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01 INTRODUCTION

Mattie Rhodes Genter (MRC)

Mattie Rhodes Center (MRC) is a community-based not for profit organization located
in the Historic Northeast community. Established in 1894, its mission is to enrich

the lives of individuals, families, and communities in a respectful, multicultural
environment. MRC serves as the fiscal agent for the “Historic Northeast — Sustainable
Redevelopment Project” Planning Sustainable Places Grant from MARC on behalf of the
NorthEast Alliance Together (NEAT).

Agencies located in or serving residents of the Northeast began meeting regularly

in 2011 to explore opportunities for collaboration and to attract additional resources

to the area. Over the course of 2012, this group was formalized into the NorthEast
Alliance Together (NEAT), a strategic alliance of neighborhood associations. This group,
facilitated by former Mayor Kay Barnes, has met for over two years and is working with
business owners, property owners, city staff, elected officials, and private developers
to develop strategies to improve the sustainability of the Historic Northeast and
implement the recommendations of prior planning efforts.

Planning Sustainable Places Grant

When the Planning Sustainable Places grant opportunity arose, NEAT identified the
grant as an opportunity to complete pre-development and business development
activities in support of their overall mission. As the application developed, participants
volunteered to support the effort. Local Initiatives Support Corporation (LISC), Hardesty
Renaissance EDC, and the City of Kansas City committed to provide matching funds;
Mattie Rhodes Center submitted the application; and additional alliance participants
provided letters of support.

Sustainable Redevelopment Project Study Team

A multi-disciplinary team, led by el dorado inc, was selected to assist the Mattie
Rhodes Center and its partners prepare a sustainable redevelopment project for the
Independence Avenue Corridor including the following projects: Transportation System
Priority Improvements, Real Estate Market Analysis, Hardesty Renaissance Planning and
Feasibility Study, and Neighborhood Conservation Overlay District Assistance.

Vireo’s responsibility was preparation of draft Neighborhood Conservation Overlay
District (NCOD) standards and guidelines utilizing the work prepared by the Kansas City
Design Center (KCDC), the City, and a wealth of previous community input as a basis
for planning and community input.
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Study Purpose

In 2012, the Truman Plaza Area Plan was adopted by City
Council (Ordinance #110976). One of the top priorities of the
Plan is to, “Revise the Independence Avenue Special Review
Districts to include more stringent design guidelines for
Independence Avenue.”

Upon discussing the various types of overlays, the community
decided that a Neighborhood Conservation Overlay District was
more appropriate to meet their needs than the existing Special
Review District Overlay. The rationale behind this decision

was that the Neighborhood Conservation Overlay can limit the
flexibility of the underlying base zoning to more effectively
match the density, intensity, or established character of an
existing area and may establish specific design guidelines,
while the Special Review District Overlay only addresses design
guidelines.

The purpose of the overlay is to establish special land use
and design regulations, standards and/or procedures, for new

MULTI-MODAL TRANSPORTATION

development, to ensure the rich historic, cultural, and multi-
ethnic character of the area is preserved and property values
are enhanced. While the Kansas City Development Code allows
Neighborhood Conservation Overlays (Section 88-225), this will
be the first application.

This report documents the study process to date, provides
background information on the character and context of the
corridor, summarizes community input collected since 2011,
presents regulatory options, and presents draft standards and
guidelines for further refinement.

Study Resources

In 1998, the City Council passed two ordinances establishing
Special Review District Overlays along Independence Avenue.
The Independence Avenue West Special Review District
(Ordinance #981058) is bound by Lydia Avenue on the west,
Sixth Street on the south, Van Brunt Boulevard on the east
and Roberts Street on the north. The Independence Avenue
East Special Review District (Ordinance #981059) is bound by
Van Brunt Boulevard on the west, Sixth Street on the south,

Winchester Avenue on the east and Roberts Street on the north.

URBAN GARDENING

In 2008, City Council adopted a new Development Code
(adopted by Ordinance #081033, last amended by Ordinance
#120939). The Development Code allows for the adoption of
Overlay Districts to address specific aspects of land use control
or development design that transcend base zoning district
provisions. Overlay districts permit greater design flexibility
than otherwise permitted by the conventional standards of the
Development Code.

In 2011, the Housing Authority of Kansas City, Missouri was
awarded a Choice Neighborhoods Initiative grant by the
Department of Housing and Urban Development to develop a
Transformation Plan for the replacement of the Chouteau Courts
apartments and revitalization of the surrounding neighborhood.
The Transformation Plan represents the culmination of the
planning process and community input. It is the revitalization
plan that will guide the community through the redevelopment
phase of the public housing development and the surrounding
neighborhood to implement the goals and objectives established
through the planning process in the categories of housing,
people, and neighborhoods.

In the fall of 2012, the Kansas City Design Center (KCDC),

a partnership of civic leaders, professional designers, and
architecture and planning students and faculty from the
University of Kansas and Kansas State University, was enlisted
to work within the Historic Northeast to create an urban

vision for the Independence Avenue Corridor. KCDC built a
model of the corridor, analyzed parcels, and assembled visual
characterizations of the corridor, among many other tasks.

Currently, the City of Kansas City, Missouri is preparing a
study to determine the alignment of the next streetcar phase.
Independence Avenue / Boulevard is one of the seven corridors
under consideration.

Study Scope Assumptions

The City Planning & Development Department in conjunction
with the KCDC provided an analysis of the existing corridor-
wide characteristics and proposed an outline (with rationale) of
subdistricts that have common characteristics / uses / history.

In addition, the wealth of community input and planning since
2011 served as a basis for preparation of the draft NCOD district
standards and guidelines, the subject of this study.
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02 STUDY OVERVIEW

This Study represents an initial strategy for the redevelopment
of an aging corridor into a pedestrian-friendly, mixed-use

area for the Truman Plaza Area community. This vision will be
realized over time as the corridor continues to change and
evolve. The goal for the study is to retain and enhance the
unique character and context of the Independence Avenue
corridor as it continues to change with renovations, additions,
and new building construction.

This study is comprised of four sections and an appendices as
follows.

Section One: Previous Studies and Community Input Sources

Agencies, business owners, property owners, city staff,
elected officials, and private developers located in or serving
the Northeast have met regularly since 2011 to explore
opportunities for collaboration and to develop strategies to
improve the sustainability of the Historic Northeast, including
the Independence Avenue Corridor.

This part of the report includes a summary of community
comments from each of the outreach efforts, followed by
identification of community input themes that informed the
“Regulatory Concepts” and served as the basis for the creation
of draft NCOD Standards and Guidelines. A summary of each
plan, with an emphasis on content relevant to this study is
included for:

e Truman Plaza Area Plan
e Paseo Gateway Choice Neighborhoods Transformation Plan
e Kansas City Design Center (KCDC)

Section Two: Corridor Profile

The Independence Avenue Corridor area is eclectic, with a range
of existing uses, characteristics, and contexts. These conditions
help shape development patterns and may influence its
perceived compatibility. Understanding corridor characteristics,
including physical conditions and dynamic aspects such as past
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and future changes, is an important part of this study.

This section outlines existing conditions in the corridor. It
begins with unique districts, or “character areas” within the
corridor, analysis of land use and zoning, and concludes with a
description of the existing overlay district regulations.

Section Three: Regulatory Concepts

This part of the report begins with a summary of design
objectives, quantitative regulatory tools, regulatory concepts,
and a recommended preferred regulatory strategy. Ten
regulatory tools are described and evaluated in this section.
The recommended preferred alternative is described in the
“Draft Standards and Guidelines” section of this report.

Section Four: Draft Standards and Guidelines

This section establishes broad standards and design guidelines
and is intended as a first step to guide future development in a
manner that addresses the important issues raised during the
previous community planning efforts.

Appendices:

This section includes study documentation, input sources, and
additional information.

Draft Standards and Guidelines

Change is inevitable. The challenge for the Independence
Avenue Corridor is finding the right balance of “change” that
does not come at the expense of losing the “sense of place”
that makes this diverse, historic community a uniquely desirable
place to live.

Across this country, early Overlay District efforts refined
formulas intended to ensure that new development “fit” with the
character of the area. But, urban design defies reduction into
formulas. By using character areas to inform design decisions
and organize design review controls, better land-use and
development outcomes may be ensured.

B e

Use of a community character framework is essential to
achieve intentional outcomes. While land use and density are
considerations by way of their influences on traffic, parking,
and utility capacity, they are poor liaisons for character.

How a use is designed and density is applied determines its
character. Community character is based on a relative balance
of quantitative and qualitative design elements.

Primary issues included:

e Defining what the community wants to preserve most.

e Defining change within an existing context of six “open
zoning” districts. The existing SRD’s provide design
standards but do not have the benefit of design guidelines.

e Defining the level of discretion. You can’t regulate
everything! What can you afford to administer and enforce, or
what can you afford not to?

e Defining the parameters of the design intent. Capturing a
“sense of place” or special neighborhood character elements
that established a baseline for decision-making and for
effective enforcement.

e Defining realistic and implementable strategies based
upon existing conditions and the long term vision of the

community. In some segments of the corridor the vision is
close to reality, therefore the design guidelines can focus on
details and retrofitting the existing environment. However, for
the majority of the corridor the magnitude of design change
desired is significant. For example, Area Three is riddled

with surface parking areas, vacant lots and auto-oriented
strip commercial uses. Only a few small pockets of older or
historic fabric remain. In Area Three, this study recommends
the retention of these pockets of character defining buildings
in addition to future infill development. In segments where no
sense-of-place exists, this study recommends establishment
of new design character.

Due to these broad ranging conditions, the preferred strategy
must address the big ideas to make sure that the stage is set
for transformation of the area overtime. The strategy puts forth
an effective balance of both qualitative and quantitative design
elements as a first step. It will require the repeal of two existing
SRD’s and the creation of five NCOD Sub-Districts.

Broad standards and guidelines were developed as a first step
to guide future development in a manner that addresses the



important issues raised during the previous community planning
efforts.

Organization

The draft standards and guidelines are organized into overall
corridor design guidelines, design guidelines by character area,
an overview of principles for lot and building standards, and
uses.

Draft General Design Guidelines

This section presents the draft general design guidelines that
apply corridor wide.

e Design Guidelines for Buildings and Lots

e Design Guidelines for Parks and Open Space

e Design Guidelines for Vehicular Circulation

e Design Guidelines for Multi-Modal Circulation

e Design Guidelines for Parking

e Design Guidelines for Signage

e Design Guidelines for Landscaping and Buffering
e Design Guidelines for Demolition
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Draft Design Guidelines for Character Areas

Each character area includes context-specific design guidelines
that development should meet. Objectives are then followed

by broad guidelines. Guidelines are suggested flexible ways to
meet the stated objectives. The character areas are:

e Area 1 - West Gateway (The Paseo to Brooklyn)
e Area 2 - West (Brooklyn to Benton)

e Area 3 - Central (Benton to Van Brunt)

e Area 4 - East (Van Brunt to Hardesty)

e Area 5 - East Gateway (Hardesty to Ewing)

Draft Lot and Building Standard Principles

This section includes lot and building standard principles. The
intent of the design standards is not to replicate the successful
buildings in other areas of the corridor, but to replicate the
spatial arrangement of buildings, parking areas, pedestrian
areas and building configurations that are successful today and
desired by the community for the future.

Draft Uses
This section includes permitted and non-permitted uses.

Establishment of Character Areas

As a first step, the creation of five Character Areas applied
uniformly across the corridor is recommended as a design tool
to more effectively direct change.

Through the use of the character areas, a system of
relationships that is larger and more comprehensive than the
design of an individual building is created. The organization of
this variety of factors, including site design, building design,
landscaping, etc., all contribute to the “urban design” of an
area.

Character Areas are smaller areas within the larger Overlay
District area that are envisioned to have unique character

and development standards over the long term. The different
Character Areas are based on current development patterns to
create a built environment that is consistent with the vision for
the area.

Context specific design guidelines are provided for each
character area. These guidelines are based on design objectives
derived from existing features that are valued and from a

vision for each area in which new characteristics may also be
introduced.

Area 1: West Gateway (The Paseo to Brooklyn)

The West Gateway Area lies between The Paseo and Brooklyn
Avenue. This area differs from most character areas in that the
uses are primarily institutional and are seen with open space
surrounding them. The intent for this area is to enhance

and support existing institutional anchors and encourage
redevelopment of the areas nearest The Paseo. Continuing the
tradition of free-standing buildings with open space in front,
incorporating design that includes signature building elements
that give landmark qualities to properties is a primary goal.

Area 2: West (Brooklyn to Benton)

The West Character Area lies between Brooklyn and Benton
Avenues. The intent for the area is to encourage development of

neighborhood mixed-use specifically at the Prospect Node and
integrate appropriate residential building types. The
development emphasis in this area will be to reinforce transit
oriented development, pedestrian orientation, and encourage
new buildings to be consistent with the historic building
patterns of the area.

Area 3: Central (Benton to Van Brunt)

The Central Area lies between Benton and Van Brunt Boulevards
and is framed on all sides by other character districts. Today,
this area lacks a strong sense of identity and is a place where
creation of a new context could occur. The intent for this area is
mixed-use neighborhood uses interspersed with medium / high
density residential with a strongly defined street edge and
active open spaces.

Area 4: East (Van Brunt to Hardesty)

This region of Independence Avenue has less historic
influences and more suburban style commercial and residential
development. The intent for this area is to enhance the
auto-oriented character of the East area while promoting
sustainable development and a higher standard of design
through landscaping, access management and transit, signage,
mixed-use development standards, and an enhanced pedestrian
environment.

Area 5: East Gateway (Hardesty to Ewing)

The East Gateway Area lies between Hardesty and Ewing and is
characterized by a mix of oddly-shaped blocks and lots and a
mixture of auto-commercial oriented uses, industrial buildings,
and single-family homes. The intent for this area is to provide
for a wide range of appropriate commercial (retail, office, light
industrial), and encourage development of community mixed-
use over time. The development emphasis in this area will be

to protect the existing neighborhoods that are immediately
adjacent to the Corridor from the higher intensity uses in the area.

NEIGHBORHOOD CONSERVATION OVERLAY / 81
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03 NEXT STEPS

This study is intended as a first step towards preparation of

an application for designation of Independence Avenue as a
Neighborhood Conservation Overlay District. This application
for NCOD will be the first Neighborhood Conservation Overlay
District application in the City and will require further input and
direction by the City Planning and Development Department in
association with input from the community as an application for
designation is prepared.

Recommended next steps are broken into two phases:
Application and Change.

Step One:

Using the results of this Study, MRC should work with the City
Planning & Development Department to review, refine and agree
upon the appropriate next steps in pursuing the first NCOD
application process under the new zoning ordinance. Key issues
will include: agreement on the level of intervention appropriate
for each Character Area based upon market conditions,
demolition, administrative process, type of committee structure,
agreed upon content of the final ordinance, standards and
guidelines, and coordination with the existing Historic District
Overlays and Parks and Boulevard Standards.

Step Two:

Following development of an agreed upon direction in Step One,
MRC, with the City as its partner, should present and solicit
community input on the recommendations of this study, NCOD
administrative review, and committee structure requirements.
This meeting is in addition to the meeting required as part of the
adoption process outlined below.

Step Three:

Following receipt of community input from Step Two,
MRC should work with the City Planning & Development
Department to complete an application package and make final

adjustments to the draft standards and guidelines. Application
requirements include submission of the following, broken out by
responsibility:

> Mattie Rhodes Center

1. An application with a fee.

2. A petition requesting NCOD district designation signed by
a simple majority (50 percent + 1 property owner) of the
property owners within the proposed district; or the City
Council, the City Plan Commission, the overlay design review
board, or the City Planning and Development Director, acting
on the City’s behalf.

3. This Study which includes:

a. A statement of justification that points out the factors
which render the area of request eligible for NCOD
classification and explains in detail how and why such a
classification would be in the best interest of the city as
a whole.

b. A description of the prevalent architectural and cultural
attributes of the area, supported by a map denoting
examples of such attributes.

c. Draft Standards and Guidelines.

d. Identification of Uses in the district as a whole and in
all subdistricts that are allowed or prohibited in the
underlying base zoning districts.

> The City

1. The City Planning and Development Director must determine
the eligibility of the application area in accordance with
88-225-03 and prepare the application in accordance with
88-225-02-D.

a. If the City Planning and Development Director
determines the application is complete and the area is
eligible, a letter of completeness and eligibility must be
issued to the applicant.

2. Once an area is determined eligible for NCOD classification:
a. A public meeting must be scheduled to inform property
owners in the proposed district of the nature of the
pending NCOD request. The notice of the time and place
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of the meeting must be mailed to all property owners 7. Alist of the names and addresses of all property owners would be familiar with the design guidelines, standards, Step Two:
and registered neighborhood organizations in the and residents in the area of request. each character area, or other information about designing

o _ N . _ o 1. GIS Analysis & Site Inventory: As development conditions
proposed district. 8. A list of all neighborhood associations or other new construction or additions to be compatible with existing improve along the corridor, more precise standards can be
b. Following the initial meeting, community meetings ' conditions.

L . . developed for one or more Character Areas. If appropriate,
must be held to receive input from property owners to organizations representing the interests of property

: T : these dimensions and measures may be used to calibrate
determine the characteristics of the neighborhood and owners In the area of request. This list should include such 5 o0 andbook: Develop an illustrative design handbook densities and percentages, establish dimensional standards
regulations needed in the NCOD ordinance to preserve

to assist property owners, designers and builders with and determine yields in creating precise regulatory
those characteristics. Planning staff will work with the compatible, context-sensitive design. Design handbooks provisions that relate to character by all lots within a

information as the officers’ names, mailing addresses, and
phone numbers.

neighborhood to create the standards and guidelines. A typically show how various building components, such as Character Area.
draft of the NCOD ordinance will be made available for roof forms, storefronts, and architectural details, can be e Building mass can be tested using building permit data,
et o st o oA e e b s
3. An ordinance for one or more sub-districts. City staff also requested identification of additional options for isti conditions, and parking requirements can be compared
y . a N P existing character areas. to existing parking demand within the community.

4. A map showing the existing zoning and uses on all of the future evaluation to address long-term objectives. « Completion of an inventory that accurately categorizes
‘and In the area of request, and on all of the fand within 3. Awards Program: Establish an awards program for buildings according to their character will allow for a
300 feet, including streets and alleys, measured from the 1. Promote Design Assistance: Start a design assistance recognition of highly compatible projects that stimulate better understanding of what elements produce a certain
boundary of the area of request. program that aims to enhance character compatibility investment in properties as well as encourage owners to character.

through the assistance of experienced professionals with maintain compatibility within the corridor.

5. Preparation of District and Subdistrict Zoning Map success in urban design. A design assistance program can

Amendments. take into account information about the character areas.
6. A map denoting examples of architectural and cultural For example, professionals that are part of the program
attributes.
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01 INTRODUCTION

As described in the Introduction, agencies, business owners,
property owners, city staff, elected officials, and private
developers located in or serving the Northeast have met
regularly since 2011 to explore opportunities for collaboration
and to develop strategies to improve the sustainability of the
Historic Northeast, including the Independence Avenue Corridor,
the subject of this Study.

This part of the report includes a summary of community
comments from each of the outreach efforts, followed by
identification of community input themes that informed the
“Regulatory Concepts” and served as the basis for the creation
of draft NCOD Standards and Guidelines.

The public process for each study has provided a range of
outreach venues and comment to draw from. A summary of each
plan follows with an emphasis on content relevant to this study.
They include:

Truman Plaza Area Plan

1. Public Process

2. Community Vision and Goals

3. Community Input
- Questionnaires and Surveys
- Workshops

Paseo Gateway Choice Neighborhoods Transformation Plan
1. Public Process

2. Community Input

Kansas City Design Center (KCDC)
1. Area Workshops

Community Input Themes



STEERING COMMITTEE

02 TRUMAN PLAZA AREA PLAN

This Plan represents the collective vision and road map for the
Truman Plaza area. Independence Avenue runs through the heart
of this urban area. Neighborhoods are dense and commercial
and industrial areas are adjacent to those neighborhoods.

The concepts, direction and final recommendations in this
Plan are a result of an inclusive public process that identified
and addressed the weaknesses, challenges, strengths and
opportunities in the plan area. The planning process included
the following engagement methods:

Steering Committee

A citizen-based steering committee appointed by the mayor
articulated overall directions and reviewed principles and
concepts throughout the planning process. The steering
committee included residents, property owners, business
owners, and representatives from area institutions.

STEERING COMMITTEE

Technical Advisory Committee

Technical expertise and guidance was provided by staff
members from the City of Kansas City and representatives of
area agencies.

Public Meetings

Three meetings with the public were held throughout the
planning process to provide open dialogue and to help
stakeholders and residents shape the vision of the area.

MindMixer

Using the MindMixer platform, an online town hall meeting was
utilized at different stages of the planning process to gather
additional feedback and facilitate a continued dialogue.

Community Survey

A statistically valid survey was conducted by ETC Institute to
further gauge public opinions, wants, and needs while creating
this Area Plan.

Highlights relevant to the focus of this study follow.

TRUMAN PLAZA AREA PLAN

The following vision statement emerged from public workshops,
steering committee meetings, and the planning team’s
observations during the Truman Plaza Area Plan planning
process summarized earlier in this report.

Truman Plaza residents, businesses, and stakeholders take pride
in and promote their vibrant, self-sustained community which
consists of diverse, safe, historic and affordable neighborhoods
with easy access to area services, resources, and jobs.

Achieving the Vision - 5 Primary Goals

The following goals support the Vision Statement and are the
core components of the Plan. Each goal is refined through

the policies of housing,economic development, land use, and
transportation. Each goal is further reinforced by guiding
principles with associated recommendations to implement the
goals and principles.

The following summary includes those goals and guiding
principles which emphasize community character and urban
design, the focus of this report.

> Emphasize, promote, and protect the attractive and historic
character of the area’s neighborhoods and corridors.

1. Truman Plaza is an urban neighborhood full of architectural
jewels. While change is inevitable, the attractive historic
character of the area cannot be compromised. This means
respecting the architectural styles, neighboring structures’
mass and scale, and site layout and orientation that responds
appropriately to the surrounding area.

2. Truman Plaza is one of the most historic areas of the City and
the unique housing stock and styles, attractive corridors and
boulevards, and registered historic districts and structures make
Truman Plaza a true gem.

3. The attractive and historic character of the area’s
neighborhoods and corridors should be respected by any new
development which occurs. Architectural types, styles, building
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The importance of establishing
design guidelines for new
development and redevelopment,
so development is compatible with
current character.

Not Sure
12%

Somewhat
Important
31%

Source: ETC Institute (2011)
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setbacks and building materials should be compatible with the area’s historic character
and improve the overall aesthetics of the area.

> Promote safe and clean neighborhoods and decrease the crime rates.

1. There are numerous ways economic development impacts the safety and cleanliness
of an area. One of the most important impacts in Truman Plaza is improving the visual
appearance of the area by redeveloping or reusing a property. Increasing productive
uses within Truman Plaza will decrease the unproductive activities.

2. Safety and cleanliness are closely related. In the community survey completed
for this Plan, residents thought the issue that should receive the most emphasis
from City leaders over the next two years was “maintenance of residences in
their neighborhood.” The most important issue to responders is “Vacant buildings
maintenance / security / demolition.” Strategies are needed to clean up and reuse
vacant lots and buildings.

> Promote Truman Plaza as the ethnic and cultural hub of
Kansas City, Missouri

1. Nowhere in the region is there such a rich variety of races and ethnicities as there
is in Truman Plaza. Twenty percent of residents are foreign born, and approximately 52
different languages are spoken. Many cities have culture specific areas, “Little Italy” or
“China Town,” but with Truman Plaza, cultures from all over the world are represented
and intermixed. Truman Plaza will become to culture what the Crossroads District is to
art.

2. The unique ethnic and cultural diversity of the Truman Plaza should make it a
destination within the City. Economic development strategies should be utilized to
promote it as the hub of said activities.

> Attract businesses and organizations that increase employment for area residents.

1. Attraction and retention of any business is positive, but businesses and organizations
that employ area residents is a primary objective for Truman Plaza. Truman Plaza is one
of the few areas in the City that has a mix of service, production, education, and many

other job sectors within close proximity to a large resident pool of potential employees.
Truman Plaza will showcase a proper work / live balance.

> Capitalize on and encourage a walkable layout of the community and promote
multi-modal transportation.

1. Sidewalks are the norm in the Truman Plaza area, not the exception; and transit
service is bustling. To capitalize on this, improvements are needed to enhance

the system and new development must adhere to a complementary form of urban
development.

2. A strength of Truman Plaza is its layout that easily allows a pedestrian, bicyclist,
driver or transit user to meet their daily needs. All new development and redevelopment
must connect into the various modes of transportation and provide the most direct
routes possible for pedestrians.

