0% - : . — .

Shuttle service Transit that Transit Other None of the
along 135th connectsto connectingto Above
Street Kansas City, MO other Johnson Co.
System (ATA) communities
Q11. | think the speed limit on 135th Street should... Q12. | believe the mostimportant economic development goals
(Choose one) dont know. | would forthe 135th Street area are... (Rank top 3)

like to learn more

0%
None of the Above Idon’t know, I'd like to learn more. I 3%

0%

O(t)I::r None of the Above. l 6%

Other 16%

Minimizing public investment and expenditures. - 19%
Balancing a mix of land uses along 135th Street. _ 75%

Maximizing employment opportunities along 135th Street. - 16%

Maximizing return on investment from public improvements (streets, _ .
infrastructure, parks, etc.) 41%

Maximizing tax revenue (sales and property tax) - 16%

Reduce to 40mph
3%
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Q13. I think the 135th Street area is the ideal district for... (Rank top 3)

None of the above - 3%

Other

32%

26%

Residential development

Walking and window shopping 32%

Moviesand theater events 18%

Bars and entertainment venues 12%

Shopsand retail 50%

Restaurants

53%

Services (banks, salons, etc.) 21%

Professional offices

29%

Q14. In addition to safety, | think these specific community considerations are most
importantto the development of the 135th Street area: (Rank top 3)

None of the above.

Other . 3%

Improve neighborhood connectivity to 135th Street.

6%

25%

Reduce impacts (parking, noise) to surrounding residences. 41%

Provide additional bike facilities.

25%

Provide transit facilities. 9%

Improve the look of the streetscape. 34%

Provide additional parks 63%

Location for libraries/community centers

31%
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Q15. | think the following public spaces
would be most appropriatein the 135th
Street area... (Select all that apply)

70.0%

60.0% -

50.0% -

40.0%

30.0% -+

20.0% -

10.0% -+ l
0.0% - T T T T T T

I—
—
—
S

Community park
Community
playground
Public Plaza

Other

Idon’t think
community gathering

Q16. In order to encourage development in this area, |
would be in favor of the following maximum
residential density... (Choose one)

Community garden

Event/festival street

spacesare appropriate
along 135th Street.

30-50 dwelling Idon’t know, | would
units per acre ike to learn more.
3%
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Q17. In order to encourage development in this area, |
would be in favor of the following maximum building
heights... (Choose one)

Idon’t know, | would like
to learn more.
0%

8 stories

3%
Over 8 stories
11%

7 stories

0%

6 stories
3%

Q19. I currently live in ... (Choose one)

Greenbrier Highlands Ranch
0% 6%

Villas of Leawood
0%

Wilshire / Wilshire
Place
0% Leawood Meadows
9%

Siena
6%

illas of Tuscany
Reserve
Waterford 6%
6%

Q18. | would rate the future success of the 135th
Street Community Plan by... (Choosetop one)

Idon’t know | would
like to learn more.
3%

Increase in sales and
property tax revenues
for the City of
Leawood.

0%

Increased use of 135th
streetdistricts by
bicyclists.

0%

Q20. | have lived in the Leawood area for...
(Chooseone)

3years or less

Ido not live in the
Leawood area.
14%

6% 3-5years
6%
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Q21. My current age is...

Under 18
0%

18-24
0%
25-35
0%

None of your
business.
0%

Q23. | would like to remain in Leawood ... (select one)

Until my children leave
home.
6%

Idon’t want to remain in
Leawood.
3% Until | retire.

0%

Idon't live in
Leawood.

Idon’t really know how 9%
longI'd like to stay.

9%

Just for the next few
years.
0%
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Q22. The number of people living in my
householdis... (select one)

1 person (me)
0%

Over5
6%
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WHAT YOU HAD TO SAY - Online Survey Monkey Results (mid-August to mid-September, 2013)

Q1. My association with this project is.... Q2. | travel on or across 135th Street by...
(Select all that apply) (Select all that apply)

120.0%

100.0%

60.0% - 80.0% -

40.0% 60.0% -

40.0% -

20.0% -
x.- X > > 2> < 2 < & e
& & @ <@ @ & & 2 & S
<& <$ > > > X N N Q )
Q S & & & R <& KQ o2
& NN x> S X B >N RN 0.0% —

- T T T T T 1

e Car Bike Foot Scooter or Other I don’t
4 Motorcycle normally
& travel on
135th Street

Q3. How would you rate traffic conditions on and Q4. How would you rate walking conditions on and
crossing 135th Street? (Choose one) crossing 135th Street? (Choose one)

I don’t know, | would like Highly pedestrian-
to learn more. friendly, with plenty of
3% amenities that attract
walkers.
5%

Frequent slowing and car
moves in lockstep with
carin front of it.

8%

Speeds are below speed
limit and driver comfort
is decreased.

3%

Speeds are below speed
limit and traffic volumes
are higher.

9%

Ability to maneuver
through lanes is
restricted and lane
changes require more
driver awareness.
16%
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Q5. How would you rate biking conditions on and
crossing 135th Street? (Choose one)

The street is generally
safe and adequate for
bicycling.

5%

The street is generally
safe and attractive for
bicycling.

2%

is more interaction

7%

Q7. From what | have learned today, | am
interested in expanding the street grid to include
new north-south and east-west streets in the
135th Street area. (Choose one)

Yes, very interested.
13%

| don’t know, | would
like to learn more.
18%

No, definitely not
interested.
16%

No, not really
interested.
13%
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The street is adequate
for bicycling but there

with moving vehicles.