Community Statistically Valid Survey

ETC Institute administered a community survey for the Truman Plaza Area of Kansas
City, Missouri, during June and July of 2011. The information gathered from the survey
helped to inform development of 5 Primary Goals with emphasis on area identity, the
subject of this study. For more information on the survey see the City of Kansas City,
MO website.

> Findings Relevant To Study

e Satisfaction with Characteristics of the Community.
When asked to prioritize various characteristics based on what should receive the
most emphasis from City leaders over the next two years, their top three choices
were the maintenance of residences in their neighborhood, the condition of streets
and bridges, and the overall image of their neighborhood.

e Importance of Preserving Area ldentity.
Eighty-one percent (81%) of those surveyed in the Truman Plaza area felt that it was
important to preserve the historic buildings and heritage of the area; 6% said it was
not important and 13% were not sure.

e Importance of Design Guidelines for Future Development.
Eighty percent (80%) felt that it was important to establish design guidelines for



future development so that it was compatible with the character of the area; 8% felt
it was not important and 12% were not sure.

e Area ldentity Issues Most Important to Residents.
When asked to prioritize the most important area identity issues to residents, the
first choice was vacant buildings maintenance / security / demolition, the second
choice was vacant lot maintenance / upkeep / reuse, and the third choice was
sidewalk maintenance.

e Goods and Services.
Goods and services that would be used if they were available in the community
were groceries (87%), gasoline (77%), pharmacy items (76%), and hardware /
building supplies (74%).

When asked to prioritize, residents would most like to see groceries (first choice),
restaurants other than fast food (second choice), and doctors and dentists (third
choice) added or expanded in the Truman Plaza area.

e |s the neighborhood pedestrian friendly?
Fifty-five percent (55%) said the neighborhood was pedestrian friendly and 45%
said it was not. Residents were then asked what would make the neighborhood
more pedestrian friendly, and 67% said a reduction in crime, 47% said more and
better sidewalks, and 31% said a reduction of traffic speed.

e |s the neighborhood bicycle friendly?
Forty-six percent (46%) said the neighborhood was bicycle friendly and 54% said
that it was not. Residents were then asked what would make the neighborhood
more bicycle friendly, and 49% said bike lanes, 42% said “share the road signs,”
33% said reduction in the speed of traffic, and 31% said more trails.

e Support for High Density Development (uses) Near Rail Stations to Promote
Ridership.
Forty-nine percent (49%) of those surveyed were very or somewhat supportive; 14%
were not supportive and 37% were not sure.

Percentage of "Very Important”

Vacant buildings

How important is it to preserve the
historic buildings and heritage of the
Truman Plaza Area?

. . - 72%
maintenance/security/demolition ~
Graffiti prevention/removal 70%
Vacant lot 0%
maintenance/upkeep/reuse
Streetlights 69%
Sidewalk maintenance 61%
Stormwater management (prevent

. 59%
flooding)
Code enforcement 55%
Enhanced streetscapes
: - ; 53%
(sidewalks/lighting/seating)
Public plazas, gathering spaces,
P g g sp 359
pocket parks
Additional community gardens 33%
Public art 30%

Source: ETC Institute (2011)

Very

Important
54%

Somewhat
Important
27%

Source: ETC Institute (2011)
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mindmixer

The historic structure, in the middle of
this picture, burned down, concern over
what would take its place started this
conversation.

The north side of Independence at
Prospect is part of a Historic District.

— = ' - — ——= This building is uniquely curved to the

- intersection.
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MindMixer acts as a Virtual Town Hall. The Truman Plaza MindMixer was used to gather
ideas from citizens about six different topic areas. The six different topics were:

1. Transportation and Infrastructure

2. Neighborhoods

3. Urban Design and Community Character
4. Land Use

5. Economic Development

6. One Thing Today

The Virtual Town Hall site went live in March 2011 and stayed open for participation
through early May. Over 1,367 total visitors participated. This section provides a
summary of relevant results.

Topic Three: Urban Design + Community Character

While the land use topic is very much about function, urban design and community
character are very much about form and appearance. If land use defines where
and how future development is to occur, urban design and community character
provide direction for what it should look like. Communities that value urban design
and community character place a special emphasis on the “look and feel” of new
development.

e What neighborhoods in town have a desirable “look and feel”?

e What commercial areas in town possess quality design characteristics?

e What kinds of design elements would you like to see present in Truman Plaza?
e What are the places with historic significance that need to be preserved?

Overall ideas were collected ranging from streetscape, community character,
preservation, etc. All ideas relevant to this study follow.

> Recognize The Differences Between Neighborhoods

The neighborhoods north / northwest of the railroad tracks seem very different than
the neighborhoods to the south / southeast. The northern neighborhoods generally
seem to have larger, higher quality housing, much of which is “historic.” The southern
neighborhoods generally seem to have more modest, “working-class” housing. | think
both offer some tremendous values, but they cannot be promoted the same way.



> Trees are important

Trees can play several important roles throughout the area. The
mature trees add tremendous character to the neighborhoods,
unlike the sterile suburban subdivisions with their “contractor”
stick trees. Trees can also play an important role in buffering
sound and views along the I-70 corridor. And, given the need
to improve air quality along I-70 and the railroad tracks,

trees could actually provide health benefits throughout the
neighborhoods!

> Preservation and Rehabilitation

Environmentally sustainable preservation of the housing stock
and building stock is preferred. In doing so the environment
is a winner and the economic benefits are job creation. Some
uniformity on the commercial signage should be incorporated.
Use LEED certification where feasible.

> Streetscapes

The streetscapes created along Independence Boulevard and
to a small degree on St. John have really helped to beautify
and maintain the character of the neighborhoods. Streetscapes
should be employed throughout the area. Wherever possible
utility transmission lines should be buried.

> Modest, affordable workforce housing

Not all of the housing stock is historic and architecturally
interesting. Much of the existing housing stock was built as
modest and affordable housing for the blue-collar workforce.
It can still serve that purpose. Call them “starter” homes

or “simple” homes, but emphasize their affordability and
accessibility.

> Targeting Key Properties

We need to identify those key properties that create a negative
image for whole blocks / neighborhoods and throw every
available resource at them. Call and lodge complaints about
dangerous conditions, report overgrown weeds and trash, check
to see if the property taxes are delinquent or if there are liens
for mowing and clean-ups, and report any suspected criminal
activity on-site. Make City staff very aware of these properties

structures built
to the sidewalk

landscaping
adjecent to sidewalk consoudated

driveways

PREFERRED ILLUSTRATION FROM CHESTNUT TO PROSPECT (SOUTH SIDE OF INDEPENDENCE AVENUE)

and their issues - and they will respond by making the property
owners take corrective action. If the owners don’t make the
corrective improvements, then pursue seizure of the property
through the courts and take care of the problems ourselves.

> Neatness Counts!

While I support historic preservation and rehabilitation, at the
most basic level neatness does count. Where there is trash
and litter blowing around the neighborhood, unmowed yards
with scrub trees growing in the fences, inoperable vehicles on
cement blocks, and houses that look shabby, there is no pride
in ownership of the neighborhood. Let’s show our pride by
keeping our properties neat and clean! Fix the fence, mow the
yard, rehang that gutter, pick-up the trash and litter, get rid of
the junk cars, paint the trim...take some pride in your property!
I don’t care if your house is architecturally compatible with the
neighbor’s or not; I do care if it looks like Hell!

> Coffee Shops!

Let’s court the Roasterie or Broadway Cafe (Westport) for some
branch locations in the Northeast neighborhoods. They would

be a great and needed addition, especially near the 18th & Vine
area. How about the now vacant KC Statuary building at 12th &

unique, continuous
storefronts

sharad parking
at rear of bullding

landscaping

second story uses,
¥ i such as residential

transparent windows

on-street parking (not covared)

sldewalke

Monroe - a great historic brick building. Another great location
would be the old firehouse (now vacant) on 12th near Indiana.

> Community Character and Questionable Businesses

We have the opportunity to develop the multi-national / ethnic
character of our neighborhood(s) by promoting multi-ethnic
restaurants, grocers, and businesses. I'd like to see the removal
of businesses that exploit women and children, increase crime
and lower property values in Truman Plaza. | am specifically
referring to the removal of any sexually oriented business
(SOB), and more specifically, Shady Lady (12th & Chestnut), and
Ray’s Over 21 Bookstore (Independence Avenue, across from Mi
Mercado). While we cannot duplicate another Brookside, we can
certainly demand the integrity and decency of our people. There
is already high prostitution traffic in our area, and | believe
these businesses contribute to that. Jackson County officials
have been very effective in placing legislation that limits

what these businesses can and cannot do, but | would like to
improve the character of Truman Plaza with the removal of these
businesses altogether.

To see the full chain of discussion, see the Truman Plaza
MindMixer report on the City of Kansas City, MO website.

As part of the Truman Plaza Area Plan process, staff, City
Council, and Northeast Chamber of Commerce hosted a
charrette as part of the planning process focused specifically
on the area from Wabash to Chestnut, but implications were
further in reach. The result led to recognition of the need for

a Neighborhood Conservation Qverlay District. During the
workshop, goals were identified for the area, “end products”
were discussed, and attendees defined building design, building
use / land use preferences, and next steps.

Independence And Prospect Node Goals:

1. Protect the historic structures in the area.

2. Require infill development to adhere to the historic,
pedestrian friendly layout of the area.

3. Proactively seek out and establish uses in the node that
residents desire and will use.

4. Require a standard of urban design that is pedestrian
friendly and inviting.

5. Build this intersection as the historic main street of the
Northeast.

6. Encourage environmentally sustainable “green” construction.

7. Promote local, organic redevelopment.

8. Revise zoning and/or zoning tools to require new
development and redevelopment to adhere to the desired
design of the corridor.

Building Design Preferences

The community was shown a variety of buildings and were
asked what they liked; as follows by topic.

> Urban Design

e A destination place (not a destination building) where people
can come and walk to many services

e Transparent windows (not covered by signage)

e Unified signage

e City, not suburban layout
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This building is built up to the street (sidewalk), and on-street
parking is adjacent to the sidewalk.

Signage on windows blocks a person’s view into a store and does
not allow persons inside a store to keep an eye on the street.
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e Eco-friendly

e Character

e Buildings that complement the history of the area

e Eclectic urban community

e Architecture / design that is specific to Kansas City

e Architectural design

e Historic architecture

e Unique facades

e Continuous storefronts (along street edge)

e Use roofs (for gardens, terraces, etc.) don’t waste the space

> Land Use

e Residential above businesses

e Businesses have individual uses and hours

e More uses, less space

e Multi-use destination — not single use or building destination

> Streetscape / Public Realm

e On-Street Parking

e Landscaping on / around sidewalks and in parking lots

e Shared Parking — not one lot for each building or use

e Parking behind buildings

e Different street materials (defined pedestrian walkways)

e Wide sidewalks, ensure sidewalks are wide enough in future
developments, may need wider sidewalks for sidewalk cafes

> Multi-Modal / Transportation

e Pedestrian Friendly — Buildings built up to the street
(sidewalk)

e Transit friendly

e Fewer access points — easier for traffic (fewer turning points
into traffic), more continuous sidewalks (fewer interruptions)

Building Use / Land Use Preferences
> Desired uses along the corridor:

e Coffee Shop

e Nice liquor store

e Small businesses

e Nice ethnic restaurant

e White table cloth restaurant

e Uses similar to 39th Street West and artisan businesses like
on 18th Street

e Farming Coop (where neighborhood gardens could sell
produce)

e Responsible Franchise (franchise that is successful and
respects unique areas, does not just apply their “model”)

> Undesirable Uses Along The Corridor:

e Any “Adult” use
e Scrap Yards

e Junk Yards

e Check Cashing
e Pawn Shops

e Fast Food

Next Steps

Workshop attendees indicated their desire to revise the
Independence Avenue Special Review District Guidelines.
Revising the guidelines is included as an implementation item of
the Truman Plaza Area Plan.



03 PASEO GATEWAY TRANSFORMATION PLAN

The Housing Authority of Kansas City, Missouri was awarded a Choice Neighborhoods
Initiative grant by the Department of Housing and Urban Development to develop

a Transformation Plan for the replacement of the Chouteau Courts apartments and
revitalization of the surrounding neighborhood. See http://www.paseogateway.com/ for
more information.

The Paseo Gateway Study Area physical boundaries are defined by the Union Pacific
Railroad line to the North, Chestnut Trafficway and Prospect Avenue to the east, East
9th Street to the south and US Highways 1-29/1-35 to the west. The Study Area includes
portions of three distinct neighborhoods including Pendleton Heights, Independence
Plaza, and Paseo West.

The Paseo Gateway Study Area serves as the western boundary of the Independence
Avenue Character Area Study.

The planning process included the following engagement methods.

Steering Committee

To establish community ownership of the concepts and plans for the Paseo Gateway
Choice Neighborhoods Transformation Plan, a Steering Committee was formed from
local leaders who would represent the key components of the Plan: Health and Quality
of Life, Housing and Neighborhood, Economic Development, and Education. Sub-
Committees were established under each of those categories which would involve
participants from the neighborhood, local businesses and government agencies.
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To launch the year-long planning initiative, a full day was dedicated to introducing
residents, community stakeholders and partners to the Chouteau Courts / Paseo
Gateway planning process. The stakeholders and partners attended a meeting where
they heard from leaders and organizations who introduced the planning area and
the major components of the final plan, attended a bus tour of the neighborhood to
understand area context, and held an evening community meeting which introduced
the residents to the goals and objectives for the initiative, followed by small group
discussions about the preliminary opportunities and concerns of area residents.

The feedback from the resident groups focused on housing and neighborhood,
transportation and walkability, safety, economic development, and services.

*
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Public Meeting #2 November 17, 2011

A second community meeting was held to present preliminary
data on the Study Area and to meet in small groups with
residents to discuss neighborhood assets, issues and what

the community would like to see in future planning for the

Study Area. The residents clearly demonstrated that they are
invested in the Paseo Gateway and would like more information
on planning, re-use of the Chouteau Courts site, the mix of
replacement housing, the impact on the public-housing waiting
list and the sources of funding needed for implementation of any
planning activities.

June Visioning Workshop June 13, 2012

A 2-hour visioning session was held with community
stakeholders, businesses and agencies that have an interest
in creating a Redevelopment District within the Paseo Gateway
neighborhood.

Following are issues and priorities relevant to the focus of
this study resulting from the discussion.

Proposed Corridor Land Use

> Independence Avenue

e Restaurants, retail, cultural hub, celebrate diversity,
marketplace, gateway

e West Independence is more prosperous than East
Independence

¢ High traffic, transportation and redevelopment

e Assets — University Anchor, CID Implementation

e Traffic / transit spine

e KCUMB District Identity

e Priorities — Remove 7-11, make a more consistent image

e Improve walkability, address industrial transit and
transportation

e Chouteau Courts can act as a catalyst

> The Paseo
e Vision of a green connection south of 9th to Independence
e Park and Boulevard
e Public Civic space

PUBLIC MEETING NOVEMBER 17, 2012
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e The neighborhood could adopt it (the boulevard)

e Mixed-use Development can attract other uses to the
neighborhood

e Priorities are to manage public space

e Get rid of vacant buildings

e Improve wayfinding and walkability

e Getting rid of the motels is the catalyst

The Transformation Plan represents the culmination of the
planning process and community input. It is the revitalization
plan that will guide the community through the redevelopment
phase of the public housing development and the surrounding
neighborhood to implement the goals and objectives established
through the planning process in the categories of housing,
people, and neighborhoods.
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04 KANSAS CITY DESIGN CENTER

In the fall of 2012, the Kansas City Design Center (KCDC), a partnership of civic
leaders, professional designers, and architecture and planning students and faculty
from the University of Kansas and Kansas State University, was enlisted to work within
the Historic Northeast to create an urban vision for the Independence Avenue Corridor.
The Mid American Regional Council commissioned the KCDC to study Northeast and
create designs for different sections along the corridor.

Students studied everything from peak bus times to density and topography influences
to area roads that affect Northeast and more. They built a model of the corridor,
analyzed parcels, and assembled visual characterizations of the corridor, among

many other tasks. Students met with Northeast stakeholder groups and incorporated
ideas from those meetings. The stakeholder group included the Northeast Kansas City
Chamber of Commerce, NorthEast Alliance Together (NEAT), the Mattie Rhodes Center,
The Don Bosco Centers, and the North-East Public Library.

Some of the design ideas include using strategic infill, planning for the future and
creating a transportation hub underneath the Armour bridge for light rail and the
streetcar, repurposing the shuttered former Thatcher Elementary School into a
performing arts space and reworking streets to better connect Northeast to downtown.
One of the goals is to better connect Northeast to downtown Kansas City, the River
Market and Columbus Park. One proposal is to change Admiral Street into a two-way
street to create better access to downtown and re-work the intersection at The Paseo
and Independence Avenue to improve traffic flow and make it more pedestrian-friendly.

The planning process included the following engagement methods.

Stakeholder Meeting: September 6, 2012

Students began meeting with Northeast stakeholders groups on

September 6, 2012. The stakeholder groups included the Northeast Kansas City
Chamber of Commerce, NorthEast Alliance Together (NEAT), the Mattie Rhodes Center,
The Don Bosco Centers, and the North-East Public Library. Input collected relevant to
the issues of this study included: streetcar implementation, zoning issues, quality of
urban environment, and types of uses.
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Public Design Charrette #1: March 3, 2013

On March 3rd, KCDC hosted the first of two public charrettes for the Independence
Avenue Urban Vision Study project. Public leaders and community members attended the
charrette to view the project progress and voice their input. KCDC students gave a brief
presentation of the project and collected community input through visual preference and
discussions at working stations.

East Ujsiasl - West Diatrict
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> Visual Preference Survey

The visual preference exercise allowed participants to tell KCDC what they liked and
disliked about issues such as: color, building size, architectural style, parking strategy,
building use, signage, sidewalk, and building placement. Writing comments were collected
on large boards by sub-districts, divided into East, West and Central areas.
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Specific Design Issues A summary of comments relevant to the focus of this study
is located in the Appendix. Conversations were categorized
into four primary areas: Businesses, Transit / Transportation,
Employment, and Perception.

More detailed written comments were collected for specific
design issues such as: seating, signage, transit shelter & bike
rack design features, waste receptacles, lighting, crosswalks,
and urban furniture.
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Public Design Charrette #2: April 15th, 2013

On April 15th, KCDC hosted the second of two public charrettes
for the Independence Avenue Urban Vision Study project. Over
60 professionals, public leaders, and community members
attended the charrette to view the project progress and voice
their input. KCDC students gave a brief presentation of the
project and then split into smaller groups for discussion.

Final Presentation and Open House:
Thursday, May 16th, 2013

KCDC held its Spring Open House, Thursday, May 16th to unveil the results
of the year-long study of the Historic Northeast neighborhood. Many
professionals and community members attended the reception, along with
several friends and family members of KCDC students. Draft justification for
the Neighborhood Conservation Overlay District is located in the Appendix.




“This study is intended as a first step towards preparation of
an application for designation of Independence Avenue as a
Neighborhood Conservation Overlay District.

The purpose of the project was to generate an urban vision
study for a 4-mile stretch of Independence Avenue in the

NE Kansas City including its extended urban context, and by
building on the existing planning documents and redevelopment
initiatives, render a more tangible design proposition for
strategic transformation and urban improvement of the Study
Area. The most challenging question that needed to be come to
terms with was the issue of a ‘disjointed city:’ an urban scape
made of the patches of imposing historic structures, vacant and
disused lots and structures, ad hoc and colloquial street

front architecture, the forgotten geography of the city beautiful
imprint, and the reverberation of life of many cultures that stake
its place in it. It represents the palimpsest of the many city
incarnations written oneover another in the same place yet not
quite overlapping and leaving blank spaces in between marking
the vicissitudes of time and economy.

Grasping and analyzing this condition brought about the
realization that absent of the demand for high density
development the state of progressive vacancy, disuse and
fragmentation of urban fabric will continue to endure. So rather
than ‘dreaming up’ an idealized, stereotypical complete city
condition the design focus shifted toward seeking

to confront the unyielding reality of the place, to devise
strategies to, while not necessarily erasing, convert the inherent
problematic conditions into positive and intentional attributes
and in that discover new possibilities for urban transformation
that is true to its circumstances.

Accordingly all design interventions have been conceived as
tactical and catalytic, associated with critical locations and
intent on reordering, or propelling the reordering of the larger
context.” Forward written by Vladimir Krstic.

The Final Plan document can be viewed on the KCDC website:
www.kcdesigncenter.org.
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05 COMMUNITY INPUT THEMES

Agencies, business owners, property owners, city staff, elected officials, and private
developers located in or serving the Northeast have met regularly since 2011 to
explore opportunities for collaboration and to develop strategies to improve the
sustainability of the Historic Northeast, including the Independence Avenue Corridor.
As part of these processes for the Independence Avenue Corridor, members of the
community were asked to identify and describe building design features and land uses
that make the corridor a unique and desirable place in which to live, work and play.

The following sections summarize the most commonly identified urban design
preferences and land uses of value to the community.

General Urban Design

e Guidelines for future development for compatibility

e Eclectic urban community / Keep density and urban feel / Smaller footprint

e A destination place where people can come and walk to many services

¢ Bring back a sense of place

e New development complements form of urban development

¢ Non-residential design be respectful of design, site layout, density, massing, scale
of neighborhoods

e Preservation / Rehab vacant buildings

e Historic character and homes / Diversity of house style, age, and scale

GROCERIES & MORE ;
SATNS CANCAPMSMIOLATIN PRan ! ; e Uniqueness of character / Orientation towards neighbors

e Eco-friendly / LEED
e The Paseo as a gateway

Site Planning

e City, not suburban layout

e Compact pedestrian scale blocks with high lot coverage
e Integrity within blocks

e Variety in lot types

e Views through lots / Not all fenced

e More green space, trees, and landscaping

e Relatively low density
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Frontage / Setbacks

e Pedestrian Friendly — Buildings built up to the street
(sidewalk)

e Make consistent image / Unique fagades

e Continuous storefronts (along street edge)

e Preservation and architecture

Building Elements

e Buildings that complement the history of the area

e Architecture / design that is specific to Kansas City

e Historic architecture

e Transparent windows (not covered by signage)

e Remove awnings from buildings: bring back original facade
e More lighting

e Murals: not just Hispanic / urban

e Use roofs (for gardens, terraces, etc.) don’t waste the space

Other

e Unified signage
e Demolition / Vacant lots

Streetscape / Public Realm

e On-Street Parking / Bring back angled parking

e Landscaping on / around sidewalks and in parking lots

e Shared Parking / Parking behind buildings

e Different street materials (defined pedestrian walkways)

e Wide sidewalks for sidewalk cafes

e Hide utility lines

e Design solid, un-sleepable, unbreakable objects

e Smaller trash cans / weird trash cans, make sounds,
elephant, that kind of stuff

e Use public art as major part of streetscape / kit of parts:
3-mile art gallery

Multi-Modal / Transportation

e Less car-oriented design and more transit, pedestrian and
bike friendly

e Fewer access points — easier for traffic, more continuous
sidewalks

Desired Uses Along The Corridor

e Multi-use destination — not single use or building destination

e Mixed-use with density / Residential above businesses

e More uses, less vacant space

e Proximity to amenities (including parks, schools, etc.)

e Education for proper work / live balance

e Workforce Housing / Urban Single-Family / Senior Housing /
Duplexes, Row Houses / Fourplex

e Ethnic destinations / Diversity

e Uses similar to 39th Street West and artisan businesses like
on 18th Street

e Farming Coop (where neighborhood gardens could sell
produce)

e Marketplace / Cultural Hub / Gateway / Public Civic Space

e Support transit level density

e Coffee Shop / Nice liquor store

e Restaurants, Nice ethnic restaurant, White table cloth
restaurant

e Grocery / Pharmacy / Fitness Center

e Gas / Art Supply / PetCo

e Hotel / Community Center / Meeting and Event spaces

e Hardware and building supplies

e Doctors and dentist / Child Care

¢ Businesses / Retail / Production

Undesirable Uses Along The Corridor

e Any “Adult” use

e Scrap Yards / Junk Yards

e Check Cashing / Pawn Shops
e Fast Food

The corridor urban design preferences and land uses listed
above informed the development of the strategy options
described in the Regulatory Concepts section.

PUBLIC DESIGN CHARRETTE
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01 INTRODUCTION

Independence Avenue is a result of historical forces. The Avenue
was once an elegant residential street, as well as a bustling
commercial corridor served by a streetcar line. The passage of
time, along with shifting demographic and employment patterns,
change in transportation technologies, and changing consumer
preferences has impacted the Avenue. Many of the magnificent
homes and transit-oriented commercial storefronts have been
replaced by more auto-oriented strip commercial uses, vacant
lots, or surface parking.

Understanding corridor characteristics, including physical
conditions and dynamic aspects such as past and future
changes, is an important part of this study.

This section outlines existing conditions in the corridor. It begins
with unique districts, or “character areas” within the corridor, a
description of overall development patterns, and analysis of land
use and zoning. It concludes with a description of the existing
regulations.

While the Independence Avenue Corridor exhibits many features
that may be considered universal, there are in fact distinct
differences in development patterns that exist in individual
districts. These differences contribute to the perceived sense
of diversity often mentioned in the Truman Plaza Area Plan and
subsequent planning efforts. These differing characteristics

are important to consider when developing a design for new
construction or rehabilitation that will be compatible with its
context.

Some areas, for example, have a very consistent range of
building sizes or a uniform range of lot coverage percentages. In
other places, diversity exists, but nonetheless within a defined
range. Other variables, including building height, FAR, lot size
and building age contribute to the differing contexts.

Based upon available data, variables were considered in setting
forth the different character areas that are described in this

section. A total of five character area types are defined. Each
area has a unique combination of variables, but it also shares
several similarities with at least one, and often more, of the over
character areas.

Using Character Areas

The character areas can help to:
e Establish a baseline for development of standards and
guidelines.

e Inform discussion about existing context, which is a key
consideration in designing improvements that will retain and
enhance the unique character and context of the areas as
they continue to change.

e They also could be used in considering the appropriateness
of allowing variances from existing development standards,
or in determining how any potential refinements to
development regulations might be tailored to settings with
special sensitivity.

Boundaries

The map that identifies the location of the character areas help
to define general concentrations of distinctive characteristics.

> Cultural Attributes

A list and map of cultural attributes is located in the Appendix.
See KCDC report.



Per the Grant Application: This project will involve activities impacting the broader area commonly referred to as the Historict
Northeast (HNE) which is generally bounded by Cliff Drive on the north, Truman Road on the south, I-29 / I-35 on the west,
and 1-435 on the east but will primarily focus on and target resources around the Independence Avenue Corridor from The
Paseo Boulevard east to 1-435.
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CHARACTER AREA MAP

THE PASEO BROOKLYN AVENUE BENTON BOULEVARD VAN BRUNT HARDESTY AVENUE EWING AVENUE
BOULEVARD
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CHARACTER AREA 1:

Directly east of downtown Kansas City, the corridor between The
Paseo and Brooklyn is primarily an institutional area including
the Kansas City University of Medicine and Biosciences College
of Osteopathic Medicine, Don Bosco Center, Social Security
Administration Office, and Century Towers. This area is under
the jurisdiction of the Kansas City Board of Parks and Recreation
Commission and is adjacent to the Pendleton Heights Historic
District Overlay to the north.

Site Plan Features

The West Gateway area contains a high level of variety in lot
size, lot frontage, lot coverage, building height, and building F
age. West Gateway’s free-standing institutional buildings , 3
typically have a clearly defined front entrance facing the street. it
They may also be set back some distance with landscaping ""L
in the foreground. The pedestrian realm is uncomfortable due !m""lm
to adjacent surface parking lots, shallow sidewalks, lack of ' mrathe
street trees, and vehicular traffic. Dual light standards flank the :
corridor beginning at Woodland and progress east to Benton.

A street edge is defined through fencing and the occasional

building frontage.

Building Scale Features

The majority of the structures within the area are large
institutional buildings ranging from one to eight stories tall.
Building footprints range from site to site.

Architectural Features

In this area, there is no dominant style, rather the full variety
of development in the corridor is represented. Institutional
buildings exhibit a moderate to high degree of architectural
details, which contribute to a sense of scale. Brick and stone
is the dominant building material. Older structures possess
trim details with contrasting colors adding a sense of scale and
providing visual interest.

Cultural Attributes: A list and map of cultural attributes is located in the Appendix. See KCDC report. NEIGHBORHOOD CONSERVATION OVERLAY /103



CHARACTER AREA 2:

The corridor between Brooklyn and Benton has the highest
degree of urban character as defined by building materials,
setbacks, land uses, and other physical or spatial elements.
Uses include neighborhood serving commercial, institutional,
single-family, and multi-family. The intersection of Prospect
and Independence Avenue is an area characterized by a mix
of building types and sizes, with retail uses at street level and
more narrow lot widths than West Gateway. This small scale
contributes to a fine-grained character that makes the place an
interesting walking experience. This area is under the
jurisdiction of the Kansas City Board of Parks and Recreation
Commission and overlaps with the existing Pendleton Heights
and Scarritt Point Historic Districts.

Site Plan Features

This area is characterized by a combination of narrow and wide
lot widths. Within the core of this area, building fronts align.
This establishes a prominent street wall. The Prospect Node
includes wider sidewalks, multiple levels of adequate lighting,
and large trees that augment the character of this district,
making this area one of the most walkable. Minimized curb cuts
also promote walkability and safety for pedestrians by limiting
vehicular access. Dual light standards flank the corridor.

Building Scale Features

First and second floor heights are similar among traditional
buildings which helps establish a continuity of scale. Most
storefronts reflect the historic lot dimension. Many primary
streets structures are one story. A limited number are three
story.

Architectural Features

Many buildings retain features of traditional commercial
buildings with storefronts aligned at sidewalk edges.
Architectural details provide interest and convey a sense of
scale. These are from a variety of architectural styles / periods,
but most are of durable materials and high quality execution.
Many of the ground floor windows in this district are protected
with iron bars.
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Cultural Attributes: A list and map of cultural attributes is located in the Appendix. See KCDC report.



CHARACTER AREA 3:
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The area between Benton Boulevard to Van Brunt Boulevard has
commercial facilities intermixed with housing units. The
commercial facilities are not as concentrated as at the Prospect
intersection, and the lower density residential is sometimes in
conflict with the neighboring commercial development both in
terms of scale and use.

YRensing lomAve
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= Site Plan Features

This area is characterized by narrow lot widths. The Avenue

is less “pedestrian-friendly” due to an increase in curb cuts,
vacant lots, parking lots, a rise in number of privacy fences,
inadequate lighting, and the lack of trees. Parking lots
accessible by sporadic curb cuts along the Avenue give priority
to vehicles. Streetscape elements in this district are primarily
limited to infrequent benches, trash receptacles and covered

bus stops.

Building Scale Features

. o : R Pockets of older or historic building fronts are divided by vacant
i, s g RE . =55 : 3 lots and parking lots, establishing a sporadic streetwall. The

AR & Tty A - B3 ammady 8 puildings in this area of the Avenue have an average height of
two stories. One structure is five stories.
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Architectural Features

This area has a greater degree of diversity, in terms of building
age, scale and architectural styles and character than others.
One of the most notable characteristics of this area is the
presence of Hispanic influence on building fagcades. Fagades
primarily open up along the Avenue and feature brightly painted
brick. A wide range of colors adds flavor and life to the Avenue.
Buildings not clad in brightly painted brick are either homes
with wood siding or natural colored brick. Many of the ground
floor windows in this district are protected with iron bars.

Cultural Attributes: A list and map of cultural attributes is located in the Appendix. See KCDC report. NEIGHBORHOOD CONSERVATION OVERLAY / 105



CHARACTER AREA 4:

The area between Van Brunt Boulevard and Hardesty Avenue
has gradually developed as an automobile oriented “strip
commercial” center interspersed with pockets of residential.
The lower density residential is sometimes in conflict with the
neighboring commercial development both in terms of scale
and use. Automotive access patterns determine the physical
form of the area. Strong institutional assets range from historic
churches to vacant schools.

Site Plan Features

This area is characterized by a combination of narrow and large
lot widths. Building setbacks are broken by new auto-oriented
uses. Some of the buildings feature site placement completely
unique to individual chain store uses, with expansive surface
parking encircling the buildings. The exception to the sethack
standard lies at the site of the Northeast Junior High School,
which has an expansive grass lawn in front of the building as
well as mature trees near the street and sidewalk. There are
issues of frequent curb cuts, surface parking lots, and signage
near the right-of-way. Streetscape is located generally on
private property in this area and is primarily oriented around
signage and parking, resulting in a less than friendly pedestrian
environment.

Building Scale Features

Building size, scale and age in this district is widely mixed due
to the array of uses and building styles. Primary structures
range from one to three stories.

Architectural Features

This region of Avenue has less historic influences, and more
suburban-style commercial and residential development.
Architectural components are rather diverse and eclectic in
comparison to the West Gateway and West areas. Some pockets
of older commercial storefronts remain and have the potential
to add visual quality once rehabilitated. In many cases, windows
are barred over on commercial properties or not present at all.
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Cultural Attributes: A list and map of cultural attributes is located in the Appendix. See KCDC report.
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Cultural Attributes: A list and map of cultural attributes is located in the Appendix. See KCDC report.

CHARACTER AREA 5:

The east gateway area extends from Hardesty Avenue to Ewing
Avenue. Building frontage is dissected by rail lines and an old
industrial swath of land that breaks up the rhythm of the street.
Uses range from light industrial and retail / commercial to
residential as the character of the Avenue goes in and out of the
neighborhoods. Limited investment has occurred.

Site Plan Features

Setbacks vary drastically in this automobile-oriented context.
A mix of commercial chains, local businesses, and residential
homes are interspersed. The pedestrian realm is uncomfortable
due to adjacent surface parking lots, shallow sidewalks, lack
of street trees, and vehicular traffic. Curb cuts in this area
interfere with the pedestrian flow of traffic in the same way as
other parts of Independence Avenue.

Building Scale Features

The scale of buildings varies as well with the change in building
use. Typical buildings range from one to two stories with larger
building footprints. One structure is eleven stories.

Architectural Features

The character of the east gateway area has a more industrial
presence blending with commercial and residential uses.
Common materials include brick - painted and unpainted,
commercial concrete block, and residential wood siding. In
many cases, windows on commercial properties are barred over
or not present at all.
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03 EXISTING CONDITIONS

As part of past planning efforts and this Character Study, a range of variables related to development
patterns were reviewed in order to gain an understanding of the degree of consistency and the range
of diversity that exists. When these variables are considered at a corridor-wide level, they reveal an
understanding of the general character of the corridor. When examined at a finer level, they suggest
a series of smaller character areas with shared characteristics.

This section provides land use and zoning data for the Independence Avenue Corridor. The
information is extracted from the 2011 Truman Plaza Area Plan Data Book and other sources. More
information illustrating the development patterns of the Independence Avenue Corridor is located in
the Appendix.

The variety of land uses that exist within the planning area are shown in the Existing Land Use Map.

Residential

Residential uses (single-family, medium density, and high density) account for nearly half of the
planning area.

Commercial / Industrial

Existing commercial / industrial uses represent a dominant pattern along Independence Avenue. The
existing commercial uses are on relatively small parcels, typical of neighborhood commercial uses.

Key Challenges

Marginal Land Uses - The corridor’s mix of land uses presents challenges where light industrial
businesses, social service agencies, traditional residential development, vacant lots, and blighted
properties affect the perception of the entire corridor.

Redevelopment - Although there has been some redevelopment of the properties at key nodes,
the balance of the corridor is experiencing vacancies and worsening property maintenance and
appearance issues.

The following Recommended Land Use Map is based upon the values and aspirations of area
residents, stakeholders, and others who participated in the Truman Plaza Area Plan. The Plan
envisions mixed-use, compact, transit-oriented development. However, the existing base zoning
presents challenges to achieving this vision.



A Map with generalized zoning district boundaries in the corridor is shown below and
illustrates the surrounding context.
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04 EXISTING REGULATIONS
building orientation. Development, in general, remained unrestricted as to site planning and urban design until
This section summarizes the existing zoning regulations including permitted use of 1998, when the City established two Special Review Districts along Independence Avenue. These include:
the land and lot and building standards.
¢ Residential Districts ¢ Business and Commercial Districts e Manufacturing Districts e Overlay / Special Purpose Districts
The corridor encompasses eight base zoning districts. Six of those districts are
] , p. .g 9 o . R-2.5 B1-1 — Neighborhood Business 1 M1-5 — Manufacturing 1 UR - Urban Redevelopment District
commercial / industrial ranging from B-1 through B4-5, and M1-5, historically “open . ) . . o
- . , R-1.5 B2-2 — Neighborhood Business 2 Special Review Overlay District — East
zoning” or C1 — C3-b and M1), where any use allowed under the zoning ordinance . . . . .
) i o o . B3-2 — Community Business Special Review Overlay District — West
in theses categories could be developed only by obtaining a building permit. The . . . T
) , ) i ) ) i B4-2 — Heavy Business / Commercial 4 Pendleton Heights Historic District
City had little control over design quality, site plan design, landscaping, setbacks or ) ) ) . o
B4-5 — Heavy Business / Commercial 4 Scarritt Point Historic district
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The existing eight base zoning districts allow a variety of uses
as shown in the following tables.

Chapter B8 Consolidated Use Table Updated 06-11-2012
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> Lot and Building Standards

Basic lot and building standards for all development in the
existing eight base zoning districts are illustrated in the
following tables.
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Avg. Lot Area (ft )

B1-1 Neigh Bus 1 100,000 27,000

B2-2 Neigh Bus 2 14,400

B3-2 Comm Bus 33,700 31,700 10,067 22500 14750

B4-2 Heavy Busi 4 63,800

B4-5 Heavy Busi 4 10,900 50,000

R-2.5 Residential 96,400 26,000 4,300

R-1.5 Residential 119, 700

M1-5 Manf. 1 15,560 85,350
4 ]| |

Avg. Front Setback (ft’)

B1-1 Neigh Bus 1 30 .5

B2-2 Neigh Bus 2 36

B3-2 Comm Bus 31 13 19 21 21

B4-2 Heavy Busi 4 56

B4-5 Heavy Busi 4 19

R-2.5 Residential 55 60 15

R-1.5 Residential 7

M1-5 Manf. 1

Avg. Rear Setback (ft?)

B1-1 Neigh Bus 1 48 38

B2-2 Neigh Bus 2 67

B3-2 Comm Bus 58 67 25 46 42
B4-2 Heavy Busi 4 77

B4-5 Heavy Busi 4 36

R-2.5 Residential 154 8 15

R-1.5 Residential 25

M1-5 Manf. 1

Avg. Side Setback (ft?)

B1-1 Neigh Bus 1 40 15

B2-2 Neigh Bus 2 10

B3-2 Comm Bus 24 20 11 27 20
B4-2 Heavy Busi 4 50

B4-5 Heavy Busi 4 20

R-2.5 Residential 52 33 12

R-1.5 Residential 8

M1-5 Manf. 1 2 72
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One of the first tasks of this study was to determine what regulatory standards
applied to the eight base zoning districts. This was followed by determining which
zoning applied to what character area. This, in concert with the allowed uses, set the
framework for understanding the parameters of development.

Lot Size And Setbhack Patterns

In order to understand the “on-the-ground” conditions in the eight base zoning
districts, it was important to analyze the most common dimensions within these
districts: lot area, front, side, and rear yard setbacks.

This study includes a reconnaissance analysis of these features. As GIS analysis was
beyond the scope of this study, these features were analyzed using aerial photography.

The table to the left reflects a summary of average conditions. The analysis is
organized by zoning district for each character area. This analysis can serve as a
baseline for future evolution of the standards and guidelines as conditions in the
corridor change. See the Appendix for detailed analysis.



Enacted by Committee Substitute for Ordinance No. 981059
on November 12, 1998, there are currently two Special Review
Districts (SRD) along Independence Avenue. Each overlay has
its own requirements and exceptions. Generally, both overlays
encourage a more pedestrian-friendly environment and apply
bulk and height limitations.

e Independence Avenue West SRD: Lydia Avenue on the west,
Sixth Street on the south, Van Brunt Boulevard on the east
and Roberts Street on the north.

e Independence Avenue East SRD: Van Brunt Boulevard on
the west, Sixth Street on the south, Winchester Avenue on
the east and Roberts Street on the north.

The Districts apply to commercially zoned properties. A SRD
supplements zoning and defines physical characteristics of
property. A SRD is an overlay district that applies to property
repair, rehabilitation, or new construction. The review is
triggered by the building permit process.

The Districts provide a review of building / site design prior to
the issuance of a building permit. Standards and regulations are
adopted for each SRD that address features such as: building
scale and proportion, facade, gateways, materials, awnings, roof
lines, rear entrances, screening and buffering, signage, color,
and parking.

[ Kansas City Historic Register

- Independence Avenue East Special Review District
- Independence Avenue West Special Review District

Per the Grant Application: This project will involve activities impacting the broader area
commonly referred o as the Historic Mortheast (HNE) which i1s generally bounded by

Cliff Drive on the north, Truman Road on the south, 1-29/1-35 on the west, and 1-435 on
the east but will primarily focus on and target resources around the Independence Avenue
Corridor from Paseo Boulevard east to 1-435.

NORTH
Wilen

There are two types of historic designations in Kansas City,
Missouri. A property can be on the Kansas City (local) Register
of Historic Places or the National Register of Historic Places.
The Historic Preservation (Landmarks) Commission of Kansas
City, Missouri oversees the Kansas City Register, which is a list

of districts, sites, buildings, structures, and objects significant
in Kansas City History. Any exterior alterations to properties
included on the Kansas City Register have to follow the
Secretary of Interior’s Standards for Rehabilitation.

The map above reflects two existing Kansas City Register

Historic Districts along Independence Avenue that will require
coordination of review efforts. They include:

e The Pendleton Heights Historic District (to the west)
e The Scarritt Point Historic District (to the east)
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01 INTRODUCTION

The Independence Avenue Overlay District is the culmination of multiple public participatory
planning processes spanning over several years, as described in section two. This Study
represents an initial strategy for the redevelopment of an aging corridor into a pedestrian-
friendly, mixed-use area for the Truman Plaza Area community. This vision will be realized
over time as the corridor continues to change and evolve.

The goal for the study is to retain and enhance the unique character and context of the
Independence Avenue corridor as it continues to change with renovations, additions, and
new building construction.

This part of the report begins with a summary of design objectives, quantitative regulatory
tools, regulatory concepts, regulatory methods, and a recommended preferred regulatory
strategy. Nine regulatory tools are described in the section that could be used to address
corridor objectives and issues while meeting criteria for fairness and effectiveness. It
concludes with a recommended preferred concept and next steps.

02 DESIGN OBJECTIVES

Community comment generated by the public process for the Independence Avenue
Character Study has helped identify and clarify overall design objectives for the corridor.
Adopted Guiding Principles from the Truman Plaza Area Plan relevant to the focus of this
study follow.

Revitalize Commercial Nodes And Corridors

e Incorporate minimum design standards into the development code and enforce
equally throughout the area.

e Revise the Independence Avenue Special Review District to include more stringent
design guidelines for Independence Avenue.

Promote High Quality, Compatible Development And Prevent Encroachment

e Downzone or create overlay districts (neighborhood conservation, pedestrian,
historic) where supported by the Recommended Land Use Map and as
recommended by neighborhood residents and leaders.

Encourage Urban Development

e Encourage a dense and diverse mix of buildings and uses situated on compact
pedestrian scale blocks with high lot coverage, and typically at a higher scale and
intensity than other areas of the City.

e Small pedestrian scale blocks should be utilized in development projects. Large
“superblocks” degrade the existing street connections and are discouraged.
Preserve, enhance, and restore the existing grid network of streets. Avoid street
closures and vacations, as they erode the connectivity of the area.

e Promote the preservation of historically and/or architecturally significant
structures.

e Support the listing of historically and/or architecturally significant structures on
the National and/or Local Register of Historic Places.

e Add a dense, urban single-family classification into the Development Code or
promote the use of the neighborhood conservation overlays.

The Use Of Transit And Multi-Modal Transportation

e Encourage new non-residential development / redevelopment to site buildings
abutting streets, orient building access points to streets and sidewalks, and
provide a direct, delineated connection to transit locations where relevant.

e Apply the concepts of transit-oriented development (TOD) along the primary
transit corridors and near future transit stations. Independence is a primary transit
corridor. Stops at Belmont & St. John and Hardesty & 24th are primary due to the
high number of boardings.

e Buildings should have a primary entrance facing and directly accessible from the
public street, rather than oriented towards side or rear parking areas. For corner
lots, building entrances on both sides are encouraged.

e Emphasize pedestrian access to buildings by placing parking lots behind buildings
and placing non-single-family buildings near the street.

The corridor objectives and issues listed above provide a foundation for the strategy
options described in the Regulatory Concepts that follow.
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03 REGULATORY TOOLS

The regulatory tools included in this section can be used to address corridor issues and objectives.
These tools provide quantitative code requirements, or “design standards” for development, such as

maximum height and minimum setbacks.
Tools such as streetscape design standards and lot size standards help shape the public realm

[ ]
and the overall density of development.
Tools such as lot coverage, building coverage, open space, and landscaping standards help

preserve and promote an existing or desired character within and among individual lots.
“Building level” tools govern the mass, scale, and general design characteristics of buildings

on individual lots.

Lot size standards determine density and influence the general character of corridors. They generally

set a minimum size for lots but may also set a maximum.

Advantages of Lot Size Standards:

e |n combination with building size and number regulations, can help maintain density.
Potential Disadvantages of Lot Size Standards:

Can limit the ability to subdivide large lots.

Building coverage standards establish the maximum percentage of a lot surface that may be covered
by structures. Additional elements are sometimes excluded (in part or in whole) from building coverage

to provide additional flexibility or to promote specific design elements.

Advantages of Building Coverage Standards:

e Helps maintain open space.
Helps preserve side and rear yard areas.
Mitigates privacy impacts by discouraging larger structures from extending substantially into

L]
the rear yard.

Potential Disadvantages of Building Coverage Standards:
Could encourage taller structures if not combined with specific height or floor area ratio

[ )
standards.
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Lot coverage standards may dictate the maximum percentage of
a lot surface that can be covered by built areas such as buildings
or paved areas.

Advantages of Lot Coverage or Standards:

e Helps maintain green space.

Potential Disadvantages of Lot Coverage Standards:

e Could encourage taller structures (to allow for larger
driveways, patios, etc.) if not combined with specific height
or floor area ratio standards.

e Limits on all hard surfaces would not have as significant an
effect on building form as building coverage standards.

Setback standards limit how close buildings may be placed to the
front, sides or rear of a lot.

Advantages of Sethack Standards:

e Front setbacks help maintain a continuous pattern of open
space along a block.

e Side and rear sethack standards can protect privacy
(especially when new construction involves a two-story
building) by ensuring that buildings on adjoining lots are
separated by a minimum distance.

Potential Disadvantages:

e |n areas with varied setbacks, increased setback standards
could cause some structures to become non-standard.

Floor area ratio standards limit the total square footage of all
structures on a lot.

Advantages of FAR Standards:

e Directly relates the size of structures to the size of the lot.

e Relatively easy to understand and calculate.

e (Can be combined with lot coverage and height limits to
break down the overall scale of structures.

e (Can be used to provide an incentive for front porches or
detached garages and accessory structures.

Potential Disadvantages of FAR Standards:

e Could permit inappropriately tall or box-like structures
when not combined with other standards and guidelines.

e Could permit inappropriately large structures on large lots.

e Could constrain the building potential of small lots.

Overall building height standards dictate the maximum height a
building may reach.

Advantages of Height Standards:

e Helps ensure that structures do not loom over their
neighbors.

e Relatively easy to understand and calculate.

e (Can be used to provide an incentive for specific roof forms
that are consistent with a specific corridor character or
tradition (i.e., height may be calculated to the mid-point of
a sloped roof to encourage pitched roof forms).

Potential Disadvantages of Height Standards:

e Could permit inappropriately tall structures near neighbors
unless combined with other standards.

e (an create confusion if methods of measurements are
inconsistent.

Landscape buffering standards require vegetation to screen
incompatible structures and uses. Most frequently used where
commercial or industrial uses abut single-family residential
uses, landscape buffering may have a role in protecting the
privacy of side and rear yards or in screening parking areas
from neighbors or the street.
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Advantages of Landscape Buffering Standards:

e Evergreen vegetation provides a visual and functional screen between new
development and existing homes.

e Additional vegetation has a beneficial effect on air quality and helps reduce the
heat island effect of paved areas.

Potential Disadvantages of Landscape Buffering Standards:

e May be difficult to enforce.

The character of a corridor is substantially influenced by the design of the public
realm. Standards for street trees, the use of planting strips along the curb, and the
placement and materials of sidewalks are basic features. Streetlights and other utilities
also affect character.

Advantages of Streetscape Standards:

e (an support a cohesive street character.

Potential Disadvantages of Streetscape Standards:

e May limit individuality of front yard designs.

Regulating the number of demolitions permitted can contain the speed of the
gentrification of a neighborhood. The intent is to preserve as much of the existing
historic building stock as possible.