50.0%
45.0%
40.0%
35.0%
30.0%
25.0%
20.0%
15.0%
10.0%

5.0%

0.0%

Q6. From what | have learned today, | am
interested in exploring a multi-way option
for 135th Street between Nall and State
Line Road. (Choose one)

No, definitely not
interested.
8%

No, not really
interested.
6%

Q8. From what | have learned today, | think
the best parking configuration for the 135th
Street area is... (Select all that apply)

;I.I.E

Parking fields Internal Teaser parking Parking None of the |don’t know, |
parking Structures above would like to
learn more.

135" STREET COMMUNITY PLAN | Leawood, Kansas



35.0%
30.0%
25.0%
20.0%
15.0%
10.0%

5.0%

0.0%

Q9. | would be interested in exploring bike
routes on... (Select all that apply)

| 60.0%
< .: 50.0%

’ 40.0%
135th 133rd 137th Nall oe Mission AII of the None of I don’t
Street Street Street above theabove know, | 30.0%
would like
to learn 20.0%
more
10.0%
0.0%

Q11. | think the speed limit on 135th Street should...

(Choose one)

None of the Above
0%

| don’t know, | would
like to learn more
2%

Other
0%

Reduce to 35mph
2%

Q10. | would be most interested in the
following types of public transit in the 135th
Street area in the next 10-20 years...

(select all that apply)
l i I i I i | i E
Shuttle service Transit that Transit Other None of the
along 135th connects to connecting to Above
Street Kansas City, MO other Johnson Co.
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Q12. | believe the most important economic development goals
forthe 135th Street area are... (Rank in order of importance)

| |
Idon’t know, I'd like to learn more.
None of the Above.
Other
ml
m2
Minimizing public investment and expenditures. m3
m4
m5
Balancing a mix of land uses along 135th Street.
m6
n7
Maximizing employment opportunities along 135th Street. ms
9
Maximizing return on investment from public improvements (streets, infrastructure, parks, etc.)
Maximizing tax revenue (sales and property tax)
Encourage growth and/or stability of locally owned or based businesses.
0 50 100 150 20¢
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Q13. I think the 135th Street area is the ideal district for... (Rankin order)

None of the above

Other

Residential development

Walking and window shopping

Moviesand theater events

Bars and entertainment venues

Shopsand retail

Restaurants

Services (banks, salons, etc.)

Professional offices

20

40

60

80

100

120

140

160

m1
m?2
m3
w4
W5
m6
m7
mg
=9

m10
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Q14. In addition to safety, | think these specific community considerations are most
importantto the development of the 135th Street area: (Rank in order of importance)

None of the above.
Other

Improve neighborhood connectivity to 135th Street.

w1
Reduce impacts (parking, noise) to surrounding residences. m?2
m3
Provide additional bike facilities. 4
m5
Provide transit facilities. m6
w7
Improve the look of the streetscape. ms
)
Provide additional parks =10

Location for libraries/community centers

Create a setting for community activities, events or festivals.

0 20 40 60 80 100 120 140 160
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70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

10.0%

0.0%

Q15. | think the following public spaces
would be most appropriate in the 135th
Street area... (Select all that apply)

lihi.,

Community park

Community playground

Community garden

Public Plaza

Event/festival street

Other

1 don’t think community

gathering spaces are
appropriate along 135th

Street.

Q16. In order to encourage development in this area, |
would be in favor of the following maximum
residential density... (Choose one)

50+ dwelling units

30-50 dwelling units
per acre
2%

peracre | don’t know, | would

1%

like to learn-more.
8%
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Q17. In order to encourage development in this area, |
would be in favor of the following maximum building
heights... (Choose one)

I don’t know, |

Q18. | would rate the future success of the 135th
Street Community Plan by... (Choose top one)

I don’t know | would
like to learn

Over 8 stories

3% would like to learn Other
more.

8 stories
7 stories 3%
1%

6 stories
3%

5 stories
3%

Increase in sales and Increased use of 135th
property tax revenues street districts by
for the City of bicyclists.

Leawood. 3%

Q19. | currently live in ... (Choose one)

Greenbrier
1%

Highlands Ranch
1%

Leawood Meadows
1%

Villas of Leawood
1%

Villas of Tuscany
Reserve
2%

Wilshire / Wilshire
Place
9%
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Q20. | have lived in the Leawood area for...
(Choose one)

| do not live in the
Leawood area.
4%

Q22. The number of people living in my
household is... (select one)

1 person (me)
3%

Over 5
2%

Q21. My current age is...

None of your Under 18 18.24
business. 0% 1%
2%

Q23. | would like to remain in Leawood ...

| don’t want to remain in I don’t live in Leawood.
Leawood. 3%
1%
n’t really know how
ong I'd like to stay.
3%

(select one)

Just for the next few
years.
1%
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WHAT YOU HAD TO SAY - Keypad Polling Results from the September 18, 2013 Public Meeting

My association with this project is....
(Select all that apply)

None of the above.
0%

| work on or near
135th Street.
6%
lown a
business in the
area.
4%
| own property in
the area.
8%

I would be in favor of the following option
for 137th Street: (Choose one)

I don’t know, |
would like to learn

None of the above
0%

Option C (One lane
each direction, plus
parallel parking
and a cycle-track
for bikes)

26%

150 | Appendix B

| would be in favor of the following option
for 133rd Street: (Choose one)