Design guidelines should be appropriate and acceptable - not necessarily ideal - since
an “ideal” may not work for a given location based on a number of local factors, and
they must address contextual challenges and goals because every community’s vision,
process, and policy climate is different.

Advantages of Design Guidelines:

e Guidelines can provide more clear expectations of qualitative built character
objectives than quantitative standards.

Potential Disadvantages of Design Guidelines:

e Guidelines can be developed with little regard to physical, political, market, or
regulatory contexts. The result is ideals that have little relevance to what can be.
This can set the guidelines up for failure.



04 REGULATORY CONCEPTS

Each regulatory tool discussed in the previous section could
be applied in different ways and over different stages of
development. Several regulatory options are discussed below,
including:

Apply Tools Uniformly Throughout the Corridor

Vary Their Application by Character Area

Vary Their Application by Lot Size

Vary Their Application by Zoning District

Apply Tools Only in Certain Zoning Districts or Character
Areas

6. Combined Application

A ol e

Apply Tools Uniformly Throughout the Corridor

Those tools selected to be used could be applied in a uniform
manner across the corridors. That is, their application would
not vary based on zoning district, lot size, or other criteria. For
example, a new maximum building coverage limit of 30% could
be applied to all properties in the project area.

> Advantage of Uniform Corridorwide Application:

e Simple to administer and enforce.

> Potential Disadvantage of Corridorwide Application:

e “One Size Fits All” — may have unintended consequences
due to its broad application in all situations.

Vary Application by Character Area

The selected tools could be applied differently depending on
the character area. For example, a certain building coverage
standard could be applied in the Paseo Gateway area and a

different building coverage standard could be applied in the
Prospect Node area.

> Advantages Of Varying Application By Character Area:

e Avoids the “one size fits all” issues of a uniform approach.

e Allows specific numeric standards to be developed for each
area.
e Sensitive to context.

> Disadvantages Of Varying Application By Character Area:

e May be difficult to determine where these areas should be
mapped.

e Multiple standards in different areas may be harder to
enforce.

Vary Application by Lot Size

One possible approach to matching buildings to their underlying
lot size is to establish standards that vary by the lot size itself.
When the standards are applied to smaller lots, the result would
be a smaller building.

> Advantages:

e Avoids the “one size fits all” issues of a corridorwide
approach.

e Allows specific numeric standards to be developed for each
lot size. Matches building size to underlying lot.

> Disadvantages:

e Multiple standards in a given zoning district may be harder
to administer and enforce.
e Difficult to understand by property owners.

Vary Application by Zoning District

Much like varying the standards by character area, varying them
by zoning district is possible. This approach assumes that areas
zoned similarly have similar problems and should be treated in
similar fashion.

> Advantages:

e Avoids the “one size fits all” issues of a corridorwide
approach.

e Allows specific numeric standards to be developed for each
district.
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> Disadvantages: the City with structures and groupings of structures that are of historic, stylistic or
thematic significance, as identified by historic resources surveys. This is the strictest

of the four types of overlays.

e Zoning districts may not be similar in character.
e Multiple standards in different areas may be harder to enforce.

e Difficult to understand by property owners.
> Neighborhood Overlay Districts

.
T T

88-205-03-B. Neighborhood Overlay Districts are used to identify sites and areas
within the City that represent clearly defined neighborhoods or commercial areas with

'mm-m;:ﬁw-‘ﬁw N ] Apply Tools Only in Certain Zoning Districts
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The recommended tools could be applied only to certain zoning districts. For example,
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they could be applied only in the B-1-1 zoning district with no changes made in any
other district.

Gombined Application

The final option worth considering is using a combination of the approaches. Some
tools may be implemented on a corridor-wide basis, while others relate to a specific
area, and still others to small or large lots. This fine-grained combination would likely
yield the best result.

> Advantages:

e Avoids the “one size fits all” issues of a corridorwide approach.
e Allows specific numeric standards to be developed for each district.

> Disadvantages:

e Multiple standards in different areas may be harder to enforce.
e Difficult to understand by property owners.

Kansas City’s Code created four basic types of overlay zones that are now available for
the purpose of more clearly defining or protecting certain eligible parts of the City.

District Types
The Code lists four types of overlay districts under Section 88-205-01:

Historic Overlay

Neighborhood Conservation Overlay

Special Review

Special Character Overlay (adult entertainment and pedestrian-oriented districts)

i e

> Historic Overlay Districts

88-205-03-A. Historic Overlay districts are used to identify sites and areas within

predominantly consistent historic or architectural character. Although neighborhood
overlay districts typically protect groups of buildings that have some historical
significance, historic preservation is not the only goal. Neighborhood overlay districts
seek to preserve an area’s cultural, architectural, and aesthetic ambience.

> Special Review Overlay Districts

88-205-03-C. Special Review Overlay Districts provide for the creation of a design
review committee with responsibilities set forth in the overlay ordinance and are
limited to the review of exterior changes (visible from the public right-of-way) to a
building, structure or element.

> Special Character Overlay Districts

88-205-03-D. Special Character Overlay Districts include adult entertainment and
pedestrian oriented overlay districts and may include transit oriented development
overlay districts, airport overlay districts, urban agriculture overlay district, and others.

Allowed Modifications

As per Section 88-205-05-F, overlay district regulations may allow for the modification
of any of the following standards within the zoning and development code:

1. Land uses (principal or accessory). Standards may impose stricter limitations
governing uses than allowed by the underlying zoning, but may not permit uses not
allowed by the underlying zoning;

2. Lot and building standards (setbacks, density, lot area and height);

3. Site design standards including building coverage, required open space, location
of driveways, parking pads and garages;

4. Landscaping and buffering standards, layout of public way, vehicular and
pedestrian circulation patterns;

5. Sign standards;

Lighting standards;

7. Other zoning-related standards necessary to address unique zoning, platting or
development features.

o



Gomponents

Section 88-205-04-B provides for Components that may be
included in an overlay district ordinance, which are:

1. Purpose statement, tying the overlay to the goals and
objectives of the comprehensive plan, citing the public
necessity behind the intent and making a direct connection
to protecting the public health, safety, morals, general
welfare, and aesthetics;

2. Location and area of applicability;

3. Spatial definitions, with rules for spatial definition as simple
and understandable as possible (Provide the information in
a way the public can understand. Use graphics as much as
possible.);

4. Procedures for applications, specifying any additional
information needed to demonstrate compliance with the
overlay district regulations;

5. Special definitions, as needed;

6. Standards for review and approval to be used by review and
decision-making bodies;

7. Permitted, prohibited, and special uses;

8. Review and decision-making bodies charged with reviewing
development applications and determining compliance with
overlay district regulations;

9. Appeals process; and

10. Variance and administrative adjustment rules, if different,
for the overlay district.

Overlay districts are created by the City Council as part of the
Code. After the overlay district is created, it is established
over a certain area of land as a rezoning. Review of proposed
construction occurs prior to the issuance of a building permit
through a design review authority.

Scope and Application Strategy

This section establishes the scope and application strategy used
in this study for preparation of draft development standards and
design guidelines.

> Evaluation Criteria

The regulatory concepts outlined in this section were used to
evaluate the design objectives and potential regulatory tools
through a lens of effectiveness and user-friendliness.

In addition, this study compared and contrasted the stated
community vision with the existing built environment to determine
the key design elements and challenges to achieve that vision.
Results follow:

Community Vision:

Plans, studies and other policy documents, described in Section
One, outline the intended vision for the corridor - to transform
an aging corridor into a pedestrian-friendly, mixed-use area.
These plans and studies include basic characteristics of
desired development that can inform design policy. They do not
specifically address the geographic area design issues at hand,
such as architectural styles, infill characteristics, setbacks, lot
coverages, materials, commercial storefront design, public realm
improvements, etc. Nor were illustrative plans, site inventories, or
calibrated site conditions included.

Community Profile:
The existing conditions, described in Section Two, outline built
context and zoning issues with the following implications.

e Existing Built Context: Independence Avenue is a result
of historical forces. The Avenue was once an elegant
residential street, as well as a bustling commercial corridor
served by a streetcar line. The passage of time, along
with shifting demographic and employment patterns,
change in transportation technologies, and changing
consumer preferences has impacted the Avenue. Many of
the magnificent homes and transit-oriented commercial
storefronts have been replaced by more auto-oriented strip
commercial uses, vacant lots, or surface parking.

e Zoning: The corridor encompasses eight base zoning
districts. Six of those districts are commercial / industrial
ranging from B-1 through B4-5, and M1-5, historically
“open zoning” or C1 — C3-b and M1), where any use
allowed under the zoning ordinance in theses categories

could be developed only by obtaining a building permit. The
City had little control over design quality, site plan design,
landscaping, setbacks or building orientation. Development,
in general, remained unrestricted as to site planning and
urban design until 1998, when the City established two
Special Review Districts along Independence Avenue.

> Assessment:

This assessment compared and contrasted the stated community
vision with the existing built environment to determine the key
design elements and challenges to achieve that vision. It illustrates
the high magnitude of design change desired by the community.
In some segments of the corridor the vision is close to reality,
therefore the design guidelines can focus on details and retrofitting
the existing environment. However, for the majority of the corridor
the magnitude of design change desired is significant. For
example, Area Three is riddled with surface parking areas, vacant
lots and auto-oriented strip commercial uses. Only a few small

*
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pockets of older or historic fabric remain. In Area Three, this study
recommends the retention of these pockets of character defining
buildings in addition to future infill development. In segments where
no sense-of-place exists, this study recommends establishment of
new design character. Due to these broad ranging conditions, the
design guidelines must address the big ideas to make sure that
the stage is set for transformation of the area over time.

The preferred regulatory concept is intended to:

e Be relatively easy to understand by property owners.
e Be clear and predictable for enabled enforcement.

e Be sensitive to context.

e Support a cohesive street character.

e Help maintain density.
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Recommendation

As a first step, the creation of five Character Areas - applied
uniformly across the corridor - can be used as a design tool
to more effectively direct change. See draft Standards and
Guidelines for more detail.

Based on the analysis of the built environment and other
factors, this study finds that the Independence Avenue Corridor
is eligible for designation as a NCOD and meets the following
criteria:

> 88-225-03 Determination Of Eligibility For NC/0 District
88-225-03-A. In reviewing and making decisions on NC/0

district applications, the city planning and development director,

overlay design review board, city plan commission, and city
council must consider at least the following factors:

Conformance with adopted plans and planning policies;
Zoning and use of nearby property;
Physical character of the area; and
The extent to which designation of the NC/0 district will
either improve or detrimentally affect nearby properties.

Eall o\

88-225-03-B. To be eligible for NC/0 district classification, an
area must satisfy all of the following criteria:

1. The area must contain at least one blockface.

2. The area must be either “stable” or “stabilizing.”

3. The area must contain significant architectural, natural, or
cultural attributes.

4. The area must have a distinctive atmosphere or character
that can be conserved by protecting or enhancing its
architectural or cultural attributes.

5. The district must be a contiguous area of at least 10
acres, provided that the overlay design review board
may recommend and the city council may approve an
NC/0 district with less than 10 acres if the city council
determines that the area has an identifiable character and
that an NC/0 district will help stabilize the base, encourage
investment, and promote the preservation of architectural,
natural, and/or cultural resources.

Iltem 88-225-03-B.-2 above states that “The area must be either
“stable” or “stabilizing.” As determined by the Market Analysis
for this corridor, the corridor is stable. Designation of the NC/0
district will improve nearby properties.

e “Approval of the NC/O district for the Historic Northeast
would effectively improve the stability of the area in
two primary functions: economic / property value and
perception.

e Economic / Property Value: Approval would set a standard
for the entire area, effectively assisting in preserving
historic building stock within the area. With the recent
approval of the Independence Avenue Community
Improvement District (CID), continued improvement in
stability is anticipated along the corridor. The CID’s primary
functions are security, trash removal, graffiti removal,
and marketing. These functions all lend themselves to the
continued improvement of the Independence Corridor and
the surrounding neighborhoods.

e Perception: This factor weighs heavily upon the Historic
Northeast area. The area has long been stigmatized
as unsafe and crime ridden. With the approval of the
Independence Avenue CID, the security aspect of the
CID’s functions will make a significant impact upon the
area. Providing increased security along the corridor will
diminish crime and provide a needed visible security
presence. Coupled with increased marketing of the area
and local business establishments, the negative perception
of the area will be reduced.” See the Appendix for more
information.

This study is the first step towards preparation of an application for
designation of a Neighborhood Conservation Overlay District. This
will be the first application in the City and will require further input
and direction by the City Planning and Development Department
in association with the community.

Recommended next steps are broken into two phases: Application
and Change.



Phase One: Application
> Step One:

Using the results of this Study, Mattie Rhodes Center (MRC)
should work with the City Planning & Development Department
to review, refine and agree upon the appropriate next steps

in pursuing the first NCOD application process under the new
zoning ordinance. Key issues will include: agreement on the
level of intervention appropriate for each Character Area based
upon market conditions, demolition, administrative process,
type of committee structure, agreed upon content of the final
ordinance, standards and guidelines, and coordination with
the existing Historic District Overlays and Parks and Boulevard
Standards.

> Step Two:

Following development of an agreed upon direction in Step One,
MRC, with the City as its partner, should present and solicit
community input on the recommendations of this study, NCOD
administrative review and committee structure requirements.
This meeting is in addition to the meeting required as part of the
adoption process outlined below.

> Step Three:

Following receipt of community input from Step Two, MRC should
work with the City Planning and Development Department to
complete an application package and make final adjustments
to the draft standards and guidelines. Application requirements
include submission of the following, broken out by responsibility:

> MRC

1. An application with a fee.

2. A petition requesting NCOD designation signed by a simple
majority (50 percent + 1 property owner) of the property
owners within the proposed district; or the city council, the
city plan commission, the overlay design review board, or
the city planning and development director, acting on the
city’s behalf.

3. This Study which includes:

a. A statement of justification that points out the
factors which render the area of request eligible for
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NC/0 district classification and explains in detail how
and why such a classification would be in the best
interest of the city as a whole.

b. A description of the prevalent architectural and
cultural attributes of the area, supported by a map
denoting examples of such attributes.

c¢. Draft Standards and Guidelines.

d. Identification of Uses in the district as a whole and
in all subdistricts that are allowed or prohibited in the
underlying base zoning districts.

> The City

. The city planning and development director must determine
the eligibility of the application area in accordance with
88-225-03 and prepare the application in accordance with
88-225-02-D.

a. If the city planning and development director determines
the application is complete and the area is eligible, a
letter of completeness and eligibility must be issued to
the applicant.

. Once an area is determined eligible for NC/0 district
classification:

a. A public meeting must be scheduled to inform property
owners in the proposed district of the nature of the
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pending NC/0 district request. The notice of the time
and place of the meeting must be mailed to all property
owners and registered neighborhood organizations in
the proposed district.

b. Following the initial meeting, community meetings
must be held to receive input from property owners to
determine the characteristics of the neighborhood and
regulations needed in the NC/0 district ordinance to
preserve those characteristics. Planning staff will work
with the neighborhood to create the standards and
guidelines. A draft of the NC/0 district ordinance will be
made available for review.

3. An ordinance for one or more sub-districts.
4. A map showing the existing zoning and uses on all of the

land in the area of request, and on all of the land within
300 feet, including streets and alleys, measured from the
boundary of the area of request.

5. Preparation of District and Subdistrict Zoning Map

=]

Amendments.
A map denoting examples of architectural and cultural
attributes.

. Alist of the names and addresses of all property owners

and residents in the area of request.

. Alist of all neighborhood associations or other

organizations representing the interests of property owners
in the area of request. This list should include information
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such as the officers’ names, mailing addresses, and phone
numbers.

Phase Two: Change

> Step One:

City staff also requested identification of additional options for
future evaluation to address long-term objectives.

1. Promote Design Assistance: Start a design assistance
program that aims to enhance character compatibility
through the assistance of experienced professionals with
success in urban design. A design assistance program can
take into account information about the character areas.
For example, professionals that are part of the program
would be familiar with the design guidelines, standards,
each character area, or other information about designing
new construction or additions to be compatible with existing
conditions.

2. Design Handbook: Develop an illustrative design handbook
to assist property owners, designers and builders with
compatible, context-sensitive design. Design handbooks
typically show how various building components, such as
roof forms, storefronts, and architectural details, can be
combined to yield designs that will fit with the area. Design

handbooks can work closely with information about the
existing character areas.

3. Awards Program: Establish an awards program for

recognition of highly compatible projects that stimulate
investment in properties as well as encourage owners to
maintain compatibility within the corridor.

> Step Two:
1. GIS Analysis & Site Inventory: As development conditions

improve along the corridor, more precise standards can be

developed for one or more Character Areas. If appropriate,

these dimensions and measures may be used to calibrate
densities and percentages, establish dimensional standards,
and determine yields in creating precise regulatory

provisions that relate to character by all lots within a

Character Area.

e Building mass can be tested using building permit data,
GIS analysis can be used to establish bulk and setback
conditions, and parking requirements can be compared
to existing parking demand within the community.

e Completion of an inventory that accurately categorizes
buildings according to their character will allow for a
better understanding of what elements produce a certain
character.



01 INTRODUCTION

Across this country, early Overlay District efforts refined formulas intended to ensure that new
development would “fit” with the character of the area. However, urban design defies reduction into
formulas. By using character areas to inform design decisions and organize design review controls,
better land-use and development outcomes may be ensured. Use of a community character framework
is essential to achieve intentional outcomes. While land use and density are considerations by way
of their influences on traffic, parking, and utility capacity, they are poor liaisons for character. How
a use is designed and density is applied determines its character. Community character is based
on a relative balance of quantitative and qualitative design elements.

This section establishes broad standards and guidelines and is intended as a first step to guide
future development in @ manner that addresses the important issues raised during the previous
community planning efforts.

Through the use of the character areas, and guidelines and standards included in this section, a
system of relationships that is larger and more comprehensive than the design of an individual
building is created. The organization of this variety of factors includes site design, building design,
landscaping, etc. All contribute to the “urban design” of an area.

The draft standards and design guidelines are organized into overall corridor design guidelines, design
guidelines by character area, an overview of principles for lot and building standards, and uses.

General Design Guidelines

This section presents the general design guidelines that apply corridor-wide.

Design Guidelines for Character Areas

Each character area includes context-specific design guidelines that development should meet.
Objectives are then followed by broad guidelines. Guidelines are suggested, flexible ways to meet
the stated objectives.

Lot and Building Standard Principles

This section includes lot and building standard principles. The intent of the design standards is not to
replicate successful buildings in other areas of the corridor, but to replicate the spatial arrangement
of buildings, parking areas, pedestrian areas and building configurations that are successful today
and desired by the community for the future.

Uses

This section includes permitted and non-permitted uses.

Madirng Logeg "ol
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02 PURPOSE

The overlay district is intended to facilitate pedestrian-oriented,
mixed-use urban development, providing shopping, employment,
housing, and business and personal services over the long term.
This can be achieved by promoting an efficient, compact land use
pattern, encouraging pedestrian activity, promoting use of public
transit and alternative modes of transportation, and promoting use
of urban design principles.

The development of an overlay district along Independence Avenue
encompasses eight base zoning districts and five overlay / special
purpose districts. They are:

Residential Districts

e R-25
e R-15
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Business and Commercial Districts

e B1-1 - Neighborhood Business 1

e B2-2 — Neighborhood Business 2

e B3-2 — Community Business

e B4-2 — Heavy Business / Commercial 4
e B4-5 - Heavy Business / Commercial 4

Manufacturing Districts

e M1-5 - Manufacturing 1

Overlay / Special Purpose Districts

e UR - Urban Redevelopment District

e Special Review Overlay District — East
e Special Review Overlay District — West
e Pendleton Heights Historic District

e Scarritt Point Historic district

03 GENERAL DESIGN GUIDELINES

Projects throughout the corridor should address the intent of
all relevant design guidelines included in this study. However,
certain guidelines will not be relevant for all projects. For
example, design guidelines for building massing and building
elements are not relevant to a project involving only site
development or improvement.

There is a dynamic interaction among the guidelines and the
design variables that they address. An individual project may
address certain guidelines very specifically while addressing
others in a more general way. This balance may be considered
when determining whether the project meets the overall intent
of the guidelines, acknowledging that certain guidelines will
be more important than others based on the context and the
specific aspects of an individual design.

This section presents the general design guidelines that apply
throughout Independence Avenue. The design guidelines in this
chapter are organized into eight levels, general to specific, that

reflect the typical design development process:

e Design Guidelines for Buildings and Lots

e Design Guidelines for Parks and Open Space

e Design Guidelines for Vehicular Circulation

e Design Guidelines for Multi-Modal Circulation

e Design Guidelines for Parking

e Design Guidelines for Signage

e Design Guidelines for Landscaping and Buffering
e Design Guidelines for Demolition

e As defined by the Future Land Use Map, design vertical
mixed-use buildings to accommodate active ground floor
uses, such as retail and entertainment, while providing
office and residential uses on upper floors.

e Place buildings on lots with orientation to the street to
increase active uses on the street, create a street wall,
and create pedestrian scaled spaces. On larger lots with
multiple buildings, orient buildings onto private streets and
drives rather than onto parking.
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Buildings should be visible from the street and have
entrances that orient to the street. Parking should remain
behind or beside the building to preserve open space in
front of the building or to frame the street with the building.
Construct buildings of high quality building materials that
require little maintenance in order to demonstrate sustained
quality and a sense of permanence.

Create transitions between more intense uses along
Independence Avenue and less intense residential
development through building design that considers scale,
massing and orientation; use landscaping as a transition or
buffer where necessary.

Articulate building facades to break up large blank walls
along streets.

Place overhead utilities on taller poles or underground as
properties redevelop.

Design necessary detention and water quality areas as
amenities by providing seating, walkways, and landscaping.
Create opportunities for open space near mixed housing
areas, and design it as a focal point.
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Provide courtyards that combine hardscaped features with
landscaped features, where opportunities for seating are
provided, and that may be accessed by pedestrians from
nearby development.

Limit multiple curb cuts and access points for properties
restricting the width of access points, requiring shared
access drives for adjacent parcels or groups of parcels and
increasing internal circulation within existing and future
developments.

Accommodate other forms of vehicular travel by including
bike lanes and/or bike routes and bus transit stops.
Access for development should be from primary and local
side streets.

Limit the width of parking accesses from local streets to
minimize interruptions to the sidewalk network.

Accommodate non-vehicular travel along the corridor by
including sidewalks and crosswalks. Install crosswalks with

pedestrian signalization at intersections.

Provide pedestrian facilities to and from individual
development including sidewalks and crosswalks in parking
lots through such means as markings, textured pavement,
and other walkways and landscaping.

Install benches, seat walls, trash receptacles, and

other pedestrian amenities to enhance the pedestrian
environment.

Place pedestrian lighting along the street near sidewalks,
and at major pedestrian crossing areas to enhance safety.
Make transit stops focal points; locate transit stops in areas
that are accessible, visible, and well lit.

Make transit stops more accessible from neighborhoods
and new development through new street and sidewalk
connections.

Encourage on-street parking along appropriate streets to
lessen the need for off-street parking, provide easy access
to businesses, create a buffer between moving traffic and
pedestrians, and to serve as a traffic calming device that
slows vehicles.

Locate parking to the rear or sides of buildings as
appropriate. Where development constraints exist along the
corridor, allow one row of parking in front of buildings, but
screen parking in order to minimize direct views from the
corridor.

Provide cross-access between parking areas to minimize
street curb cuts and adjacent access points.

Separate parking areas from buildings with landscaping to
avoid parking areas directly abutting buildings.

Develop shared parking plans for developments with
different peak parking demands and operating hours to
minimize the total amount of parking spaces needed.

Create signage that is appropriate in scale for motorists, as
well as for pedestrians and bicyclists. Place and illuminate
signs in a manner that is appropriate for creating and
maintaining a pedestrian environment; building mounted,
awning, or monument signs are appropriate.

Use signs to clearly convey a message. Design signs with
simple, straightforward shapes. Use simple, easy to read
lettering styles that are in proportion with the rest of the sign.



Consolidate signs where there are multiple businesses
on one property. Monument signs are appropriate for this
purpose.

As allowed by the Major Street Plan, plant street trees along
the corridor as properties redevelop. Street trees help to
contribute to the community’s character, provide a clear
separation between pedestrians and automobiles, soften
the visual impact of development, provide a greater sense
of comfort for pedestrians, diminish traffic noise, screen
unwanted views, reduce glare, absorb heat, and filter air
pollution and dust.

Plant trees, shrubs, and ground covers in order to break up
large expanses of paving and to divide masses of parked
cars into smaller groups of parking areas in off-street
parking lots.

Use landscaping in the form of trees and shrubs to screen
surface parking lots, utilities, meter boxes, heating and
cooling units, and other building systems that are visible
from a public right-of-way.

Include long-term maintenance provisions in landscaping
and tree planting projects.

Demolition of existing older or historic buildings shall only
be permitted after review and approval by the Commission.
Considerations for reviewing an application for demolition

should consider:

e The age of the resource, its uniqueness or uncommon
design, texture, and/or materials, and its ability to be
reproduced without unreasonable difficultly or expense.

e The public’s interest in the preservation of the resource.

04 DESIGN GUIDELINES FOR CHARACTER AREAS

This Study recommends that Independence Avenue be further organized by “Character Areas.” Character Areas are smaller areas
within the larger Overlay District area that are envisioned to have unique character and development standards over the long term.
Character Areas can be used as a design tool to implement enhancements to the development standards over time as conditions
improve along the corridor. For example, each Character Area could establish use and building standards including height, bulk,
building and parking location, and functional design of buildings on all lots within each Character Area, if desired.

Recommended strategies for Character Areas are based upon existing conditions and the long term vision of the community. In some
segments of the corridor the vision is close to reality, therefore the design guidelines can focus on details and retrofitting the existing
environment. However, for the majority of the corridor the magnitude of design change desired is significant. For example:

e Area Three is riddled with surface parking areas, vacant lots and auto-oriented strip commercial uses. Only a few small pockets
of older or historic fabric remain. In Area Three, this study recommends the retention of these pockets of character defining
buildings in addition to future infill development.

e |n segments where no sense-of-place exists, this study recommends establishment of new design character.
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Due to these broad ranging conditions, the design guidelines
must address the big ideas to make sure that the stage is set
for transformation of the area over time.

This section provides context specific design guidelines for each
Character Area. These guidelines are based on design objectives
derived from existing features that are valued and from a

vision for each area in which new characteristics may also be
introduced. The Character Areas are:

e Area 1 - West Gateway (The Paseo to Brooklyn)
e Area 2 - West (Brooklyn to Benton)

e Area 3 - Central (Benton to Van Brunt)

e Area 4 - East (Van Brunt to Hardesty)

e Area 5 - East Gateway (Hardesty to Ewing)

West Gateway (The Paseo To Brooklyn):

The West Gateway Area lies between The Paseo and Brooklyn
Avenue. This area differs from most Character Areas in that
the uses are primarily institutional and are seen with open
space surrounding them. The intent for this area is to enhance
and support existing institutional anchors and encourage
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redevelopment of the areas nearest The Paseo. Continuing the
tradition of free-standing buildings with open space in front,
incorporating design that includes signature building elements
that give landmark qualities to properties is a primary goal.
West Gateway’s free-standing institutional buildings typically
have a clearly defined front entrance facing the street. They
may also be set back some distance with landscaping in the
foreground. New construction should continue this design
tradition, with substantial amounts of open space in front with
a clear sense of entry. Creative, contemporary design with
emphasis on the quality characteristics conveyed by existing
institutions is encouraged.

Because this Character Area is an Institutional area, it is
important to consider the relationship of these facilities and
enhanced pedestrian circulation patterns. Enhancing the
pedestrian experience by maintaining wide sidewalks and
providing pedestrian amenities along the way are important.
This is especially critical along The Paseo, where high traffic
volumes could otherwise discourage pedestrian uses.

> Context-Specific Guidelines

The following context-specific guidelines apply to properties in
the West Gateway, in addition to the guidelines provided in the
General Design Guidelines.

Design free-standing buildings to be seen “in the round.”

e Design new development to relate to adjoining properties to
minimize incompatible conditions, maximize useful inter-
connections, and enhance the appearance of the property
from the street.

e Buildings shall be oriented to the street. All primary
entrances shall be oriented to the public sidewalk for ease
of pedestrian access.

e Major entrances and exists shall be clearly marked and
shall front on plazas and wide sidewalks that allow
pedestrians safe ingress and egress to / from the buildings.

e Large-scaled buildings shall be articulated horizontally and
vertically with architectural elements to break down the
mass of the structure.

e Public street frontages shall not be blank walls. Windows,
changing building materials, arcades, building articulation,
and other architectural elements shall be used to add
interest at the street level.

e Provide interest and convey a sense of scale on all building
faces.

e Design a building to incorporate decorative special details.

Enhance the public realm to invite pedestrian activity.

e Frame and enclose parking areas with buildings on at

least three sides, other structures such as decorative
architectural walls, or by landscaping.

West (Brooklyn to Benton):

The West Character Area lies between Brooklyn and Benton
Avenues. The intent for the area is to encourage development
of neighborhood mixed-use specifically at the Prospect Node
and to integrate appropriate residential building types. The
development emphasis in this area will be to reinforce transit
oriented development, pedestrian orientation, and encouraging
new buildings to be consistent with the historic building
patterns of the area.

The preservation of the integrity of the overall character of

the area, with design that includes features of the traditional
commercial storefronts at the sidewalk’s edge, is important.
Along Independence Avenue, many buildings retain features of
traditional commercial buildings, with storefronts aligned at
the sidewalk edge. These first floor levels are historically more
transparent than the floors above, and this distinction helps

to create a horizontal line along the street that establishes a
one-story scale held in common among most properties. This



contributes to a sense of visual continuity that unifies the street
scene.

Maintaining the traditional rhythm of storefronts along the
street edge is also important. While there is some variety in
their widths, most storefronts reflect the historic lot dimension.
Even larger buildings which occupy several lots are divided into
modules that reflect this dimension. It is important that new
construction maintain this rhythm as well.

Because most traditional building fronts align at the sidewalk
edge, a uniform streetwall results which provides a sense of
enclosure for the area. New investment should support the
area’s growing local role as a street-oriented restaurant, retail,
and business district.

Outdoor uses are encouraged. This includes courtyards and
dinning terraces. While most buildings should be built at or near
the sidewalk edge, some variation in the front wall setback is
to be encouraged when this will result in active outdoor use
areas that will help to animate the street. With an increase in
density, more commercial uses may be accommodated such

center that includes retail, restaurant, and commercial service
destinations.

There are some sensitive edges where properties abut
established single-family and multi-family buildings. In these
locations, it is important that new development incorporate
some green space that will continue the tradition of front yard
character. Setting taller buildings back from abutting property
lines in order to minimize impacts or stepping down the height
of the structure will be important.

> Context-Specific Guidelines

The following context-specific guidelines apply to properties
in the West Area in addition to the guidelines provided in the
General Design Guidelines.

Provide a well-defined street edge that invites pedestrian
activity.

e Provide a clear and consistent street edge with at least
50% of the building’s “active wall” oriented toward the
street. An “active” wall is the side of the building containing
the majority of the storefronts, customer entrances, and
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e Provide human scaled architectural features in areas where
pedestrian activity occurs or is encouraged and use the
highest level of architectural detail close to pedestrian

areas, near streets and entries, and around the ground floor.

Maintain The Established Streetwall Height Of One To Two-
Stories.

e Maintain a strong cornice line between one and two-stories
and set back taller building elements.

Reflect Traditional Patterns In The Design Of The Streetwall Of
A Commercial & Mixed-Use Building.

e Buildings shall maintain the traditionally prevalent facade
rhythm. This rhythm may be expressed by changing
materials or color, by using design elements such as
fenestrations, columns and pilasters, or by varying the
setback of portions of the building fagade.

e Reinforce the established horizontal lines of existing
facades on the block, such as the base, middle, and top.
Restore or recreate the historic horizontal alignment of
architectural features such as cornices, window sills, and
parapets.

If the original facade has been concealed, it shall be
uncovered. If portions of the original building materials
must be replaced, duplicate the materials used or use a
similar material to the original. Use of lap, shingle siding,
vinyl, cementious, or painted or corrugated metal or roofing
materials which are inconsistent with the original building
design shall not be permitted. Materials that are similar in
texture, pattern, and color to those of the dominant brick or
wood framework found shall be required.

At least 75% of each street-facing facade of all new
buildings (excluding windows and doors) shall be externally
finished with the traditionally used materials of masonry
(brick, stone, cast stone, rock, marble, granite, etc.).
Additions to existing buildings, to the extent possible,

shall match the existing external finish material and
corresponding proportions of the same.

Exterior Insulating Finishing Systems or metal panel
systems are prohibited. All other non-traditional materials
will be considered on a case-by-case basis. When any other
materials are used, they should appear similar in character
to those used traditionally.

Reflect traditional patterns in the design of the residential
buildings.

that it becomes more of a destination in its own right. This

will reinforce this area’s identity as a mixed-use neighborhood windows. e Preserve primary facade elements and building materials.

e Residential buildings shall maintain the traditionally
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prevalent fagcade rhythm. This rhythm may be expressed by
changing materials or color, by using design elements such
as fenestrations, columns and pilasters, or by varying the
setback of portions of the building fagade.

e Preserve primary facade elements and building materials.
If the original facade has been concealed, it shall be
uncovered. If portions of the original building materials
must be replaced, duplicate the materials used or use a
similar material to the original. Use of vinyl, cementious,
or painted or corrugated metal or roofing materials which
are inconsistent with the original building design shall not
be permitted. Materials that are similar in texture, pattern,
and color to those of the dominant brick or wood framework
found shall be required.

e Exterior Insulating Finishing Systems or metal panel
systems are prohibited. All other non-traditional materials
will be considered on a case-by-case basis. When any other
materials are used, they should appear similar in character
to those used traditionally.

Maintain established window and door patterns

e Windows and doors on street-fronting facades shall be
vertically proportioned that are similar in size and shape to
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those used historically. Residentially sized and proportioned
windows shall not be permitted.

e All ground floor front fagcades for commercial and mixed-
use buildings along arterial streets shall have transparent
storefront windows covering no less than 65% of the facade
areas. Each upper floor of the same building fagades facing
a street shall contain transparent windows covering at
least 35% of the facade areas. All other street-facing side
facades, shall have transparent windows covering at least
30% of the facade area for all floors. First floor store front
windows shall not be of a residential type (double-hung or
casements).

e Storefront buildings should maintain the original size, shape
and design of the storefront opening. Large ground floor
windows shall be maintained. Darkly tinted, mirrored glass
or iron bars are not permitted.

e Doors shall be painted frames; unfinished aluminum or
stainless steel frames are not permitted. Window and door
frames may be metal with anodized or painted finish or
varnished or painted wood. Residential types of opaque and
paneled doors shall not be permitted.

e All residential buildings shall have transparent windows
covering less than 30% of all street-facing facades.

Incorporate Roof Forms Appropriate To The Surrounding
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Context.

e Buildings shall be simple, rectilinear forms with flat or
low pitched roofs with a parapet. Mansard roofs shall be
prohibited.

e Slope roofs on buildings across the street from, or adjacent
to, residential dwellings. Gable roofs, if provided for
residential buildings, shall have a pitch similar to that found
on other roof types within the area. Porch roofs may be a
minimum pitch of 3/12 or flat.

¢ Roofs should not serve as attention-getting devices for
signage or as an identifiable corporate image.

Design Outdoor Spaces And Walkways To Encourage
Pedestrian Activity.

e Provide wide sidewalks, courtyards and plazas that can
accommodate street furniture and plantings.

e (Create active, mixed-use corners that contribute to the
continuity of ground floor commercial activities.

Central (Benton to Van Brunt):

The Central Area lies between Benton and Van Brunt Boulevards
and is framed on all sides by other Character Areas. Today,

this area lacks a strong sense of identity and is a place where
creation of a new context could occur. The intent for this area
is mixed-use neighborhood uses interspersed with medium /
high density residential, with a strongly defined street edge and
active open spaces.

Because Central is framed by other contexts, there will be
some edges that require sensitive treatment where sites abut
other uses or Character Areas that have a different scale. This
new emerging context will be best served with well-designed
infill that works together to create a sense of continuity and
consistency in context. At the same time, creatively applied
“cultural” opportunities to apply accents in the urban fabric
should be sought through public art, courtyards, building
elements, or streetscape.

The area is located in the center of the corridor yet retains
small-scale residential character in some segments. While
increased building mass can be accommodated in this area, it
is important that the traditional scale and rhythm of residential
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buildings be respected. Therefore, keeping fronts of buildings
set back from the street with some landscaped area will be
important. It is also key to use similar one-story elements to
define primary entrances and to establish a scale similar to that
of existing residential buildings.

> Context-Specific Guidelines

The following context-specific guidelines apply to properties
in the Central Area in addition to the guidelines provided in the
General Design Guidelines.

Reflect traditional patterns in the design of the streetwall of a
building.

e Design guidelines defined for Character Area 3 for existing
buildings shall be applied to pockets of identified character
buildings as described in the Appendix.

Provide a sense of visual continuity in building massing.

e Design new development to relate to adjoining properties to
minimize incompatible conditions, maximize useful inter-
connections, and enhance the appearance of the property
from the street.

e Reflect a similar rhythm, scale, and orientation in building
streetwalls. Align primary building masses and floor heights
with others on the block.

e Provide display windows with vision glass, spandrel glass
(not to exceed 50% of the total glass on any fagade), entry
area, awnings, or other such features along no less than
60% of their horizontal length of ground floor fagades
facing the arterial street.

e Buildings shall be oriented to the street. All primary
entrances shall be oriented to the public sidewalk for ease
of pedestrian access.

e Major entrances and exits shall be clearly marked and shall
front on plazas and wide sidewalks that allow pedestrians
safe ingress and egress to / from the buildings.

e Public street frontages shall not be blank walls. Windows,
changing building materials, arcades, building articulation,
and other architectural elements shall be used to add
interest at the street level.

Incorporate roof forms appropriate to the surrounding context.

e Slope roofs on buildings across the street from, or adjacent
to, residential dwellings.

Use front and side setback areas to reflect residential
character.

e Provide landscaping within any required front setback area.
e Increase side setbacks where a new building is adjacent to
lower scale residential buildings.

Enhance the Public realm to invite pedestrian activity.

e Frame and enclose parking areas with buildings on at
least three sides, other structures such as decorative
architectural walls, or by landscaping.

East (Van Brunt to Hardesty):

The area between Van Brunt and Hardesty has gradually

developed as an automobile-oriented “strip commercial” center.

Automotive access patterns determine the physical form of the

area. This region of the Avenue has less historic influences, and
more suburban-style commercial and residential development.

Architectural components are rather diverse.

Similar to Area 3, this area lacks a strong sense of identity and
is a place where creation of a new context could occur. The
existing variety of small-scale commercial and retail business
mixed with some residential uses should be maintained. The
intent for this area is to enhance the auto-oriented character
of the East area while promoting sustainable development

and a higher standard of design through landscaping, access
management and transit, signage, mixed-use development
standards, and an enhanced pedestrian environment.

> Context-Specific Guidelines

The following context-specific guidelines apply to properties
in the East Area in addition to the guidelines provided in the
General Design Guidelines.

Reflect traditional patterns in the design of the streetwall of a
building.

e Design guidelines defined for Character Area 4 for existing
buildings shall be applied to pockets of identified character
buildings as described in the Appendix.

Provide a well-defined street edge.

e Align building fronts at the sidewalk edge.
e Provide limited setback areas for small open spaces.

Design buildings to appear to have a similar scale as
traditional structures as seen from the street.

e Divide a new building into modules that reflect the
traditional scale of small commercial buildings and single-
family structures.

e Incorporate one and two-story elements in a new building.

e Reflect the scale of any adjacent small scale residential
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buildings.
e Step down a larger building towards adjacent historic
structures.

Provide a diversity of building heights.

e Provide variation in the streetwall height from one to two
stories.

e Step the mass of taller buildings down towards adjacent
lower-scale buildings or neighborhoods.

A new building should reflect the established one to two-story
streetwall height.

e Provide variety in streetwall heights from one to two stories.

e Step down taller building masses towards lower scale
residential areas to the north and south of the Character
Area to provide a transition in scale.

East Gateway (Hardesty to Ewing):

The East Gateway Area lies between Hardesty Avenue and Ewing
Avenue and is characterized by a mix of oddly-shaped blocks,
lots and a mixture of auto-commercial oriented uses, industrial
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buildings, and single-family homes. The intent for this area is
to provide for a wide range of appropriate commercial (retail,
office, light industrial) uses and encourage development of
community mixed-use over time. The development emphasis in
this area will be to protect the existing neighborhoods that are
immediately adjacent to the Corridor from the higher intensity
uses in the area.

A potential for infill buildings exists in this area. Buildings that
draw upon the industrial heritage in creative contemporary
ways are encouraged. Designs that reflect state-of-the-art
technologies in building are also encouraged. Winner Road and
the railroad tracks are an unusual feature in this area because
it turns at a diagonal to the established grid. Smaller wedge-
shaped blocks result from this layout, which causes oddly
shaped lots.

> Context-Specific Guidelines

The following context-specific guidelines apply to properties in
the East Gateway in addition to the guidelines provided in the
General Design Guidelines.

Reflect traditional patterns in the design of the streetwall of a
building.

e Design guidelines defined for Character Area 5 for existing
buildings shall be applied to pockets of identified character
buildings as described in the Appendix.

Use simple building forms and functional materials to reflect
the industrial context of the district.

e Simple, rectangular building forms.

e Flat roofs.

e Brick and other traditional industrial materials used in a
contemporary way.

e Brick combined with new, innovative materials that are
simple and functional.

Building and Lots

e Design vertical mixed-use buildings to accommodate active
ground floor uses, such as retail and entertainment, while
providing office and residential uses on upper floors; a
mixture of uses should be provided on the same lot or
block face if they are not provided in a vertically mixed-use
building form.

e C(reate a transit-oriented mixed-use district around the
node by promoting transit-oriented principles intended to
integrate land use and transit and by providing greater
density, a mix of uses, and a quality pedestrian environment

around a defined center.

e Buildings may be a minimum of one story and a maximum
of three stories in height.

e Place buildings on lots with shallow setbacks and with
orientation to the street to increase active uses on the
street, create a streetwall, and to create pedestrian scaled
spaces.

Design ground floor areas to be pedestrian friendly.

e Design the floor-to-floor height of first floor of a building to
be taller than the floor-to-floor height of upper stories.

e Provide landscaped open space areas near building entries.

e Provide linkages to on and off-street pedestrian
connections.

e Develop on-site storm water retention areas as amenities.

Minimize the visual impacts of parking.

e Locate surface lots to the interior of a property and frame
them with buildings and/or landscaping.



05 LOT AND BUILDING STANDARDS

This section includes principles for lot and building standards.
The intent of design standards is not to replicate the successful
buildings in other areas of the corridor, but to replicate the
spatial arrangement of buildings, parking areas, pedestrian
areas and building configurations that are successful today

and desired by the community for the future. The draft lot and
building standards in this section are organized into two levels:

e Building Massing Principles
e Building Frontage Principles

The height, size, and general form of buildings are the primary
factors that determine a building’s apparent scale. Building
massing principles for Independence Avenue encourage a
scale of development that promotes a comfortable pedestrian
environment and is compatible with existing historic / older
resources and surrounding lower-scale neighborhoods.

These principles are intended to complement the design
guidelines by providing a more detailed level of guidance on
context-sensitive building design that supports the building
massing principles for the corridor.

Building Height and Scale

The zoning code provides standards for maximum height as
well as the usable floor area of buildings in relation to the size
of their lots. The maximum usable floor area varies by zoning
district and the maximum height varies by Character Area.
Consult the zoning code for additional details.

New buildings should appear to be in scale with the established
context, while also accommodating greater densities. A building
may be sculpted in ways that convey scale at the street level,
as perceived along a block and on the horizon. Changes in
streetwall height, building articulation, and building modules
can help sculpt a building to reduce its apparent height and
scale. Reducing the maximum diagonal dimension of any
building element will help taller buildings fit in with lower scale
neighbors.

Streetwall Height and Setbhacks

The zoning ordinance defines the streetwall as the exterior face
of a building that fronts a public street between the street-grade
and the minimum or maximum specified streetwall height. This
is the building front as experienced by pedestrians.

The height of a building as seen at the sidewalk edge is a key
consideration, as this has a strong influence on the sense of
scale experienced by pedestrians. Typical streetwall heights are
generally from one to four stories. The zoning code and design
guidelines promote a varied but traditionally-scaled streetwall.

> Principles

e A primary building entrance must be oriented to and visible
from the street.

e QOrient long sides of buildings parallel to the street to
reinforce or maintain existing street patterns.

e Site buildings directly on the corner at intersections.
Parking, loading and service areas must not be located on
corners.

e Provide for direct pedestrian access from the public
sidewalk to the main entrance of the building through the
use of clearly defined walkways.

The character of the sidewalk edge has a significant impact
on the pedestrian experience. Building frontage principles
for Independence Avenue promote an active, pedestrian-
oriented environment. Some base zoning districts are more
retail-oriented at the street level, while others have a mix of
retail with other commercial uses. Still others promote a mix
of commercial and residential uses at the street and some
would have a stronger residential emphasis, long term. These
variations in the focus of uses should be reflected in the
character of the street edge.

Kansas City’s zoning code supports the overall objective for
pedestrian-scaled streets. Required minimum and maximum
building setbacks and permitted vehicular access vary. The
Design Guidelines are intended to complement the zoning by
providing a more detailed level of guidance on pedestrian-
friendly design solutions that support the building frontage
principles for the corridor.

> Principles

e Buildings shall be oriented towards Independence Avenue,
where the lot has frontage along the Avenue. All other
buildings shall be oriented towards secondary streets.

e Primary entrances to buildings shall be located on the street
along which the building is oriented. At intersections, corner
buildings may have their primary entrances oriented at an
angle to the intersection.

e All primary entrances shall be oriented to the public
sidewalk for ease of pedestrian access. Secondary and
service entrances may be located from internal parking
areas or alleys.
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06 USES

The following tables illustrate the permitted and prohibited
uses in the Overlay District. Prohibited uses are struck in red.

PERMITTED AND PROHIBITED USES Chapter 88 Consolidated Use Table Updated 06-11-2012
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PERMITTED AND PROHIBITED USES

Chapter 88 Consolidated Use Table Updated 06-11-2012
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Eating and Drinking E h ept as noted below) - | R TR R
Tavern or aighbolub - - - P E.-F S
Ertertainment and Spectaio Sports it
Indoar imall wenue [1=18% capaciny) = - - & B P |
Indoor mediurm venue [ 150-499 copacily] (LAY R | P
___Indoor lorge venise 5004 copackyy ; = iea it P
- il ==l == P
Financial Services|ewept as noled below) = = ) PP P !
T T — — —r——r 7 e
= i e -
Food and Beverage Retail Sales - = P F F F P =
Funeral srd Inkenment Service ) !
L b o arrabani e g i - T o o = Laaas
Crematory B T EE [
Undartaking == R M ERll 88345
Gancline and Muel Fales . . e Rt e P
Lodging PR —
Bedt and beealfost oo £ et N it L _BE3
Hatel/matel = ST PR B -
el : -
Neigh reall g e S = = e o 4530
Ollive, Adminisls ative, Professional v Geneval - & PP KW i _
Ofiiee, Medieal {(reoept s noted brlow) P PR P P 3
Hll'h'b‘[,l'pﬂ'ltl’!'m i g 5 B
v T e e
Personal Improvement Servico =1 Fo o [
Repair or Laundry Service, Consumer . R T F
Research Service: . - = B BB B P
Tarnil Salen PP PP el
Reute of detignated historic Lindmark flocal or national]) e Ff5 Ffs Pjs #l5 =
Lparts and Reereation, Participant
b - - F P PP P
Ctrioor - B L
Vehicle 5305 and Servicalteoapt a4 noted helow) - - - = P B [
Car warh/elraning sendes = = = e o |
P= Lise permitted as of right | & = Use requires special use approval | - = Use is not allowed Page 2 of 3



LOT AND BUILDING STANDARDS

The following tables include standards for Setbacks, Building
Heights, Facades, Materials, Awnings, Roof Lines, Color, and
Parking. They are categorized by Character Area and Zoning
District. Applicable guidelines are delineated by an “X”.