I don’t know, |
would like to learn

Option C (One lane
each direction, plus
parallel parking
and a cycle-track
for bikes)
23%

None of the above
0%

Option B (One lane
each direction, plus
parallel parking
and a
walking/running
path)

| would be in favor of the following option
for Nall Avenue: (Choose one)

Option C (Narrow | don't know, |
existing lanes to would like to learn
more.

create multi-use
path on sides.
Designate a
sharrow)
32%

0%

None of the above
0%

Option B (Narrow
existing lanes to
create a bike lane,
keep existing
sidewalks)
32%
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I would be in favor of the following option
for Roe Avenue: (Choose one)

I don’t know, |
would like to learn

Option A (Existing
condition)

Option C (Narrow
17%

existing lanes to
create multi-use
path on both sides.
Designate a
sharrow)
29%

None of the above
0%

Option B (Narrow
existing lanes to
create a bike lane,
keep existing
sidewalks)
50%

I would be in favor of the following option
for the “Destination Streets” within the
135th Street area: (Choose one)

I don’t know, | Option A
would like to learn

(Parallel parking)

None of the above 21%

8%

| would be in favor of the following option
for Mission Road: (Choose one)

Option C (Narrow

travel lanes, create

room for retail

streetscape on

either side)
19%

None of the above
0%

I don’t know, |
would like to learn
more.

0%

62%

I would be in favor of creating walkable
blocks (360 feet on average) within the 135th
Street study area. (Choose one)

I don’t know, |

. would like to learn
Strongly disagree

4%
Disagree
4%
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I think the orientation of buildings in
mixed-use districts in the area should be.
(Choose one)

Right up to the
street
5%

None of the above
A significant 0%
greenspace buffer
(50 feet or more)

I don’t know, |
36%

would like to learn
more
0%

A moderate
greenspace buffer
(approx. 25 feet)
18%

I would be in favor of increasing the tree
canopy within the 135th Street study area.
(Choose one)

Strongly disagree I don’t know, |
4% would like to learn
more
0%

Disagree
9%
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I think the orientation of buildings in
residential areas in the 135th Street study

area should be. (Choose one) Right up to the
street

0%

None of the above
0%

I don’t know, |
would like to learn
more
0%

I would favor a potential “Destination Street” near 135th Street

most closely resemble the following example district:
(Choose one)

None of the above Park Place

9%

Country Club Plaza 0%

14%

Larimer Square
14%

Legacy Town Center (Dallas
Area)
4%

135" STREET COMMUNITY PLAN | Leawood, Kansas

I don’t know, | would like to
learn more



| would be in favor of a greenway or open
space in the following location: (Choose one)

I don’t know, |
would like to learn
more
5%

(#1) South of
137th and Nall
18%

(#4) Along the
creek that runs (#2) Between
near Kenneth Ln Roe and Nall,
36% north of 135th

23%

(#3) Near 137th
and Chadwick
18%

| would be in favor of which of the following land use options depicted for
the 135th Street area (Choose one)

40.0%
15.0% 15.0%
10.0% 10.0%
™ <
‘ o‘\\, . o*"» ‘ oo’b " e S &
N N N N 9 ™ <
oQ oQ oQ OQ &e, g ’b“(\
§ o
A X
& W
O
&
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I would be in favor of the following locations for
Destinations Streets (select your top three)

5.5%

i

18.2%
16.4%
12.7% 12.7% 12.7%
7.3% 7.3%
6% 6% I
s o‘:‘/ S S o° -o o° ~o° ~o
N N S N S R S N S
\960 X \9& \9@ \,0@ NS < \9& \9& \9@ &
I would be in favor of rezoning this area if
this would help to encourage redevelopment
(Choose one)
21.1% 21.1% 21.1% 21.1%
10.5%
2 (2 > (A e
fb"éz \?~°‘§® éeﬁé . \‘,’b . \5 & Q&o"
P Q S 2
QO %\ &
& <0
& A
D
O
&
N
&\
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I would be in favor of 135th Street eventually
including the following type of transit
improvements... (Select all that apply)

None of the above
17%

Express bus lines
connecting to
employment

centers
20%

Enhanced bus
service for seniors /
disabled

23%
Bus shelters and

seating areas
20%

| currently live in the following area ...

(Choose one)

None of the above  \qrth of 135th
5%

North of 135th,
between Roe and between Nall and
Mission Roe

10% 0%

Elsewhere in
Johnson County
14%

N

Overland Park
0%
South of 135th,
between Roe and
Mission
14%

South of 135th,
between Mission
and State Line
0%

South of 135th,
between Nall and
Roe
19%

Elsewhere in
Leawood
0%
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My current age is...