PERMITTED AND PROHIBITED USES Chapter 88 Consolidated Use Table Updated 06-11-2012
DRAFT Lot and Bmldmg Standards (By Area)
—Llg T IZONING DISTHRICTS
HESIDENTIAL BUSINESS wiTowWnN MANUF.
Use Categary [ || P Use Speciic
_Apecific e bige 15| Bl B2 | B3 B4 Al _Srandards - Vireat Gl
B = == — |Hmﬂﬂmﬂhlﬂlﬂﬂﬂﬂmﬂﬂlﬂlﬂhﬂﬂt1w¥ﬂﬁlmﬂmiﬂ-ﬂllﬂI -
Light eawigment solesdrental lindoar] | L= P P P Ja wrfbarh bom For ilrerl bne of na mors T B o T Seahe oF Ther buslling s
Light evuipravent swlesrentl oo | - = - % 858 P B Pt rpgard ipuSEs i LT for Hhe usderiang oreng detret:
_Mator wehicle repolr, fimited . - 5 P P P ) Bl Naigh X " -
Motor wehicls repalr, gencrol R L P B 1
BI-2 Heigh
—  E— | F— .l Le W WA
== el n A :Cllbh'
- 5 P X WA WA 4
e 1 * — ::;"
—— s i Buil 4 A i o
[T Y S o A2 —_— :-,mu X X x
== « f P B15 i
e ] Haaiprd gl
T T Rl R
- Pt 1 = -
P—— P T T e
frr—— frr—rr——rr——— P — e
o e T e ——— ey ——e—
ol =) I lﬂ-lm [———-" i et [
iy ey —r— = Bl "'"g"""‘""'?‘"‘"“*"‘"" ™ ks L)
h.-u--l.....-.-u.....-uu-,d...'u.n.
B P B B P P B ARG A wrpa i banghe o e el e
[ P [ PP ] _BE-3RF00-6 190 LN L. PR O
PP PP [ B8-312-02-C tari O Fufm DR i Rl e
ﬁ — - Bbluage R asml o8 |l wErm, 12 e il sagup iom B Ragiar e maa g g
v e iuen om, b v s 0% e Luee dane ol e
— # i Lk Uer San b ] O T leen g B M e i ey b
KT i i D FE G S TR PP T
pR R ERR R (SRS —A838% e b, gy b i Wi, ik,
[1] S5ea Chapter 14 of City Code for addmtional regulations. ..'h“::llhwh“-‘_'i :EH.-:‘F-::E
yPCERy o OF MR NI il i
APl PERTIEY B SR Tl
pirrearr sttt e braghe el
P= Use permitted o5 of mght | 5 = Use requires special use approval | - = Use is not allowed Page 3of 3 ozl '
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Muslding lacuted an tha xame, o dirsctly
across the areet from, hincis thar posmain
the major civic and instisutional struchares.
shall not be required io mateh the helght

of thorer structures. Buildings m these
hineis dhall relate im beight in the nther
i im dhe snrounding Blocks—

rally one o bwo stories.

Hugldings lacated an the same, o directly
seroas the sareet from, bincis that conmain
tha majer riie and intisurional seriemened
shall not be required to match the helght

of these shractures. Buildings in these:
blocks shall ralate in Beight 1o tha sthar
luridings in the warrounding biocio—

rypically one or bwn stories.

INVEST NORTHEAST

| For the urban sarefrants this area, the haight i typleally ans ar two sterlan

For the urban storefrants slang this
araa, thae haight it bypically sna or
T SIOMEY, COPRICS oF pEnpet
heighss of new bulldings skl not be
mare than 108 higher nor mane than
10 Inwer thisn thase of adjacent
baideings o tha numihar of sndes s
the saiiar,

Ma mew Building shall be mare than
three (1) stnies in height, and the

' Harade nf ary three-story building
aball g Lain g architectural
elameent that reflects the height and
el of Boy shortir sdjscent

Mulldings thall Ba na mass than fws vares in haight, sucent 3t majes
Camnice or parapes heights of rew Buildings shall no be mane than 10 higher nor — meersecuons (Van Bnant, Haseyry, Winner Road, and 1-435). At magar
mare than 10% keaer than those of adjacent buildings if the number of soories b Imtersections, bulldngs shall be no mare thae four sioeies in height.

the same. The fewr atory bullding shall be the firn building locsted an the actual
mirrsection of independenoe Avenue with Van Brund, Hardeszy,

Winner fimad, or 1438 Any arditinnal huildings arfarent t the first
rulbding ai che intersecion shall iransishon in beight and sep down and
redate in height 1o adjacent buildings not part of the new devdopment.

Mn nrw Building shall he mare than theee [3) seneies in heighe, and the farade nf
arvy thwee-siury building shull conisin an schiveciural element that reflecs e
heigtht and seale ol any shorter adjacend buidding.

1 m_ﬂﬁlr‘q
e height B typically one or baa siores.

1 N BULING SHEH DE MOFE Than thres
|9} S10rees in hasght, Snd the facade of
arry theee-story building shall oo an
architeciural elemnend thal reflects the
height and seale of any shorer adjacent

P nibvw buibding shall be mare than thes (3] stories in helght, and the facade of
M anry Ehree-sicey bailding shall coekan an architectural element that reflects the
Buildings kacated on the same, of directly o the urban storefronts alond thes
acnoss thae gtrest from, blocks that contain  ared. the Freight o tyoscally one or
Ehe maier onic and ingliutional structures  Bwo ilorkes, Coamnice of paraget
shall ot e rewnitred to match the height  beighls of new buildings shall nol b=
of thoie struclunes. Buildings in thew mure than 1% higher nor mare than

bl chal ridate in height oo the thar — 107% bner than thena of adjarant
basildings in the surrcunding blocks— buildings i the number of stories is
Db Orse OF Tisd 5 odied i m LT

For the wiban viorelroniy alomg th
arwa, the helght & bypically one or
Fwn stanes. Comies & parspat
hecights of now buildings shall not be
more tham 10% hights nor mons than
A0 borweer than these of adjacent
Eeuildings if the narmber of clarie s

| the same.

s new Buillding ahall be mare than

© threae (1) staries in height, and the
fecade of ary theee-story building
shall cortadn sn architectural
element that refiects the helght and
seale of amy sharer adjacent
Buildings.

mmmm Bulidings shall be na more than fwo storkes in helght, except

intlependente Averue in this area, the at majar imersections (Van Brust, Hardesty, Wianer Road,
hesght b typically ane or swo stories. and 1-435). Ar major interseciians, bulldings shall be no more
‘Carnice or paraper heights of new ‘than fnur smaries in height. The four-sanny busiding shall be
Euiildings shall no Be mone than 10, ‘thie farst uilding lacated an che acoual intersecran of
PAZRAF NGF MOMR ENAR LU |owir Enan IRGREENERNES AVIRUT WIR Van DFUAE, HarsesTy, Winnar
thiose of sdjacent bulkdings IF the nember Road, of k435, Any Edditlonal bulldings adjacent 1o the first
ol sturied is 1he sane, Leailding at the inkersection shall iransiGan i feght and siep
diarwen and relate m heght o adacent Buildings not part of
R naww basilding ghall ba more than thres tha s darvalopmant,
[3) sipies in hedght, anil the Eacards ol
anvy Ehewribinry building shall eonlasm an
architertusral alement that roflacts the
hesght and scale of any shorer adjscent
 buildings.

" ront setback required only when O- or D-toned lot abuts fi-oned lot with frontage on the same street. In such cases, the O- or D-toned ot must
imatch thi actual frgnt setback of the building that eaats oin the abutting R- tomed bot, of il no building eatsts on e sbuttng R-iened lot, te O- or B foned el mual provide at leaat 0% of the
front setpack that applies 1o the  abutting f-zoned lor

’mwﬁﬁmﬂmwm i O of B-poned lot abmits B-roned lots. I sech cases, the O- or B-aoned lot st provide the same side setback 3% required for the abutting B-2oned ot

¥ Grouna-fioar commercial Space MUET comply with H3-120-0.

‘Campliance with buffer and setback requirements of B8-425 apply



DRAFT Lot and Building 5tandards (By Area)

e

DRAFT Lot and Building Standards (By Area)

Ll e

Moamiings ghall be of Fabric, and rot sluminuem, pletic, or wood. Thay ihall not ter i the

peiemany shive sign. A single beaiding dhall have e idanticsd pattem and eolar o all awmeng on

the building,

® 2 building coler s generally unified {such as a single calor brick pattern], then either a
single or multiphe colored (or siripad) awning shafl be used. If several busiding coloes (sch
83 & muhi-colored brick pattern] are used, then a singhe color swning shall be used. In gither
case, the awning cobor shall be complementary to the overall color scheme weed for the
entine buding 1acace. Awnings with pathems of Colors that ane not complementary 10 the
Dullging Tacade ihall not be allowed,

" mmmammumnmm Thee minkmam helght of any

aaciibitgg o the o shiall e 7 feen 6 i, and s awnsog siull ooven moee tiae S0

af tha sidewall widsh,
® X % A Na
‘ + 5 -
. . X na
W X X
- : - - -
- - X NA

Pl fahightly sl Tor idrainge, il el vidhle from et bevsl] rondo dhall b ised f
commencial buildings in infill locations where adjacent baildings. have flal rools.  In other nfll

and an i ling Buildings, sloped or visible {fram street kevel) roals shall
b acceptatilz, Onby ial grade rafing materials such as clay tile, slate, or metal roofing
shall be used, HVAC wits shall be screened from view from street level, and materials used for
il sereanang, shall be consistent with facade materials.
B1-1 Neigh Bus 1 .
B2-2 Neigh Bus 2 : : = _ X
B3-2 Comm Bus X X X NA NA
B4-2 Heavy Busi & X = : =
_B4-5 Heavy Busi 4 - : X NA
W3 Bvagh B 3 - . . . ] R-2.5 Residential ® X L
B3 Conerem Bary El i K A M B-1.5 Reddantinl - ¥ 3 . -
BT e Be b - M1LE Man. 1 5 : ¥ N
R My B P % x i
B 3§ B e ritial E X X
L3 Baruiddertial - x . . x
[T . - i [T
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4.5 DRAFT STANDARDS & GUIDELINES - continued

DRAFT Lot and Building Standards (By Area) DRAFT Parking Standards (By Area)

Trim of ather elements of buikdings mnmnrwmmmamﬂ_mm Wvers peurkire i oslire it Ew re of i eormimacrid hiaiing. mniances ) Hhin bty froen Farkng Lots

M.D;MMHMMMHMNMIMHH‘L Ilmmm'm_ﬂ' mefser than the indeprndener Avenuor fasade shall be designes w complemens ard be smilar o Thee mamimam nuenber af dreresays shall be as (olows:

E A e . R ke 1 it Efbt I g che Ly SE il XIOWRnOnk s o U il fastostdes ini Lavirrs ol arsslioninabs, codonrs, lighiting arsd othet s chitiecbural dictaile o 2 fum g L 150 Tt wal Fewniiagli;

rien, shall use colors complemerntary (o the color wheme establzhed by the buliding. i 2 e 50 feet 1o S00 feet of frontags:
'Plﬂlﬁhﬁﬂi 7 ¥ Manings , ignage, and dapligg ae 38 appropriste a1 3 rear antiance, 3 Bilewed of reqused by o 3 o 500 Tewl o grester lrontage,
RI-X Medgh i 2 : : * - 1 thir vuctions of thew guidslne. ) 1 additional driveway for wach additional 500 feut of
B3-2 Comm Bus b X X NA NA Tromtage.
B4-Z Heavy Busl & x - Lighting for the parking lot shall be included and submitted as part of the facade or site design or
I-I-Gl-liiwaudl = X NA bath, whichewer s approgriate. Suck lighting skall be 5o designed that na flashing o direct glare if a dessefapment is an a camer, the frontage on rach street
Re2.5 Residential X X % Fram any Bghi sowrce is focused, heamed, or directed toward adjacens residences. Light shall be convidered separately when determining the maimum
sianadards for pasking azeas shall not exceed 17 feet in height. Rear entrances shall nat ba number of deiveways.

R-1.5 Residential - X = = = wisually deminant over the prmary frant entrance.
M1-5 Manf. 1 - - X NA Al parking lots shall be set back at least fowr feat from the

Harksg Lots public ngh-of-way. TNis arga shiall B landicaped 10 a5 1o
. Parking lots and signage within parking fots shail be designed o minimize commercial traffic oy e eening betwesn (b sidewalh arnl e panking siea by
(nhsan s embering or exiting the busk gh adjacent neighibarhood iding at l=ast a four-foat soreen of evergreens, a stone wall,

Standards and regulations - Single Famify and Cuslex Housing, The following standards and | that pafs b ¢ P

latinns adeoted far properties which cansit of dnpse fa el nd duple ¥ Farking lota shall be screened between the public Aght-of-way and the parking area by a heven, or o combiraton thereaf sufficient to blach the view of
fm:'nulhﬂcl;!nlmlnt 7 inaduiviic i prowidng an arca ot lcast four fect wide with evergrecns, o stenc wall, a berm, or g tha cars.
Buildings Structurer. Single-fa dupber howsing three staries combination thereod, wallicient to Lotslly Block the vew of the car.
" mﬁhﬂwhm:-mmmmﬁuﬁnm:mmm;m . Tha ber of d s shall ba as full Commercial parking hts of 1,000 square feet or mare shall be
required for mm'lrm. & 1 farupen 150 fent af fratage: “broken up” with planting buffers and slands, A minimum of
B Focode repelition ood setbock. Single lamily ard duples housing shall meet the reauired @ 2far 150 feet 1o 500 feer of frontape; 6% of any parking ot ibersor shall be landscaped ina
|uﬂnﬂlulhthmﬂmurﬂudﬁ1l:-':hiﬂ.lid_ @ 3or 500 feet or greater frontage: reasonabiy tiipersed manner, A parking lot interior thall be
C  Siprape, Mo si shall be allowed on used for single Family and duples o 1 addtional driveway for each addtional 500 feet of frontage. cabcubated by multiphying the number of parking spaces shawn
howsing. on the plan by 280 squsare feet. Plantings along the matside
0, Parking Parking shall ke allowrd in the side or rear yard onky If & develogment is on & comer, the frontage on each sireet thall be considened separately when penmeter of a parking lot shall not be incuded  part of
B1-1 Neigh Bui 1 ' L 3 delermining the mansnem number of driveways. inzerioe ot landseapeng. & sngle plasting anea shall be greater
Vhisies B0 saguiaie Tl sind doik ilimivierriun plall Lae Brs Vi Tive [5)
:::: whoued . - - e 3 Fost. B thie pbrking 40t i lariger thisn 2,000 squskee T46L, thive
e X b MA NA st be mulliphe planting buffern sndfor ilards, each greater
B4-2 Heawy Busi 4 x - tham B0 sguare heat. Vertical cononele curka chall be provided
B4-5 Heawy Busi 4 3 - X NA througheut all parking luts at any pavernent edge.
S MMM:I % x 2 Trees shall be the primary form of intesmal parking ot
" ry na
Rumn . - 5 : s landsraging. Trees may be supplemented by sheubbery or ather
ML-5 i § - = & HA forms of grousd cover. In ro instance, however, shall trees be

placed such that they abstruct visibilty, obstruct sight lines st
street of diveway Intersections, or create a hazard in any other
way,

W panklig st e g owisdend Letwveen e proper Ly lioe and e
building, mo more tham one row of parking, a vehicular access
driva, and a padeserian path chall ba presided batwesn tha
haillding arsd tha prapsey line

Farking lot lighting shafl be 3o designed that no flashing or
direct wlane from any light scurce & focused, beamed, or
directed toward sdjacent residences,

Commercal oarking hols that are sdacent toe one another ard
that abut Independence Avenue shall provide phydecal
comnetlanns 1o ame anolber so thal cars do not e 1o relum o
Intependenie Avenoe when patrons gibe sdjacent businesses
unless tapagraphy or 1he depih of the dewelapment sie
proREITs Sech connecton

R il gicde Tot linga abuiting residential propertics shall
employ Lereening in the form of fences or in the farmool 2
rnenhimatinn of frees and Furrgreen shodhs dense enoigh in
fioem a solld sereen within five (5] vears of Design Review
Committis approval. Fences of screanding shall b4 a1 least four
fa] feet in histght, Masanry and wood fences shall be allowed,
Chain brik, barked wire, of razor wire lenes and barscades shall
ot e allowed.

B1-1 Neigh Bus 1 = = =
B2-Z Nelgh Bus 2
B3-2 Comm Bars

B4-2 Heavy Busi &
B4-5 Heawy Busl 4
R-2.5 Resldential
R-1.5 Residential
M1-5 Mand. 1 5

NA N&

oo MO
[
=

o
L ]
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DRAFT Screening and

B1-1 Neigh Bus 1
B2-2 Neigh Bus 2
B3-2 Comm Bus
B4-2 Heavy Busi 4
B4-5 Heavy Busi 4
B-2.5 Residential
R-1.5 Residential
15 Manf. 1

fering Standards (By Area)

bOM R M s
R
R -

FT

M1-5 Manf, 1

dscape Standa y Area)

" Gutdoor courtyard that shall inchude seating, ornamental pilan, soulpture, Tounsaing, of cther Landscaping shall be i accordance with a landecaping plan,
mmlllcll:lﬁ sshmiited by the property owner (o designaed agen) and
¥ Landieaging in accordance with a landscaging plan, submitted by the progerty awner jor appraved by the Design Review Commiztee.
designated agent) and approved by the Design Review Commattee; such landicaping plan shall
Include the Tollowing:
I Companibslicy with species, scale and design of approgyiate landscaping of adjacent and
nearky praperties, snd
il. Approprate traatment for the tubject proparty, Intonporating detign elements of the
bislding facade, f appropsiate.
'Apmml“hmuﬂdHn[mrm\uf!hPﬂmmlwmhM
markers, Sgrage, plartings, oe the physical design of buildngs, or by 2 combination of the foar,
Susch stateenerty shall not block sight lines #1 Mireet o drveway internections, The phyiical design
of buildings could inglude baild- 1o Enes, towens, or olher reatmenl consistent with these
puidelines and acceptable i the Design Review Committes. The markers, signage, and plantings
shall be of suificient sire to create @ significant visusl statement, Gateways and ather markers
#hall be constructed of stone and shaped similarky 1o the Low stone walls ouisting along
hdmcndcnw-lm
mwmwmwmammumm-w
! Gatewary or marker signage shall include anky neighbarhoad o street names and the date of
construction. Such siges shall be either engraved stone panek of metal,

2,
3

X
% A
. - X HA
X X X
X - . -
- X NA

B1-1 Neigh Bus 1
B2-Z Neigh Bus 1
B3-2 Comm Bus

B4-2 Heavy Busi 4
B4-5 Heawvy Busi 4
R-2.5 Residential
R-1.5 Residential
M1-5 Manf, 1

The frent facade of a building shall have enly one major store sigm. A smallar store sign may be
apnenpriate fre seenndany Earades ne entrances e as misor signage nnoan awning. Ainor pr
supgilemental signs {such as store howrs, direciories, credic casds accepted), shall be permined as
lenp a5 the toaal ares of all signage {major and minor) on ary building facade shall not excesd 5%
of the wall facing the street. Such signage shall plsa nchude banners snd balloons. When
computing wall anea for a facade on 3 multistony building. the total height of the wall the sign is

,m:mwmmmhmn-mmm Purps.

Awrengs over the pubSc righf-of-way requing an encroachment ordinence, shall meet the coilena
ﬂuupanuuwimmmm arsd shiall anly inchade the name and foge of the busness.
Pem_nﬂll. Frer-slaning shgis, such as bullding e Tt maekers sl e e, lsll be
allowed. Their ignage area, hmwever, shall apply againat the S5 masimum ares sllowed for the
masrait fazads af the building tha ign inidantidying.

 bin artachad sign chall svtend higher thas tha maf line ar sny parapst af & building ae aneties

Rooftoo siend thall not bo allowed,

l'ﬂ.rvpumitul{muhonw the namee and logo of the business it sdentifies, shall be designed

& mou ow

specdically for the building it identilies, and shall integrate with and comglement a spedifc
storelront in design, color, and materials,

i off-site adwevtiing signs shall be allowed.

Mo sign shall fiash, biink, or thatuate,

rin sign shall be d ar change physical p vy any elecrrienl e mechamical movement
Permifted sgna nat requinng design fevew include: dirdctionnl and mfarmaticnal agna; sale,
enchange, or loase signs; and other Lemporary signs 2 defined in the Zoning Drdinance. Such
wirei £hall anly b dhplayed on the progeerty thiry terve snd shall be lmited in i to 15 tques
Feel per wgn,

&nvy sign shall congain anby the name and loga of the business it identifies, shall be complemenmry
1o the design, materials, and coloes of the budding on which it is amached, or (if frep-standing) of
the building the sign kdentifies,

Buildings shalll hawe only ona wall sign an their primary storafront, rot exceeding 10% of the area
of Che Bacade on wihich il s located, e Iee-standing Sqn shall De allowed Tor each 01, whether
eitupied by a single businesa o proug of businesses. Free-standing signs shall be a imasshmum o
forry (40] square feet in area and sevenneen (17 fees in height.

LR SN B A
"
=

4w owE
R -
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Proposed Administrative Procedures

The following table includes existing Administrative Procedures
recommended for inclusion in this report by City Staff.

The City Historic Preservation OMTicer, as designes of the City Development Direcior, may issue
o Cenificate of Appropriatencss adminmstratively if the change s nol a substantial change as
defmed below. Any scope of work nod sdddressed in the following table shall be deemed
substantial and require the Commission review and spproval under Section B of this anicle.

| Additions visihbe lrom poblie ight of way |

proa-samiciszatiog .

[ n[ o welln thal e nat madjucent b
n public sidewnlk or street and set back
b tht roar earner of the building,

Al cehas fanucin

X X
x x

x x

x x

X %

X x

= &

x =
x x

E "

X X

L] E
X X

x x

x x
= X
x x

X X
E X

. ll1.| I:.
arbors, pergolas, pools, [Guntains, & etc, )
on secondary fucade with muinimal

wiaibitli

Lighting on structure

New construction (infill building T ) I T

Paing, color change

Puint. previously unpainted -.iﬂ.lnl o
MRSy

| Rampe (ADN onprimayfagade ||« | | . |

Hieloeation of building/striscture L 1 | o |

| Scrcened-in porches - neweomstruction ||« | ] . ]

=1 0 1 .
dimunabins

Sidewalk stop railings TR I (VT
 Signeplagues | 1 [ ]| . ]
| Storm windows. pewmaterials _____|__ = ] | _« ]| |

Windows, vigible from pablie right of

NEIGHBORHOOD CONSERVATION OVERLAY
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01 CORRIDOR DEVELOPMENT PATTERNS

As part of the Independence Avenue Corridor Character Study, a range of variables
related to development patterns were analyzed in order to gain an understanding
of the degree of consistency and the range of diversity that exists. When these
variables are considered at a corridor-wide level, they reveal an understanding of
the general character of the corridor. When examined at a finer-level, they suggest
a series of smaller character areas, with shared characteristics.

The information that follows is derived from a series of maps illustrating the
development patterns of the Independence Avenue Corridor as a whole. The
information is extracted from the 2011 Truman Plaza Area Plan Data Book.
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Building Permits

Building permits are a measure of construction activity. Building permit data
indicates that changes have been taking place throughout the area, as shown on
the Building Permit Activity Map below.

e Residential additions, alterations, and repairs permits (shown on the map as
renovation) are the most frequent, and are also well dispersed.

e Along Independence Avenue, many permits have been pulled for renovation of
non-residential structures.

e There are fewer new residential permits issued north of Independence Avenue
than south of Independence Avenue, but there are many more renovation
permits pulled north of Independence Avenue.

Demolition permit data is also an indicator of change within the area, as shown on
the Demolition Permit Activity Map.

e Non-residential demolition permits are most numerous along Independence
Avenue, and south of Independence Avenue.

e The majority of residential demolition permits were issued south of
Independence Avenue, with clusters near Independence Avenue.



02 ZONING ANALYSIS

Zoning Analysis

One of the first tasks of this study was to determine what
regulatory standards applied to what base zoning districts.
This was followed by determining which zoning applied to what
Character Area. This, in concert with the allowed uses, set the
framework for understanding the parameters of development.
The tables created to research these standards follow.

B1 -1 LOT AND BUILDING STANDARDS

LOT AND BUILDING STANDARDS (B1-1)

LOT AND BUILDING STANDARDS (B1-1)

within an individual span of a given land use

ltem Area | (Paseo-Brooklyn) Area 2 (Brooklyn-Benton) LT Arey | (Pases-Brookhm) Ares ] (Brookhm-Banton)
Highland - Maple Prospect - Montgall Hightand - Maple Prospect - Mortgal
Lot Size Rear Sethack®
Average Lot Area (ft) Derived from the Aostrage Risar Setback (ft) Demved fom
lot areas within an individual span of a given 100,000 27,000 the rear eifack dclondes of the borel a8 3B
land use within 0 indvediual SPan of d Peen kand wse
Minimum Lot Area (ftz) The smallest - — —
parcel within an individual span of a given 9,000 5,000 [ verage % of Lot Depth (%) Detved
land use Sroem the peroentoge that mar sethacs
; eateric] irito Bhae tobal cepitfe of porcels withen 34 35
Maximum Lot Area (ftz) The largest = Td'l : '"i:" q' .I-. karacd ..f: —
parcel within an individual span of a given 438,500 44,000 N
land use > Minimwem Bear Setbacks (i) The shomes
Mode Lot Area (ft”) The most commonly war sethacic dstance of @ pven parcel withen an o
occurring parcel size within an individual span NA NA Lt inclviduol span of o paven kend use
of a given land use
Minimum Lot Width (ft) The narrowest Maxornum Rear Setbadk () The
parcel parallel to the street within an xeest epar sethock datance of o Eeen
individual span of a given land use 155 7> _?r;-..; wothin an mcivoual spon of .-:-L:-.._- o 120
T LR
Maximum Lot Width (ft) The widest Hode Fear Setback (i) The mo
parcel parallel to the street within an 563 182 e ormimonty coowTing e seiback detonce of
L , ’ * [ Y Pl
individual span of a given land use 1 paen porcel within an indesdual shan of a
Mode Lot Width (ﬁ:) The most ey Eef e
commonly occurring parcel width within an NA NA Side Sethadk®
individual span of a given land use overage Side Setback (ft) Derved from
Front Setback* thie ixie Seback ghElorois of the gl 40 IE
" =
Average Front Setback (ft) Derived from within an ndhvdual span of a gaen lond 1me
the front setback distances of the parcels 30 05
within an individual span of a given land use ' Minirriom Side Sethack (i) The chevsar
g SACDOCK CRSION0E WADEN O P Donme c 0
Minimum Front Setback (ft) The within an incvdual ifan of g gheem kond e B
shortest front setback distance of a given 4 0
parcel within an individual span of a given Masarrmn Side Sethack () The
land use srecaesl Sk Dethock dRERAN0E Wil O Pacin &0 0
Maximum Front Setback (ft) The parced within an indhwiual span of o gren g
greatest front setback distance of a given 23 ind e
parcel within an individual span of a given Mode Sude Setbad (1) The mes
land use oomimndy cocuming Sde setback detonce &0 o
Mode Front Setback (ft) The most vl 0 ek poreel wathe o vt
commonly occurring front setback distance NA 0 BT f 1SRN Sane LS

Wtk gry preen parced contomarsy rmoliide ol stuctres, sethocks hove bean coliulated from the structure
that projects cosest to the penmeder af the povcel regordhess of whather that & the some stauture 0 each

faa i1 |'i':'r.~.'|l. A, Sk Sedbacks)
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B2-2 AND B4-5 LOT AND BUILDING STANDARDS

Area 5 (Hardesty-Winchester)

B4-2 LOT AND BUILDING STANDARDS

LOT AND BUILDING STANDARDS (B -2)

[tem

Area | (Paseo-Brooklyn)

Paseo - Woodland

Lot Size

Average Lot Area (ftz) Derived
from the lot areas within an
individual span of a given land use

63,800

Minimum Lot Area (ftz) The
smallest parcel within an individual
span of a given land use

17,500

Maximum Lot Area (ftz) The
largest parcel within an individual
span of a given land use

134,000

Minimum Lot Width (ft) The
narrowest parcel parallel to the
street within an individual span of a
given land use

50

Maximum Lot Width (ft) The
widest parcel parallel to the street
within an individual span of a given
land use

300

Front Setback

Average Front Setback (ft)
Derived from the front setback
distances of the parcels within an
individual span of a given land use

56

Minimum Front Setback (ft)
The shortest front setback distance
of a given parcel within an individual
span of a given land use

Maximum Front Setback (ft)
The greatest front setback distance
of a given parcel within an individual
span of a given land use

Rear Setback

Average Rear Setback (ft)
Derived from the rear setback
distances of the parcels within an
individual span of a given land use

77

Average % of Lot Depth (%)
Derived from the percentage that
rear setbacks extend into the total
depths of parcels within an individual

span of a given land use

20

*Within any given parcel containing multiple built structures,
setbacks have been calculated from the structure that projects

closest to the perimeter of the parcel, regardless of whether that is

the same structure in each case (front, rear, side setbacks)
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an individual span of a given land use

ltem Area 2 (Brooklyn-Benton) frem Area 3 (Benton-VanBrunt) Includes 2 Parcels in 2 Zones ~
Montgall - Chestnut Indiana - Bales Ewing - Winchester
Lot Size Lot Size
Average Lot Area (ft) Derived Average Lot Area (ft’) Derived
from the lot areas within an 14.400 from the lot areas within an individual 10,900 50,000
individual span of a given land use ' span of a given fand use
Minimum Lot Area (ftz) The
Minimum Lot Area (ft2) The [smallest parcel within an individual 5,000 19,000
smallest parcel within an individual 13,500 E;U” ‘Of“ g’vf”tkﬁd use(&z) -
aximum Lot Area e
span of a given land use largest parcel within an individual span 20,000 80,300
Maximum Lot Area (ft) The e 7
largest parcel within an individual 15,300 zg?nirbot)é[:; () T/he mostm‘
span of a given land use ' nmonly 8 parcel size within NA NA
an individual span of a given land use
Minimum Lot Width (ft) The Minimum Lot Width (ft) The
narrowest parcel parallel to the 75 narrowest parcel parallel to the street 44 2
street within an individual span of a within an individual span of a given
given land use land use
Maximum Lot Width (ft) The Maximum Lot Width (ft) The
widest parcel parallel to the street 86 widest parcel parallel to the street 149 275
within an individual span of a given within an individual span of a given
land use Jand use
Front Setback* Front Setback*
Average Front Setback (f) e fm e ot st
Derived from the front setback 36 distances of the parcels within an 19 NA
distances of the parcels within an individual span of @ given land use
individual span of a given land use Minimum Front Setback (ft) The
Minimum Front Setback (ft) shortest front setback distance of a 0 NA
The shortest front setback distance gyen parc)e/ ":j’m'” an individual span
i of a given land use
zp[:nggfeg ;g;’;ejamrjzhgedﬂ indlviducl 0 Maximum Front Setback (ft) The
greatest front setback distance of a 70 NA
given parcel within an individual span
Maximum Front Setback (ft) of a given land use
The greatest front setback distance Mode Front Setback (ft) The
of a given parcel within an individual 72 most commonly occurring front o NA
span of a given land use setback distance within an individual
span of a given land use
Rear Setback* Rear Setback*
Average Rear Setback (ft) Average Rear Setback (ft)
Derived from the rear setback Derived from the rear setback 36 NA
distances of the parcels within an 67 distances of the parcels within an
individual span of a given land use individual span of a given land use
Average % of Lot Depth (%)
Average % of Lot Depth (%) Derived from the percentage that rear
Derived from the percentage that setbacks extend into the total depths 29 NA
rear setbacks extend into the total 37 of parcels within an individual span of
depths of parcels within an individual a given land use
span of a given land use Minimum Rear Setback (ft) The
shortest rear setback distance of a 4 NA
Minimum Rear Setback (f) The given parcel within an individual span
shortest rear setback distance of a of a given land use
given parcel within an individual span 13 Maximum Rear Setback (ft) The
of @ given land use greatest rear setback dtstujce ofa 65 NA
given parcel within an individual span
Maximum Rear Setback (ft) of a given land use
The greatest rear setback distance of Mode Rear Setback (ft) The most
a given parcel within an individual 120 (commonly occurring rear setback
span of a given land use distance of a given parcel within an 45 NA
individual span of a given land use
Side Setback* Side Setbader
Average Side Setback () Average S () Derved
Derived from the side setback from the side setback distances of the
distances of the parcels within an 10 parcels within an individual span of a 20 NA
individual span of a given land use oiven land use
Minimum Side Setback (ft) The
Minimum Side Setback (ft) The shortest side setback distance within a 0 NA
shortest side setback distance within given parcel within an individual span
a given parcel within an individual 0 of a given land use
span of a given land use Maximum Side Setback (ft) The
greatest side setback distance within a 65 NA
Maximum Side Setback (ft) The given parcel within an individual span
greatest side setback distance within of a given land use
a given parcel within an individual 25 z:f:oj‘d:éfuer;:acszitllg::km”“
span of a given land use distance ixvthm a ;ven parcel within 8 NA

*Within any given parcel containing multiple built structures, setbacks have been calculated from the
structure that projects closest to the perimeter of the parcel, regardless of whether that is the same structure
in each case (front, rear, side setbacks)




B3-2 LOT AND BUILDING STANDARDS

LOT AND BUILDING STANDARDS (B - )

ltem Area | (Paseo-Brooklyn) Area 2 (Brooklyn - Benton) Area 3 (Benton-VanBrunt) Area 4 (VanBrunt-Hardesty) Area 5 (Hardesty-Winchester)
Maple - Brooklyn Brooklyn - Prospect Prospect - Benton Benton - Indiana Askew - Myrtle Norton - VanBrunt VanBrunt - Hardesty Drury - Topping Winner - Cambridge
Lot Size
Average Lot Area (ftz) Derived from the
lot areas within an individual span of a given 33,700 50,400 13,000 7,500 12,700 10,000 22,500 15,000 14,500
land use

Overall Average Lot Area (ftz) Derived
from the average lot areas for individual spans 33,700 31,700 10,067 22,500 14,750

of a given land use within a single area

Minimum Lot Area (&2) The smallest

parce( within an individual span ofa gjven 7,700 5,500 4,250 2,900 2,900 3,000 2,400 7,500 2,500
land use

Overall Minimum Lot Area Average

(ftz) Derived from the average minimum lot 7.700 4,875 2933 2400 5,000

areas for individual spans of a given land use
within a single area

Maximum Lot Area (ftz) The largest
parce/ within an individual span ofa gj\/en 71 ,500 99,300 45,000 | 8,500 96,500 43,600 365,000 25,300 80,200
land use

Mode Lot Area (ftz) The most commonly
occurring parcel size within an individual span NA NA 8,000 5,000 6,000 6,500 4,500 NA 4,700
of a given land use

Minimum Lot Width (ft) The narrowest
parcel parallel to the street within an 92 46 47 32 25 25 25 50 30
individual span of a given land use

Overall Minimum Lot Width Average
(ft) Derfvgd frpm the average minimum lot 97 465 2733
widths for individual spans of a given land use
within a single area

Maximum Lot Width (ft) The widest
parcel parallel to the street within an 220 295 193 145 375 270 608 170 272
individual span of a given land use

Mode Lot Width (ft) The most commonly
occurring parcel width within an individual NA NA 80 40 50 50 35 NA 40

span of a given land use

25 40
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B3-2 LOT AND BUILDING STANDARDS

LUT AND BINLUING STANDAKDS (B3-2)

Hem Ared | [Preo-Brookdm) Ared 4 {Beookhyn - Berdon) fred 3 (Berdon-VanBront) Area 4 (VanBrumHardesty) Area 5 [Hardesy-YWnchesier)
Magle - Brookdém Brockin = Pronpect Proapect - Berdon Berdon - Indiarg Fakiew « Myrtie Morion - VanBrurd VanBrurt « Hardesty Drury = Topping Wfinreer « Cambnidpe
Front Seiback®
Foperaps Front Sethack (] Demsved from
the frond pethark dadonces of e paroels 3l 7 I? 7 17 o4 ‘ 1 i
Wt o Paleudadl 1P Of O ewn kel ine
[Oveerall Aeragpe Fromt Sethack (fit)
Phsed friwsy B weye frorel GOk 3 i RL 1 215
Fafonced of e Saerel wilfan o ncdvaoto 5
s ol 3 e kol e methe o angle oo
i Front Setback (&) P pemen
e wethech cnone o O g Dte mithe i 3 0 1) 0 ] o 0 Q
ety 2 off d v ] i
='1 g Frot Setback (Bl The
L P L B 0 0 48 100 123 100 &4 5
EFTE wille o el e o o e
il e
Mode Fromt Sethack (1) The mmt
STy oronanry froed paethok W Py 4 L 20 {0 ] (] A pial
e Pt P of @ e Jored e
Ayverage Rear Seiback () Deserd fom
the s gethock detanoms of Bhe po 58 5 18 I7 i ] 46 41 ¥
Y (1 el AN O ) et RN L
ol Apverape Flaar Setback (1)
Pueewvecd fioem the overape Fond secback 58 665 2513 16 #15
=i ol e PO W O (g ol
i o @ gl And Ui willes O angls oreg
Ayrrge % of Lot Dlepth () Miesnd
3 ot e bk : -
e & 4 13 15 13 13 a7 Fi] 3
astarcd il s bl chebis: off Powosls malfay
N FERAELEY N af' O I"' A O e
Howerall |"l'.1,-|5,'e':: % of Lat L'Il—l"'ll )
Diitrrd [HFS M Certade T P Ul
v SELDoOC eaterd atp the tonl der of 1 85 2033 a7 125
puarren walters Of rrlrlunl Apon of 3 Ren
¥l AfE @ il .-'.;l"' o]
Pt Hedr Setsinck (1) The shoviesd
oo pithack ditancr of 3 ven pareel withen [ i 0 o i} 0 i 1 W]
1w Fake ¥ e ol o e Bl e
Masamem Fear Sethack (1) The prectet
sy Srthock difante of o geen hore! it 27 114 147 B m | 0% 0] ] [l [v]
w ke shon & O s el ue
e Rear Setback (R) The most
Ty Do A srchock ditonce: of -
J . ) B A 0 3 B0 0 45 L1 (53
W g eserds satten o Pkl grean of D
moprt kirwd L
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B3-2 LOT AND BUILDING STANDARDS

LOT AND BUILDIREG STANDARDS {(B3-2)
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M1-5 LOT AND BUILDING STANDARDS

LOT AND BUILDING STANDARDS ( 1- ) LOT AMD BUILDING STANODARDS (Mi-5)

[tem Area 3 (Benton-VanBrunt) Area 5 (Hardesty-Winchester) Rt Armi Y (Barasn Vardrunt) Arma b TH T W T
Myrtle Kensington Hardesty - Winner Cambridge - Access Rd M Ferirgman HEroeety - Vs Carmbeaipn - Aroess Ao
Lot Size [ r—
Average Lot Area (ﬁz) Derived from the | verage Plaar Sathock (M) D fom
lot areas within an individual span of a given 21,000 10,300 149,000 21,700 Fuft =y WPEDCE SRR o e et wapt a 33 = ia
land use wulvallad wnms il @ e sl g i :
Overall Average Lot Area (&2> Derived n - SR
from the average lot areas for individual spans 15650 85350 Choorall Avorupr P Seiback (8
of a given land use within a single area ' ' Ui Fom B cveeogs Fond asfhock i x
N TR R R e g il i 1150 4%
Minimum Lot Area (ft?) The smallest R i ol e e
E;rcel within an individual span of a given land 21,000 10,300 8,700 21,700 r— T
rirt P pelariiite Bl Hof RSl g P
Overall Minimum Lot Area Average (ft") tw by eprte =f poETes et o 3 I I i}
Derived from the average minimum lot areas 15.650 15200 wiwtilay gun of o pever e e
for individual spans of a given land use within ' '
asingle area r:\.h'r' ol Moeraps Xof Lot Depthy OX
Maximum Lot Area (ft’) The largest Deawed fram ot cvavapy jas pe tha re s
parcel within an individual span of a given land NA NA 820,000 NA SN, il . B T oSl 15
use .I-._... g schthaaal sl i
Mode Lot Area (ft”) The most commonly - - - -
occurring parcel size within an individual span NA NA NA NA """"."" R frstiach (h) The dterten
of a given land use o —— P e :_ r Polil Tl a8 el
Minimum Lot Width (ft) The narrowest I TRIAA P o e
parcel pardllel to the street within an individual 182 80 136 230 e e -
span of a given land use e -'I'r' mar Seettiache () T pro I"'
Overall Minimum Lot Width Average by ot g MA MA L0 A
(ft) Derived from the average minimum lot 13] 183 : T %
W{dths forvmdrvrdual spans of a given land use r-.-|_ e Floae Stk () [ st
within a single area TR ATy W e R oF o
Maximum Lot Width (ft) The widest virt ot weifotn . bl L A R Fih
parcel pardllel to the street within an individual NA NA 1,300 NA fien bt v
span of a given ./and use iﬁ T
Mode Lot Width (ft) The most commonly Fp—— LT I e———
occurring parcel width within an individual NA NA |70 NA e T A B TP ) )
span of a given land use i gt o e ored i [ 1 4 #r
Front Setback*
Average Front Setback (ft) Derived from | e ke bk 1]
the front s‘ett?qck distances ofthe parcels 55 o) 44 47 Dyt f r chrmger st wrtnnl .
within an individual span of a given land use AEICTL B T T L N 150 5
Overall Average Front Setback (ft)
Derived from the average front setback Pl mrusii Sk el b (B} The ey
distances of the parcels within an individual 28.50 455 sl sefinik dhlarie w e jain i - _._ o
span of a given land use within a single area aaltan o rsieciadl shon of g peen lland' e . )
Minimum Front Setback (ft) The shortest | T e T —
. ) o P i T S Pt [P P . 5 -
fron.t svetvback distance of a given parcel within NA NA ) NA i ; . ; i) o é e .
an individual span of a given land use wia) i Pl s s dornf
‘ = : 1 The et
Maximum Front Setback (ft) The Maode e bothack (] The ma
i Srrwtarey rueTy e ek e i alo
greatest ‘fro‘nt set.baglf distance of a given NA NA 68 NA 3 v J ERii- B ik A BA
parcel within an individual span of a given land ik il = Sl
use o - et Do i
ModeFrontSetback(ft) The most St 1oy e fene Dy e bl YT etk foee Seen condsed fren S whg Ree B Prge P el B P e of e
commonly occurring front setback distance NA NA 45 NA unird regunciess of whether el & e sene sinatioe @ o cioe (Rl oo s seffanks)
within an individual span of a given land use
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R2-5 LOT AND BUILDING STANDARDS

R1-5 LOT AND BUILDING STANDARDS

ltem

Area | (Paseo-Brooklyn)

Area 2 (Brooklyn-Benton)

Area 3 (Benton-VanBrunt)

Garfield - Brooklyn

Brooklyn - Wabash

Myrtle - Norton

[tem

Area 2 (Brooklyn-Benton)

Lot Size

Average Lot Area (ﬂz) Derived
from the lot areas within an individual
span of a given land use

96,400

26,000

4,300

Wabash - Prospect

Lot Size

Minimum Lot Area (ft7) The
smallest parcel within an individual
Isban of a given land use

74,000

8,400

1,700

Lot Area (ftz) The total area of
the parcel

119,700

Maximum Lot Area (ftz) The
largest parcel within an individual span
of a given land use

118,800

56,800

5,800

Lot Width (ft) The total width of
the parcel pardllel to the street

290

Mode Lot Area (ﬁz) The most
commonly occurring parcel size within
an individual span of a given land use

NA

NA

5200

Front Setback

Minimum Lot Width (ft) The
narrowest parcel parallel to the street
within an individual span of a given
land use

73

44

Front Setback (ft) The distance
from the furthermost protuding point
on the front of the building to the
perimeter of the parcel

Maximum Lot Width (ft) The

widest parcel parallel to the street
within an individual span of a given
land use

359

314

Rear Setback

Mode Lot Width (ft) The most
commonly occurring parcel width
within an individual span of a given
land use

NA

NA

45

Rear Setback (ft) The distance
from the furthermost protuding point
on the rear of the building to the
perimeter of the parcel

25

Front Setback*

Average Front Setback (ft)
Derived from the front setback
distances of the parcels within an
individual span of a given land use

55

60

Minimum Front Setback (ft) The
shortest front setback distance of a
given parcel within an individual span
of a given land use

27

% of Lot Depth (%) The
percentage that the rear setback
extends into the total depths of the
parcel

Side Setback

Maximum Front Setback (ft) The
greatest front setback distance of a
given parcel within an individual span

of a given land use

96

22

Average Side Setback (ft)
Derived from the side setback
distances of the parcels within an
individual span of a given land use

Mode Front Setback (ft) The most
commonly occurring front setback
distance within an individual span of a
given land use

NA

NA

Rear Setback*

Average Rear Setback (ft) Derived
from the rear setback distances of the
parcels within an individual span of a
|given land use

Average % of Lot Depth (%)
Derived from the percentage that rear
setbacks extend into the total depths
of parcels within an individual span of
a given land use

40

Minimum Rear Setback (ft) The
shortest rear setback distance of a
given parcel within an individual span
of a given land use

50

Maximum Rear Setback (ft) The
greatest rear setback distance of a
given parcel within an individual span
of a given land use

257

Mode Rear Setback (ft) The most
commonly occurring rear setback
distance of a given parcel within an
individual span of a given land use

NA

NA

Side Setback*

Average Side Setback (ft) Derived
from the side setback distances of the
parcels within an individual span of a
|given land use

52

Minimum Side Setback (ft) The
shortest side setback distance within a
given parcel within an individual span
of a given land use

20

Maximum Side Setback (ft) The
greatest side setback distance within a
given parcel within an individual span

lof a given land use

80

80

25

Mode Side Setback (ft) The most
commonly occurring side setback
distance within a given parcel within
an individual span of a given land use

80

NA

NA

UR LOT AND BUILDING STANDARDS

LOT AND BUILDING STANDARDS (UR)

[tem

Area | (Paseo-Brooklyn)

Area 5 (Hardesty-Winchester)

Woodland - Garfield

Hardesty - Drury

Lot Size

Lot Area (ftz) The total area of the
parcel

411,600

64,000

Lot Width (ft) The total width of
the parcel parallel to the street

825

280

Front Setback

Front Setback (ft) The distance
from the furthermost protuding point
on the front of the building to the
perimeter of the parcel

95

65

Rear Setback

Rear Setback (ft) The distance from
the furthermost protuding point on the

rear of the building to the perimeter of
the parcel

22

55

% of Lot Depth (%) The
percentage that the rear setback
extends into the total depths of the
parcel

24

Side Setback

Average Side Setback (ft) Derived
from the side setback distances of the
parcels within an individual span of a
given land use

24

56

*Within any given parcel containing multiple built structures, setbacks have been calculated from the structure that projects closest to the
perimeter of the parcel, regardless of whether that is the same structure in each case (front, rear, side setbacks)
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4.6 APPENDIX - continued
03 ZONING & DEVELOPMENT CODE: NCOD
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88-225 NC/O, NEIGHBORHOOD CONSERVATION OVERLAY DISTRICT

88228 KGO, Meghbortood Conasrvation Croray Desirct

88-225-01 PURPOSE

The purpose of the NGO, Neighborbood Conservation Overlay district, is to protect and preserve the established
character of existing neighborhoods by limiting the Mexibility of underlying base zoning to more effectively meatch
the dengity, iIntensity or establizhed character of an exigting area. The NC/O dizirict may ales be used o estahblizh

specific design guidelines thatare more detailed than the standards of this ordinance,
88-225-02 APPLICATION FILING

BE-225-02-A.  AnNC/O district application may be initiated by:
I. a petition requesting MC/0 district designation signed by a simple majority (50 perceat + 1
property awner] of the property owners within the proposed district; or

2 the city council, the oty plan commission, the overlay design review board, or the city planning
and development director, acting on the city's behalfl
BB-225-02-B. Each NC/O district must be established by a separate NC/0 district ordinance.

BE-225-02-C  The standards or guldelines proposed for the overlay must be included with the
application for designation. The asaciated standards and puidelnes:

1. Must reflect the prevalent intensity amd consistent budlding design in the neighborhood, to ensure
that new development reflects the identifiable physical character of the area.

2. May but are not required o ndude design features (eg, front porches, window style, color,
el ); typefatyle of architectisre; becation, size, scale, and massing relative to sdjacent structuires;
aml ather features that :rl:i:ll'ln“}' relate to the district as a whole and any and all subdistricts
being established.

3. Must identify projects which may be approved by the city planning and development director as

deseribed in BE-225-06 and projects which must be reviewed by the overlay design review
board.

E8-225-02-D.  The application must indlude or be accompanied by the following:
1. Application fee,

& Mapshowing the existing zoning and uses on all of the Land in the area of request, and on all of the
land within 300 feet, including streets and alleys, measured from the bounidary of the area of
i Ll

1 Alist of the names and addresses of all property awners and residents in the area of request.

4. A list of all neighborhomd associations or other organizations representing the interests of
property owners In the area of request. This list should include nformation as the olficers'
narres, malling addresses, and phone numbers,

5 Astatement of justification. This statement should:

A, point ouwt the factors which render the area of request cligible for RSO district
classification; and

h. -u:phl.nlrl detail haw and %rm:dmﬂkJth would be in the best hll:émit-ulﬂ'mtit}r
as a whabe,

f. A description of the prevalent architectural ari cultural attrilwtes of the area, supported by a
map denoting examples of such attributes.

Lagl Aevigion: Jevakty 04, 2013
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7. Any sdditional information that the city planning and development director determines to be
necessary competent and sufficient review of the application,

88-225-03 DETERMINATION OF ELIGIBILITY FOR NC/O DISTRICT

BE-ZZ5-03-A. In reviewing and making decisions on NGO digtricr applications, the diy planning andd
dovelopment director, overloy design review board, city plan comméssbon, and clty council st
conskder ot least the following Gctors:

conformance with adopted plans and planning polliches:
zoning and uge of nearby property;
physical eharaeter of the area; and

the extent to which designation of the NCAD district will either lmprove er detrimentally affect
nearhy propertics,
BE-225-01-B. To be eligible for NC/AO district classification, an area must satisfy all of the following
criteria:
L. Thearea miusst contain at least one blockface.
. The area must be elther “stable” or "stabilizing.”