Under 18
0%

18-24
0%

25-35
0%

None of your
business.
0%

WHAT YOU HAD TO SAY - Keypad Polling Results from the October 17, 2013 Public Meeting

My association with this project is.... (Select all that apply)

None of the above

3%
5 _\ 0%

| work on or near 135th Street
4%

I own a business in the area
2%

I have attended the previous public meetings for the 135th Street
community plan (select one)
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The “nodal model” of development for the 135th Street area, as

Implementing the potential street network to create walkable blocks
described to me this evening, is (select one)

and unified development is (select one)

I don’t know, | would like to
learn more

A really bad idea Areally bad idea
4% 0%

A bad idea
4%

A bad idea
4%

The various densities for the different parts of the The transect idea for the 135th Street, as described tonight, is (select one)

135th Street area as shown are (select one)

Areally bad idea
0%

A bad idea
12%
| don’t know, | would like t¢
learn more
0%

Neutral
4%

A really bad idea
0%
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The option of installing a multiway “local lane” as shown along
segments of 135th Street is (select one)

A really good idea
7%

I don’t know, | would like to
learn more
4%

I would be in favor of the City exploring the following
implementation tools to promote good mixeduse
development in the study area (select all that apply)

B City purchase parcels for future
development

M City engage a master developer to
assemble and develop parcels, through
an RFP

m City offer special tax incentives for
promoting mixed-use development, in
keeping with this planning effort

M City using the zoning code or Leawood
Development Ordinance to maintain
standards or expectations for
development

m | don’t know, | would like to learn more
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Which of these nodal locations seem to make the most sense? I am in favor of the Open Space concept plan for the
(choose one)

Another option or location not
listed here
0%

Option 4
4%
I would be in favor of the City Council adopting the 135th Street Community
Plan, as outlined and described this evening. (select one)

| don’t know, | would like to learn
more
7%
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135th Street area as shown. (select one)

I don’t know, | would like to

learn more

Strongly disagree
0%
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I currently live in (select one)

Elsewhere in Johnson County

. None of the above
4% \ 4%
Overland Park’

4%

4%
Elsewhere in Leawood
4%

South of 135th,
between Nall and Roe
0%

North of 135th, between Nall and
Roe

North of 135th, between Roe and
Mission
4%

My current age is (select one)

Under 18
4%

18-25
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| have found the public engagement process for this project to be
(select one)

I don’t know

Unsatisfactory 4%
7%
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Results of Visual Preference Survey: Public Meeting September 18, 2013

MIXED-USE RESIDENTIAL STOREFRONTS STREET FURNISHINGS LIGHTING SIGNAGE / IDENTITY

| ” ‘
= i J =1
A0, +4

-

Note: + Votes For - Votes Against = Final Score
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APPENDIX C
LDO RECOMMENDATIONS




Leawood Development Ordinance (LDO)
Recommendations

The implementation of the future street network is imperative to the
infrastructural and transportation needs for future development and
density in the corridor. The city should coordinate the development of
various parcels within the corridor to ensure new development plans
include the implementation of a fair percentage of street network infra-
structure. That is to say, if simultaneous development takes place on
two adjacent parcels, each developer is responsible for 50% of shared
road building costs. The city can determine these percentages based
on a variety of factors including but not limited to: amount of street
frontage; primary and secondary access needs; traffic requirements
as they respond to proposed densities.

LDO Recommendations

The elements of streetscape character will help distinguish districts
and bring identity to neighborhoods. The street sections provided in
this document present a unified character for the corridor but allow for
flexibility in material and design to help the City and developers work
together to build unique and distinct places in Leawood.

Development plans should identify any proposed street character types
and their associated elements. The implementation of particular street
character elements, which include but are not limited to: rain gardens,
seating amenities, bicycle facilities, can qualify development plans for
density bonuses defined by the City.

Potential LDO Revisions

The existing development ordinance works to ensure that all buildings
will have “street frontages” but the series of associated regulations
doesn't clearly define what a street frontage is or should be. The fol-
lowing points could be revised to help better explain this term and fur-
ther establish street character throughout the corridor:
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16-1-6
Use the below definition to help explain what it means for buildings to
“front” upon a public street or approved private street.

16-2-9.2D1;3;4
Combine points D1, D3 and D4 into one comprehensive section to help
define what a building frontage is and should be. All buildings shall be
designed to create a strong physical relationship with their adjacent
streets by:

 Providing a clearly defined, highly visible entrance

+ Orienting the entrance toward the street-side of the building

* Connecting the entrance and the street with a sidewalk.

LDO Recommendations: The Kit of Parts

The existing development ordinance offers developers and their as-
sociated projects a number of bonuses for the inclusion of elements
that exceed the minimum requirements. However, these helpful in-
gredients that encourage exceptional design and building are buried
throughout the document. Providing developers with a “Kit of Parts,”
or an easy-to-follow menu of elements and their associated bonuses
could expedite both the communication and application processes for
future development projects. The following is a list of potential ele-
ments recommended for inclusion in this kit:

Pedestrian Accommodations

Sidewalk Width

16-2-9.1 Performance Criteria-Public Sidewalks

The following represent minimum recommended widths per street
character type. These widths respond to the needs of each street type
and best management practices for pedestrian design.

Neighborhood Street . .............. 6’
Active Pedestrian Street .. .. ......... 8
Destination Street . . ............... 16’
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16-2-9.2 E-5 Pedestrian/Bicycle Circulation

This ordinance requires that non-residential sidewalks be placed a
minimum of six feet from the facade of a building in order to provide
landscaping between buildings and sidewalk. This requirement limits
the possible activities that could take place on an active sidewalk or
Destination Street. The city should work with property owners and de-
velopers to determine the best placement of sidewalk facilities to cre-
ate active pedestrian environments while maintaining a distinct quality
of design throughout the corridor.

Sidewalk Material

In recent years there have been numerous advancements made to
paving material technology. Some of the latest advancements include
attractive options for porous pavement (concrete) and permeable pav-
ers. Porous pavement is a type of paving that can bear traffic loads but
has a high enough porosity and permeability to significantly influence
hydrology, rooting habitat, and other environmental effects. Permeable
pavers consist of a layer of concrete (or other material) pavers sepa-
rated by joints which are filled with small stones. Water enters joints
between the solid pavers and flows through an open-graded base
back into the soil.

As development occurs in the 135th Street corridor, the amount of im-
pervious surfaces (which include elements such as pavements and
rooftops) will significantly increase. This increase impacts the quantity
and quality of surface runoff water. Surface runoff from dense devel-
opment of impervious areas can contribute to water pollution, flooding,
erosion, and loss of groundwater recharge.

Through bonuses and/or incentives, the City should work with develop-
ers to select and install permeable materials for sidewalks that meet
the U.S. Environmental Protection Agency (EPA) stormwater perfor-
mance criteria as a structural best management practice. In addition
to reducing the negative environmental impacts of development, use
of this material can help bring attention and possible marketing oppor-
tunities to new developments through the pursuit of LEED certification
and/or Sustainable SITES certification.

Crosswalk Features

To meet the City’s goals of creating a truly pedestrian-friendly environ-
ment, the following features represent some best practices for cross-
walk design and implementation that should be included in the creation
of new intersections:

16-2-9.2 E-4 Pedestrian/Bicycle Circulation

The current LDO recommends differentiating the pedestrian route
from the vehicular route at all intersections. This helps to protect pe-
destrians and gives clear signals to both pedestrians and drivers that
safe passage is preserved at these locations throughout the corridor.
The City should work with developers to ensure that crosswalk mate-
rial is either uniform or similar at all crosswalks throughout the corridor.
Uniformity and regularity in visual cues helps to reinforce the idea of
safe passage to drivers and pedestrians alike. Permeable materials
at crosswalks should be considered as best practices for stormwater
management in the area.

Vision Impairment Accessibility.
There are a number of ways to ensure that those with vision impair-
ments can access and use crosswalks in the corridor:
 Detectable crosswalk warnings (truncated domes) at both ends of
a crosswalk
» Consider audible pedestrian signals to alert those who cannot see
a signal

ADA Compatible Curb Ramps

Curb ramps should be placed to enable a person with a mobility disabil-
ity to travel from a sidewalk on one side of the street, over or through
any curbs or traffic islands, to the sidewalks on the other side of the
street.

Pedestrian Push Buttons

Well-marked, visible, and accessible to all from a flat surface at cross-
walk signals. Push buttons should be consistent with recommenda-
tions from the U.S. Department of Transportation’s Designing Side-
walks and Trails for Access.
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Crosswalk Timing

The city should work to coordinate adequate crossing times for each
crosswalk. Target crossing speed for visually impaired and elderly is
2.5 feet per second.

Differentiated Crosswalks
Crosswalk material should be visually differentiated from driving lanes.

Street Furniture

16-3-9-A-4.d Pedestrian Amenities

The existing LDO offers a 10% increase in applicable maximum FAR
for projects with substantial pedestrian amenities. Providing develop-
ers with a more comprehensive list of what these amenities could in-
clude will help developers and property owners better understand how
to achieve the City’s goals of creating excellent pedestrian-oriented
spaces, and acquire the potential bonus.

Seating is an important part of vibrant public spaces. It allows pedestri-
ans to rest, socialize, read and people-watch. The three street charac-
ter types (Destination, Active Pedestrian, and Neighborhood) represent
different levels of potential pedestrian activity. Urban design standards
recommend one linear foot of seating for every 21 linear feet of street
frontage. The recommended block size of 360 feet would require, at
a minimum, 17 feet of seating. In addition to traditional benches, the
City should work with developers and designers to produce creative
seating opportunities, such as seat walls, multi-functional art pieces
and raised planters.

Like seating, locations and amenities that allow for outdoor dining pro-
vide excellent opportunities for community members to meet, greet,
and eat. While wider sidewalks will allow restaurants to pursue expand-
ing their space with outdoor dining options, developers and property
owners could work with the City to create outdoor dining spaces in key
locations or plaza spaces throughout the corridor. Either temporary
or permanent outdoor dining amenities can create inviting and active
spaces for community gathering and social interaction in the area.

Shade also plays a key role in human comfort and pedestrian activity in
urban environments. Street trees will be the main element to produce
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shade for pedestrians, but other opportunities for shade structures, art
pieces and building amenities should be pursued to create the best
possible pedestrian experience for the community.

Street Trees

16-4-7.3 Landscaping Requirements — Other Districts

Regulations require developers to install street trees. Developers and
cities could work together to select optimal tree species for develop-
ment that responds positively to surrounding species and meets cur-
rent city regulations for size and shade.

16-4-7.4 Installation and Maintenance of Landscaping and Screening
New technologies in tree installation and design help to protect trees,
can extend their life cycle and significantly reduce the impacts of side-
walk upheaval. In urban environments, tree soil volume is most com-
monly the deciding factor of street tree health. The recommendation
of the design team is that all street trees be planted with a 1000 cubic
feet of soil. Soil that may be counted in this calculation includes un-
compacted soil with an organic matter percentage of at least three
percent. There are several methods for achieving this goal.

In areas where flush walking surfaces must be maintained , the design
team recommends several methods including suspended pavers and
underground drainage cells. Suspended pavement utilizes a structural
sound steal frame that is anchored to slabs and supports the above
pavers while leaving the soil below untouched. This system is used
for newly planted trees and can come in various sizes to fit neces-
sary requirements. These systems can be coupled together to provide
a continuous soil trench between street trees allowing trees to share
soil. They can support both concrete and pavers and the full load of
cars and trucks. These systems can be used in tight areas where the
surface material is irregular. For best results these systems should be
used in conjunction with proper subsurface drainage and permeable
pavers to allow for air and water flow between the soil and the atmo-
sphere.
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Lighting

16-2-9.2B Non-Residential Uses: Lighting

While the existing lighting guidelines described in the LDO do set stan-
dards for the lighting of parking lots and building entries, there are a
number of other lighting areas and elements that should be considered
in the design and development of urban spaces. Setting some mini-
mum standards for lighting along the 135th Street corridor will allow
development in the area to meet the following goals:

* Promote Safety “More light” is not necessarily “better.” Unsafe
glare reduces the effect of lighting, contributing to accidents and
hindering visibility.

* Reduce Costs Following professionally recommended light lev-
els to provide adequate illumination and efficient luminaires will be
more cost-effective and reduce energy usage.

» Conserve Natural Resources Inappropriate or excessive lighting
wastes energy sources and pollutes the air and water by unneces-
sarily burning fossil fuels.

* Retain Community’s Character while reducing “Skyglow,”
Leawood’s ability to see a dark, star-filled sky should be preserved
and protected. Stray and excessive lighting contributes to light pol-
lution, clutter and unnatural “sky glow.”

* The design team recommends the use of Light-emitting diode
(LED) luminaires. The following table provides standards for lamp
type, uniform ratio and average footcandle to safely and responsi-
bly light the corridor:

Lamp Type Uniform Ratio Footcandle
Light-emitting diode 4:1 1.0 Average
Light-emitting diode 4:1 2.0 Average
Light-emitting diode 4:1 3.0 Min/5.0 Max
Light-emitting diode N/a 5.0 Average

Light-emitting diode N/A 2.0 Min/5.0 Max

Bike Accommodations

The City of Leawood is currently engaged in a process to produce the
Leawood Bicycle and Pedestrian Master Plan. In order to realize this
plan within the corridor, the City should work with property owners and
developers to install bike amenities that will make this plan a reality. To

encourage these entities to take on bike amenities, the city may offer
density bonuses or similar compensation.

On-Street Bike Lane

Bike lanes are a portion of the roadway which has been designated by
striping, signing, and pavement markings for the preferential or exclu-
sive use by bicyclists. Bike lanes help make both bicyclists and motor-
ists aware of each other and provide safer conditions for both users of
the roadway.

Minimum width of bike lanes in the corridor (as recommended by the
American Association of State Highway and Transportation Officials
(AASHTO) is five feet. The design team recommends a six foot bike
lane which includes the six inch paint stripe separating the bike lane
from the car lane.

Sharrows

In some cases a sharrow, or shared roadway bicycle marking, may
be the appropriate choice to accommodate bicyclists in the corridor.
A sharrow marking designates a lane within the roadway as a shared
route for both vehicles and cars. Sharrows are most commonly used
on bicycle routes in travel lanes whose right-of-way is too narrow to
accommodate both a travel and bicycle lane, or along roads with adja-
cent to on-street parallel parking.

Bicycle Parking

In order to welcome bicyclists and bicycle activity into the corridor, suf-
ficient bike parking must be provided along community streets. The
City may work with developers and designers to select and install bike
parking accommodations.

Design guidelines recommend two bike racks for every 2,000 feet of
plaza space. Studies have found that the most accommodating bicy-
cle racks are inverted “U” racks, or variations of this form. Wave racks
have been found to limit parking capacity. Inverted “U” rack elements
mounted in a row should be placed on 30 inch centers.

In some scenarios, potentially a plaza or park space, a bicycle “park-
ing lot” may be appropriate. A bicycle parking lot is an area where
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more than one rack is installed. Aisles separate the racks. An aisle is
measured from tip to tip of bike tires across the space between racks.
The minimum separation between aisles should be 48 inches. This
provides enough space for one person to walk one bike. Seventy-two
inches (six feet) of depth should be allowed for each row of parked bi-
cycles (conventional bikes upright bicycles are just less than 72 inches
long).

Bike parking location

The location of a rack area in relationship to the building it serves is
very important. The best location for a rack area is immediately adja-
cent to the entrance it serves. Racks should not be placed so that they
block the entrance or inhibit pedestrian flow in or out of the building.
Racks that are far from the entrance, hard to find, or perceived to be
vulnerable to vandalism will not be used by most cyclists.

The rack area should be located along a major building approach line
and clearly visible from the approach. The rack area should be no
more than a 30-second walk (120 feet) from the entrance it serves and
should preferably be within 50 feet.

Bicycle Sharing Programs

A bicycle sharing program is community service in which bicycles are
made available for shared use to individuals on a short-term basis.
Parking stations are located throughout a city and allow people to trav-
el from one destination to the next, without the worry of parking, own-
ership, or maintenance. There are examples around the world of bike-
sharing programs that Leawood could potentially model in the 135th
Street corridor. Some programs are organized by local community
groups or non-profits and others have formed through public-private
partnerships.

The Multi-way: 135th Street

During the planning process, the design team has worked with staff to
create a multi-way boulevard option for developers and property own-
ers as new projects develop along 135th Street. To peak the interest of
developers, the multi-way option should present the following benefits:
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Street frontage for projects located along the multi-way is activated by
slower moving traffic and a comfortable pedestrian realm.

Easy-in, easy-out “teaser” parking located along the multi-way front-
age road provides more sales opportunities for retailers and restaura-
teurs located along the multi-way.

Development bonuses should be made available to developers for the
installation of multi-way elements along an entire block. Throughout
the design process of the multi-way, design discussions should be
sure to include traffic engineers, civil engineers, landscape architects,
and public works representatives to insure the successful design and
implementation of the boulevard. Some components to discuss will
include:

Additional median/buffer

A planted median will separate the high speed travel lanes located in
the center of 135th Street from the local, slower speed frontage lane
and parking. Derived from studies of the existing right-of-way, a desire
to create a separated pedestrian realm, and the provision of adequate
soil volumes for tree planting, the design team recommends an eight
foot planted median.

On-Street “Teaser” Parking

The on-street parking is an essential element to the success of this
multi-way. The design team recommends angled on-street parking, for
easy-in, easy-out access. The recommended dimensions are 45 de-
gree angles, nine foot space width and a 20 foot space depth.

Gathering Spaces

16-3-9-A-4

The existing LDO offers a ten percent increase in applicable maximum
FAR for projects with substantial pedestrian amenities. Providing de-
velopers with a more comprehensive list of what these amenities could
include will help developers and property owners better understand
how to achieve the city’s goals of creating excellent pedestrian-orient-
ed spaces, and acquire the potential bonus. Article 16-2-9-2F outlines
some guidelines for plaza spaces. Listed here are other gathering
spaces that should be provided to developers as options.

Pocket Park
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Pocket parks are small park-like spaces that invite pedestrians to
pause, and give urban dwellers a respite from the indoors. Seating ar-
eas and enhanced plantings can help give corridor pocket parks their
own character. These features could enhance new streetscapes and
contribute to the area’s developing identity.

Flexible/Festival Street

Festival streets give neighborhoods the opportunity to host tailgates,
art fairs, food festivals and other large events to promote the city and
celebrate its culture. A festival street expands the pedestrian environ-
ment into the street on event days, providing space for retailers, food
trucks, tailgates, musicians and vendors. A festival street can attract
pedestrians from all over the region and make the 135th Street Cor-
ridor stands out as a destination in Leawood. The wide variety of pos-
sible flexible events can also give corridor retailers exposure to new
clientele.

Outdoor Farmers Market

Designating space for an outdoor farmer’s market has proven to be a
great city amenity for developing community relationships, building ac-
tivity on streets and in neighborhoods, and boosting local businesses.

Mobile Food Vending Space

Food Trucks and Carts (Mobile Food Vending) can be a vital part of
more successful streetscapes. They offer seasonally changing attrac-
tions for daytime use by office workers and nighttime use by nightlife
patrons. They also encourage local entrepreneurship by offering an
avenue for budding chefs to build up a food and beverage business
without the high expense of opening a restaurant. Many U.S. cities, like
Cincinnati, Chicago and Denver, now offer programs to permit these
small business owners with regulated licenses. Food trucks could rep-
resent a great asset for gathering spaces like Gezer Park. They also
have the potential to create mutually beneficial relationships with local
bars and other night-life venues.

Public Art
The Leawood Arts Council (LAC) supported enhancements to Gezer
Park within the plan area. Coordination with the Art in Public Places

Initiative (APPI) and the Leawood Arts Council for the private installa-
tion of future public art should be pursued by developers.

Signage and Wayfinding

The City of Leawood has a comprehensive set of Permanent Signage
Development Guidelines to insure the aesthetic quality and character
of corridor neighborhoods. The missing element of the City’s signage
program is Wayfinding. Wayfinding is a series of elements, which can
include but are not limited to: signage, art works, or natural features in
the landscape, that improve and help to promote visitor experiences
by providing essential information needed to navigate an area. A Way-
finding program for the corridor would be an excellent addition to help
brand and promote the area into the future.

LDO Recommendations: Transect Zones

Developing responsible and successful densities in the corridor is key
to the corridor’s future and the integration of new properties with exist-
ing neighborhoods. Including language to guide developers in planning
for transitional densities and development will benefit both the corridor
and the City of Leawood.

The City should work towards establishing a system for the gradual
Transition of Development Rights (TDR). A TDR system would be
administered by the City for the purpose of transferring development
rights from open space and other amenitized areas to areas for devel-
opment.

T4 General Development Zone

This zone consists of a mixed-use but primarily residential urban fab-
ric. It may have a wide range of building types such as rowhomes,
townhouses, condominiums, and small apartment buildings sprinkled
with ground-floor commercial activity. Typical building heights in this
zone are two to three stories to buffer existing residential from taller
buildings in the denser, adjacent zone. Building frontages are a mix of
landscaping, porches, dooryards, and commercial storefronts.

Suggested Residential Density
12du (dwelling units) per acre
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Building Height Range
24ft minimum - 42ft maximum

Frontyard Setback
6ft minimum - 20ft maximum

Backyard Setback
12ft minimum from property line.

Other considerations

* Units could have direct access to a semi-private backyard or
shared courtyard.

» The provision of private parking spaces would help entice families
and older residents to living in these homes.

» Appropriate commercial tenants or buildings would include cafes,
coffee shops, corner convenience stores, wine shops, delis, gen-
eral stores, salons, dry cleaners, and other small-scale options
convenient to near-by residents.

T5 Development Center Zone

The Development Center Zone is composed of higher density mixed-
use buildings that accommodate retail, offices, condominiums and
apartments. Buildings are set close to the sidewalks to create an inti-
mate streetscape atmosphere. Typical building heights are three to five
stories high. These zones have substantial pedestrian activity so build-
ing frontages support their interests and curiosities with storefronts,
galleries, high-quality dooryards and residential stoops. This zone is
a transition from the General Development Zone to the Development
Core Zone and will therefore have characteristics from both.

Suggested Residential Density
24 du per acre

Building Height Range
24ft minimum — 72ft maximum

Frontyard Setback
18ft maximum
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Backyard Setback
3ft minimum from property line

Build-to Line
18ft from property line.

Other considerations

» Pedestrian activity will play a key role in the success of this zone.
As such, it will be important to provide ground-floor tenants that will
interest these patrons. Offices are more appropriately placed on
the second floor of these developments.

* Developments in this zone present an opportunity for Shared-
Parking (refer to page 62).

» Rooftop gardens, restaurants or event space are appropriate for
this zone as it creates visual interest for taller buildings in the ad-
jacent urban core zone and brings additional activity to this more
vibrant district.

T6 Development Core Zone

The Development Core Zone has the highest density and building
heights in the corridor. This zone also carries the greatest variety of
land uses and project types with medium to high-density mixed-use
buildings, entertainment and dining, and office. This zone may also
be appropriate for future civic or cultural institutions. Attached build-
ings in this zone form a continuous street-front of storefronts, galleries,
forecourts, and dooryards. Buildings in this zone are a minimum of
four stories and can reach heights of eight stories. This zone should
prepare for the highest level of traffic, a need for parking, and possible
transit opportunities.

Suggested Residential Density
96 du per acre

Building Height Range
48ft minimum — 115ft maximum

Frontyard Setback
16ft maximum
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Backyard Setback
6ft maximum from property line

Build-to Line
14ft from property line.

Other considerations
« Strategic planning for parking will help make this zone successful.
Consider parking structures and underground parking as opposed
to surface parking to maximize developable area and reduce sur-
face parking.
» This zone is a great area for urban plazas and festival streets.

T1 Natural Zone

The Natural Zone is composed of lands approximating or reverting to
their natural condition, including lands unsuitable for development due
to topography, hydrology, or vegetation. This zone identifies opportu-
nities for greenways and potential trail systems.

Trails could be permeable, suitable for hiking, running and biking or
could be paved and more suitable for strollers and wheelchairs. Trails
should have appropriate signage. This system could include educa-
tional components and/or art elements so long as these features do
not disturb wildlife habitats or native species.

LDO Recommendations

16-4-5.4

The existing LDO sets parking ratio requirements for each zone within
the city code. As development in the 135th Street corridor moves to-
wards transect-based planning, new developments will use the MXD
ratios and requirements outlined in sections 16-4-5.4, A through E, as
base numbers for required parking. It is recommended to employ the
ULI/ICSC Shared Parking (2005) model, following ITE Parking Gen-
eration Report land use codes.

ULI/ICSC Shared Parking Methodology (2005)

Designers, developers, and property owners should employ the follow-
ing seven steps to determine the number of parking spaces required
for new developments in the 135th Street corridor.

Step 1: Gather and review project data

» Determine the type and quantity of each land use.

» Survey existing conditions, local users, and facilities as appropri-
ate.

* Research the modal split, ride-sharing programs, transit availabil-
ity, and transportation demand management practices in the proj-
ect’s environment.

» Understand the physical relationships of the land uses.

* Discuss parking management strategies with all stakeholders, to
ensure that shared parking can occur as assumed.

Step 2: Determine parking ratios

Select parking ratios for each significant land use within a develop-
ment to represent what each of those land uses would need to accom-
modate the 85th percentile of peak accumulation of vehicles at the
peak hour. The existing LDO outlines a number of ratios for potential
land uses in the corridor in section 16-4-5.4B. Land uses not made
explicit in this section, should follow ratios listed in ITE Parking Gen-
eration, 4th Edition (2010).

Step 3: Select factors and analyze differences in activity patterns
* Monthly activity patterns
» Time-of-Day patterns
* Recommended default monthly and time-of-day adjustment fac-
tors for the accumulation of vehicles and separated parking ratios
for weekend and weekday conditions can be found in the recom-
mended ULI/ICSC Shared Parking (2005) book.

Step 4: Develop scenarios for critical parking need period
To identify the peak hour, several scenarios should be developed for
modeling parking needs.
» Consider the demand that each land use would generate in a
stand-alone mode.
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» Determine times of year and days that could potentially experience
a peak in need
» Test several times of day for each scenario

Step 5: Adjust ratios for modal split and persons per car

Parking ratios provided by the City should reflect local modal splits for
land use types. To make any additional mode adjustments, the city
should guide developers and property owners to any local surveys of
similar properties or land use types to determine modal split and num-
ber of persons per car.

Step 6: Apply non-captive adjustments

In this step, the developer, designer, or property owner should evaluate
what percentage of the users at one land use are already counted as
being parked for another land use during a certain time of day. This al-
lows for an evaluation of the non-captive ratio, or the potential number
of people who are not already present in the immediate vicinity and will
require parking.

Step 7: Calculate required parking spaces for each scenario
Total the parking needs for each land use to estimate the overall shared
parking need.

Step 8: Submit a comprehensive parking plan
Proposed developments will submit a comprehensive parking plan that
assures the success of shared parking scenarios.

Required Parking Ratios
Building Type Ratio

Residential . . . . .. 2 spaces per dwelling unit
Commercial . . ... 3 to 3.5 spaces per 1,000sf of lease space
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