2
3. The area must contain significant architectural, matural or caltural attributes.
4

g bl =

. The area must have a distinctive atmosphere or character that can be conserved by protecting or
enhancing its architectural or cultural attribiates

5 The district must be a contlguous area of at least 10 acres, provided that the overlay design
review hoard may recommeend and the city council may approve an NCSO district with bess than
10 agwes if the clty coundl determines that the area has an identifiable character and that an
NSO district will help stabilize the tay base, encourage iwvestment and promote the
preservation of architectural. natural andfer cultural resources,

88-225-04 DESIGNATION OF DISTRICT AND SUBDISTRICT

WCAD districts may be designated only in accordance with the 2oning map amemndment procedures of B8-515, except
as modified by the provisions af this series,

BR-225-04-A.  An NGO district may be established as one district or may be composed of various
subdistricts that have certaln common réquirements but differ in certain elements, while remaining
eomplementary 1o the district as a whole

B8-225-04-8, The designation of an NEO district must include:

1. designation af a specific area by revoning ag an averlay district [in the case of subdistricts, each
sxibdlistrict must be separately deseribed);

2. development of specific standards and gaidelines related to all or any of the standands for scale
and form, facade compasition, site design, intensity, garages, and accessory structures, elc
applicable to the district < a whole and 1o any subdistricte

A, \dentification of uses, in the district as o whiole or in any or all subdistricts, that would otherwise
b allowed in the underlying base zoning district but are prohibited in the NCAD district or one or
mpre subdistricts as consistent with the purposes of the NC/O district.

BB-Z25-04-C. Applications initisted by petiticn for NC/O district designation must be submitted to
the city planning and development director,

L The city planning and development director must review NC/O district applications for
completeness and determine i additional informatbon is needed. The city has 28 days lrom the
date the application is subemitted to determine whether it |2 complete. A determination of
completeness, however, does aot preclude the city from requesting additdonal Information.

Las1 Rewision: Jarary 04, 2013
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BE-Z28 NGO, Neighborhood Conservation Cheray Desirict

2. The city planning and development director must determine the eligibility of an area being
considered for RC/0 district designation based on BE-225-03, IF the oty planning and
development director determines that the area is not eligible for NCAD district designation, the
applicant must be notified of this fact in writing through the mail w the address shown on the
application. The dedsion of the planning and development director that an area s not eligible for
NC/D district designation may be appealed to the overlay design review board.

3. An appeal under BE-225-04-C.2 may be made anly by filing a written request with the city
planning and development director, The request must be Aled within 30 days of the date of the
decision of the city planning and development director. In considering the appeal, the zole factor
to be considered is whether the cty planning and development director erred in their
determination of eligibility. The overlay design review board must consider the same standards
that were required to be considerad by the city planning and development director in making
thielr determination.

4, The overlay design review board’s determination of eligibility on appeal i fimal, [T the board
determines that the area is not cigible for READ dstrict designation, no Rirther applicatbons for
NGO distrion chassification may be considered for the area of request for 2 years from the date of
1= decision.

5 I the area is determined to be eligible for NC/0 district designation, the dity planning and
development director must schedule a public meeting for the purpoase of informing propesty
owners in the proposed district of the natre of the pending request. The planning amd
development director must send notioe of the time and place of the megeting by mall 1o property
owners within the proposed districe and registered neighborhood organizations whose
boundaries include all or a portian of the propesed NC/O distrien

6. Il ehe city planning and develapment director determines the application is complete and the area
i5 ellgible, a better of completeness and eligibilicy must be lsswed to the applicant. The decision of
thie dl.":,r p]:l.nnina amd development director that an area is ﬂigih'l: for WCD district ﬂﬂiﬁﬂiliﬂ'ﬂ.
may nint be appealed.

BE-225-04-0. OTHER THAN PETITION INITIATED AFPLICATIDNS

1. The city planning snd development director must determine the eligibility of the application area
in sccordance with BB-225-03 and prepare the application in accordance with BE3-225-02-T

2. Dmoe an area is determined eligible for NCAO district classification:

a A public meeting must be scheduled to inform property owners in the proposed district of
the nature of the pending NCSD district request. The notioe of the time and place of the
mecting miust be mailed to all property owners and registered neighborbood organizations
in the proposed district.

b Following the initdal meeting, community imeetings must be held w recelve inpist from
property owners to determine the characteristics of the neighborhosd and regulations
neeiled in the NC/O district ordinance to presenve those characteristics. Mlanning stafl will
wirk with the neighborhood to create the standards and guldelines, A draft of the NGO
district ordinance will be made available for resdiew.

BR-225-04-E. HEARING, RECOMMENDATION, AND FINAL ACTION

1. The overlay design review baard must hold a public hearing on the proposed NC/D district
ordinance and standards and guidelines. Notices must be provided in accordance with 88-225-04.
Following the close of the hearing, the overlay design review board must act in accordance with
BE-605-053-F. to recommend to the city plan commission that the application for NC/O district
designation be approved, approved with modifications, or denied. The overlay design review
board may alda sct bo continue the matter for further deliberation. IF the overlay design review
board does not act on an application for NC/O distrior designation within 60 days of the date of
the public bearing, the proposed zoning amendment miast be forwarded to the city plan
commission with no recommendation,

BE-Z3% ROOL Cormarsabon Dhistmct

2. The hearing and recommendation by the city plan commission muast be in accordance with -
51506 except that the city plan commission may return the application to the averlay design
review board for further consideration, together with a written explanation of the reasons for
dodmg so.

3. The hearing and final action by the city councll must be in accordance with BE-515-07.

88-225-05 CERTIFICATE OF APPROPRIATENESS APPROVAL PROCESS

B8-225-05-A.  All new construction, alternations to existing struciures, exterior work visible from a
public sireet or alley, movement of strectures into or out of 2 NCAO district or demolition of structures
by any means or process (4 subject to design review per the requirenents of this article and the
controlling NC/O district regulations. A certificate of appropriateness from the overlay design review
board or city planning and development director as appropriate must be obtained prior to the ssoance
of a bulliding permit

BE-Z25-05-B. Mo building or grading permit for such exterior work may be issued unless the work
described in or occasioned by the permit conforms to all regquirements of the controlling MCAD distric.

B8-225-05-C. In order to ensure that the proposal complies with controlling NCAD districe
regulations, an applicant for such certilicate of appropriateness must:

1. submie all required materials 1o the diy plannkng and development director as defined in the
rules and regulations of the overlay design review board; and

2. recetve approval of the plans or modify the plans in accordance with the recommendations of the
m':ﬂa}r di.-d'gn review board or -:Irr 'p]:mnirla_ and drﬂln]u'nr:n: director as :'ppraprlalr. If Ehe
latter, the plans must be resubmitted to the ity planning and development director for firal
approval prior to the Esuance af the ballding permit.

BE-225-06 ADMINISTRATIVE CERTIFICATES OF APPROPRIATENESS

BE-225-06-A. The city planning and development director i hereby authorized to Esue
administrative certificates of appropriateness for profects within an NCAO district withour review by
the overlay design review board if the proposed scope of work is under the purview of the cty
planning and development director as defined in the ordinance establishing the BC/O districe

BE-225-06-B. The city planning and development director may refer any projedt to the overlay
design review board upon which it might not otherwise act. due to the complexity of the project or
uncertainty a5 to its congistency with the district guidelines.

BE-Z25-06-C. If the city planning and development director refuses to approve the certificate of
appropriateness, the applicant may appeal o the overlay design review board and request an
interprotation of the regulation affecting the applicant.

B88-225-06-0. For cty panning and development director certificate of appropriateness
applications, public notice must be mailed to the applicant, property ovwmers of sites directly abutting
the subject parcel{s). and the site's KD design review board district representatives no less than 7
days prior to the scheduled date of determination. The natice must identify the subject parcel, describe
the request, and identily the dote of director determination on the sdministrative certificate of
appropriateness application, The notice must also identify the opportunity to provide input prior to the
determination and the right and rules to appeal the determination to the overlay design review board.

BB-225-06-E. The clty planning and development director must send a written report of all
certificate of appropriatencss appications submitted for staff approval abong with deciséon notation for
each NC/O district to the overlay design review board on a monthly basis.

88-225-07T OVERLAY DESIGN REVIEW BOARD REVIEW CERTIFICATES OF
APPROPRIATENESS

B#-225-07-A, PUBLIC HEARING NOTICE
Motices of public hearing must be provided in accordamoe with BR-515-04,

st Renvision: January 04, 2013
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B8-225-07-B. HEARING AND FINAL DECISION

1. The overlay design review board must hold at least one public hearing on all certificate af

appropriatensss applications that are not eligitle for staff approval. Following the close of the
hearing, the board must act, in accordance with BB-605-05-F to approve, approve with
modifications, or deny the application.

2, Inthe event of a tie vote or the inabilicy of the overlay design review board to act on a certificate
of appropriateness application under this section, the application will e deemed to have been
denied

3, The overlay design reviesy board must enter its order and record in writing its decision and the
facts wpon which its decision were based. An order of approval miusst describe In detakl the work
that was approves, the approved materials, and the approved manner of carrying out the work.

88-125-07-C.  The overlay design review board may grant a rehearing if the rehearing request
includes new evidence 1o be presented that was mot gvpdlable at the time of the original hearing. The
regjuiest for a rehearing must be made within 20 days of the date af the overday design review baard's
ariginal action, No mare than ene rehearing is permitted.

88-225-07-00. Appeals from certificate of appropriateness application decistons of the overlay design
review board may be made to the baard of zoning adjustment in accordance with B8-575.

E9-225-08 FAILURE TO COMPLY

Any persan who vielates the provisions of the contrelling NC/0 district ordinance once established will be deemed
i viodatbon of this 2oning and develapment code and the penalties and enforcement procedured set forth i 88-615
will apply,

88-225-09 LAPSE OF APPROVAL

Unless the applicant submits a fully completed bablding permic application necessary (o bring abous the approved
project, or If ne bailding permit application is required, substantially commences the approvesd profect within 18
manths fram the date of approval, staff approval, everay design review, or board of zoning adpstment approval
will expire and be null and void. For the purposes of this section, the date of approval is the date on which the
written notification is mailed fo the applicant.

86-225-10 REVIEW OF NC/O DISTRICT REGULATIONS

Five years after the enactment of an NC/O district and every 5 years thereafter, the city planning and development
director must review the appropriateness of the N0 district repulations and recommend changes, modification, or
termination af the regulations to the overlay design review board if appropriate.

88-225-11 CHANGE, MODIFY, OR TERMINATE NC/O DISTRICT

An application to change, modify, or terminate an approved NC/AOD district st be filed with the city council. The
process for appraving or disapproving all proposed changes. modifications, and terminations must be in sccordance
with the procedures of 88-225-4-E,

04 KCDC: DRAFT EXISTING CONDITIONS AND REGULATORY TEXT

NCIO - Rough Draft Outline
Q4052013
88-225-02-D

5, Statement of Justification

The Nelghborhood Conservation Overlay aims to both preserve and build upan
positive layers of infrastructure already supporting Kansas City, Missouri's Northeast
neighborhoods. By identifying current successes, as well as areas of opportunity, the
Heighborhood Conservation Overlay can become a guide for future development.
solidifying safe, functional, and unique neighborhood identity for the Northeast and the
rest of the city.

Meighborhoods in the Kansas Cily Nodheas! are changing. After going through differen
cycles of growth and disinvestment, Mortheast Kansas Cily is once again beginning to aitract
miuch attention in the Kansas City community. These neighborhoods have great historic
significance, cullural nichness, and an array of amenities supplemented with a parks and
recreational capital. Al the heart of the Norheast is Independance Avanue, the mdan easl-west
cormidar which stitches its neighborhoods together, as wall as connacts them to otfver paris of
the city, Independence Avenue is in many ways the face of Northeast Kansas City, MO, and 15 a
vilal part of the character of nal only thase naighbarhoads, bul the antire Kansas Cily Region.

A Neighborhood Conservation Overlay (NG/O) along Independence Avenue will help
facilitate development and redevelopment which promotes and ampifies the altractive aspects
of Morthaast Kansas City, By focusing tha NCIO on blocks immediately nodh and sowth of
Independéence Avence, it 1argats sites which are mast crucial 1o neighbarhood identitiy, and can
sat the tone for future growth, not only in the corridor, but in the surrounding neighborhoods
Without the establishrment of an NC/O for this area, current zoning and review guidelines do not
provide adequate control over future development, and allow for uses and pattems which could
e datrimental to the unigue character of tha Northeast. Tha intenfion of this owverlay is bo
enhance the positive aspects of Independance Avenue, prevent further erosion of architectural
style, streat wall, and building form which exemplfies Northeast Kansas City.

The following sections discuss the important factors about Independence Avenue and Northeast
Kansas City which make it eligible for an NC/O,

Hisdony

Settlement in Noriheast neighborhoods predates Kansas City itself. Native peoples had
iived in the area, particulardy in what is now known as the Indian Mound neighborhood, for
possibly ower & milennium, The Northeast représents some of the earkest residential
devaelopmant outside of the aniginal City of Kansas City. Early archeologisis ane said 10 have
faund Mative Indian arifacts within (he region primarily surrsunding the Indian Mound
neighbarhood.

Last Resssion: Jamiany 04, 2013
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The Pendleton Heights and Scanit Renaissance neighborhoods were ariginally homa o
many of Kansas City's elite. Pendieton Heighls boasts as Kansas City's oldes! surviving
neighbarhood, a proud destinction earned from the Kansas Cilty Historical Society, According to
the Truman Plaza Area Plan Data Book (2011}, the "highly-styled and vernacular homes™ (p. 10)
had residents ranging from “proménent merchanis, lawyers, politicians and olhers” (p.9-10). A
brief lsting of some prominent residents can also be found in the Trueman Plaza Area Plan Data
Eook includeng: "Phillip Chapelle, Dr. Flavel Tiffany, Robert A Long, Reverend Mathan Scarrigt,
the Heim Brothers, and Calvert Hunt, among many others® (p.12)

Many of the homes in the Scarrit Poini naighbarhood, now Scarril Renaissance
nelghborhood, wara Amanican Foursquars in design; other styles also included Queen Anne,
Colonial Revival, ltahanate and Crafismen Bungalow, Southern and eastenm portions of the
Mortheast developed into worker housing for East Bottoms and Blue Valbey indusirial aneas.,
Below are two images featuring the Burnham Residence and the Jehnson Residence
Substantial time and money is being mvesled @ the maintenance and restoration of the
distinctive historic homes and budldings of the area, and their style and charm adds to the qualily
and parsonally of the Nertheast,

[Pondbslon Hesghls Meighbormood Assoc., 2013)

Recreational Amenifies: Parks, Boinevards, and Lamdrmarks

Horheasi Kansas City is a major area for George E. Kessler's Parks and Boulgvards
sysiem. Kessher Park is one of the largest and oldest parks in Kansas City, MO, and creales
almost the entire northern border of the Northeast. A number of smaller parks provide the
foundation for @ meaningful system of public open, nafural, and recreation spaces in the
Morheast As highlighted by the Truman Plaza Area Plan Data Book (2011), other major parks
ini the area include Budd Park, Ashland Square, Lyking Square, and Sheflield Park (p.11). Blue
River and Fairmouni Park also previously provided exciting recreational amenities {o tha
Horheast Community, however, these parks no longer exist within the curent frameawoark of the
landscape today. (City of Kansas City Missoun, 2011, p. 11)

[Maace Valey Special Colections, 20013}

Many of the city's historic boulevards aré located within tha Morthaast, including a
porfion of Independence Avenue, as well as The Paseo, Prospect, Gladstone, Benlon, Maple,
Chestnut, Belmont, and Van Brunt Boulevands, As indicaled in the Truman Plaza Area Plan
Data Book (2011), the boulgvards previded a much needed Enk for automobiles throughout the
arga, streeicars senved many of the residents, espedally those people that worked dosmiown or
to the east in the Blua Valley industrial aréas” (p.8). Recognizing the hislonic prominence thesa
sireets possess by serving as primary nodes for previous development, these streels also
contribute notable characier and historic value 10 the Nofheas! communiy,

A number of important histoncal and cultural landmarks exist in the Northeast thal ane
unigue 1o the ciy: Kansas City Museum, Scaril! Poinl, Colonnade al Gladsions Boulevard,
Indian Mound, Don Bosco Cultural Cenler, Thalcher Cullural Center, and Indapandanca Avanua
Christian Church. By encouraging development which highlights and activales lhese areas, they
can be as celebrated like hey once were, and provide important amenities to residents of
Kansas City

NEIGHBORHOOD CONSERVATION OVERLAY
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(Fansas City Publc Litvary, 20034
Diversity

Naortheast Kansas Cily boasts a rich cultural heritage, enhanced through the
establishment of various immigrant enclaves over the years. The multicultural nalure of the
Mortheast is a critical aspact of its identity, and is a characierisfic that should be encouraged In
a way which builds communitias, altracts new visitors, and is seen as a cullural destination of
the Kangas City metropolitan area.

In the late 19™ century, Halian immigrants settied in Columbus Park, Independence
Plaza, and Pandlaton Haights neighborhoods. This hertage sunives in the local populabion, as
wall as various organizalions, commaunity cenlers, and omameantations. As industrial areas grew
during the early 0" century, immigrants from other parts of Ewope sottied in southarn and
westamn nelghborhopds in the Norheast. Today ihere are many strong Hispanic, African, and
Asian athnic communities which act as support systems for new immigrants just anmang in
Kansas Cify

According to Amencan Community Survey data (2012), it is estimated that 30% of
Waortheast residents are foreign Born, and 44% speak a language other than English in their
home, Of these foreign-born residents, 70% come fram Latin American countries, 17% rom
Asia, and 12% from Africa. This large foreign population manifests iiself in many ethnic
businesses, confributing to multi-lingual building signage, as well as vary distinct fagade
decoralions, as will be discussad in Section &, The map below shows the languages found an
signs in Mortheast Kansas City

Comnechivily

Indepandence Avenue is within easy walking distance of a significant portson of the
nedghborhoods which lie o the noh and south, With proper pedestrian infrastruciure and
design guidalines, Independence Avenue can easily serve the neighborhoods which stem from

INVEST NORTHEAST

it a5 a walkable, neighborhocd focused commercial cormidor, As well, Independance Avanue
and the Northeast Neighborhoods are in close proximity 1o Downtown Kansas City, Missowri.
Although the connection between the Northeast and Downtown is currently nol as strong, there
is great opportunity for the Northeast 1o link with Downlown Kansas City and be a par of
ineesiment into the urban cone



&. Pravalent Architectural and Cultural Attributes

Based on site observations, independence Avanue is predominanily a commarcial
cosmidor which is comprised of five distinct sub-districts: West Gateway, Wesi Disirict, Central
District, East District, and East Gateway. These destricts have each have cohesive elements
which unify the blocks of each section into a unique place. Dominant characienstics include;
architectural style, building size, type, use, etc. Boundaries between districts are formed by
residential blocks along Indepandence Avenue, which break the pattem of commarcial
development, and offer perceived transitions Trom one district 1o ancther, Future davelopment
eould eontinue io utilize these buffer spaces in an effor 1o further differanbiate the districts.
These idaplifiad segmants will act as the bagis for Neighborhood Conservation Overlay sub-
disiricts. Maps below show commercial versus residential building uses along Independance
Avenuse, and a diagram showing each of the five dislncts,

Building Usas on Indapandance Avenue
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This saction of tha NC/O application examines each district, idenlifying the unigue buill
alements which should not only be preserved, but be considered as models for future projects
The qualities and apportunithes identified and axplored in each district will fall under three
headings: walkabiity, building scale and proportion, and bulldng fagade. Walkability analyzes
the ease of pedesitan acoess from adjacent neighborhoods, and within the district itsalf,
considering sidewalk condition, curb cuts for parking lots, building placement, and sireelscape
gloments. Building scale and proportion considers the budlding form and s8e planning within
these districts, in order 1o identify positive elerments and areas of opportunity for existing building
conditions. Finally, building fagade considers bullding street frontage elements like malerials,
windows, awnings, colors, and uses, which conlribute 1o the unique and diverse Noheast
neighborhood identities on Indepandence Avenue.

1. West Gateway

The Indepandence Avenue West Gateway exiands from Paseo Boulevard to Brooklyn
Avenue, This area ance served as the connection between Mortheast Kansas City
neighborhoods and downtown Kansas City, MO, but as the highway system developed around
Greater Kansas City, this connection has become less coherent. This weslemmost area of the
Independence Avenue comidar has great oppodunity to creale a meaningful ransilion between
downiown Kansas City, MO, and other parts of the city.

Walkatriity

The padesirian realm in the West Galeway leaves much 1o be desired. With The Paseo
aching as an onfoff ramp to Highway 71 the rate and pace of traffic paired with over 200-foot of
right of way make the intersection difficult to cross, and creates a significant divide in the
walkability of Independence Avenue. Adjaceni surface parking lots to the south of
Independance Avenue contribute to the automobile-centric nature of this area. As well, shallow
sidewalks, paired with vehicular fraffic make these areas uncomfortable to pedesirians.

Despie the challenges to wakability in this area, there is great capacity (o connect with
the Parks and Boulevards system through The Paseo, Also, using non-archilectural means such
as streetscape elemants can both enrich the pedestrian realm, as well as creale percaived
connection to Downlown Kansas City, MO

Building Stale and Proportion

Thie majority of the buildings wilhin the area are large institutional or Commercial
buildings ranging from one to eight sfories tall. Building footprinis range from site 1o site, but
thera is greal opporiunity in the Wast Gateway to employ building form thal may not ba
appropriate in othor parts of the corridor. This area in particular has the ability 1o relate the
massive building farms of Dawnlown with the smaller farms of the MNertheast, through higher
intensity building wuses.

Building Fagade

Buildings within the area are primarily composed of stone foundations, brick facades,
and punched windows. Shades, texiunes, pattarns, and moriar of stone and brick vary from
building to buitding allowing for a range of aesthelics within this archetypal facade.

2. West District

This stretch of the Independence Avenue Commercial Comdor extends from Brooklyn
Avenue 1o Benton Avenue. Much of this district overlaps with the existing Historic Preservation
Cverlay.
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Historlc Overlay District in Orange

Looking back 1o the hislancal background of the Northeast Kansas City community, this
region was developed first. As one of the very first suburbs of Kansas City, MO, it was the home
for many wealthy Kansas City residents whan it was onginally setiled and developed. To this
day, historic architectural styles from the late 19* and early 20™ centuries are the major stylistic
elements in the bullt environment of the western portions of Mortheast Kansas City, The
following list of buildings highlights architectural attributes that not only exhiba great historic
character, but also highlight the rich diversity within the: Mortheast community.

1. Don Bosco Community Canter (West of Brooklyn, Morth Side)

Three Story Residential (West of Park Ave, North Side)[Too Far Removed fram
Streat?)

Central Bank of Kansas Gity (East of Park Ave, South Side)

One Story Commaercial (West of Olive Street, South Side)

Soucta Vita Nuova (West of Wabash, North Sida)

Three Siory Residential (East of Wabash, North Side)

CVS Pharmacy (West of Prospect, South Side)

Prospect Center/Grocery Store (Waest of Prospect, Narth Side)

Twa Story Commercial (East of Praspect, South Side)

10. Thres Story Commercial (Md-block, East of Prospect, North Sida)

11. Snyder's Market (West of Monigall, North Side)

12. One Story Commercial [One Way Clothing] (East of Momgall, North Side)
13. Post Office (West of Chastnul, South Side)

14. Family Dentistry (West of Chestnut, South Side)

15, Three Story Residential (East of Chestnut, North Side)

16, (3)Two and a Half Siory Residential (East of Chestnut, South Side)

17. One Story Commercial (East of Bellefontaine, North Side)

18. Independence Avenue Christian Church

19. Thiee-and-a-hall-story residential building (East of Gladstone, Norh of)
20, One Story Commercial (West of Banton, Nodh Sida)

21. Two Story Commarcial Sequence (West of Benton, Soulh Side)

22, Rios De Agua Viva (East of Benton, Nerth Side)

23, Perky Brother's Building (East of Banton, Marh Side)

B
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Watkability

This portion of Independence Avenue s aclually known as Independence Boulevard.
Being par of the Parks and Boulevards system, streetscape and lighting improvements have
been done in recently, Wider, and more designed sidewalks, multiple levels of adequate
lighting, and largs trees augment the character of this district, making this region one of the
most comionable 1o walk throughout as it exists loday, Minimized curb culs also promaote
walkability and safely for pedestrian travel by kmding vehicular access, where appropriate
Building set backs are larger in this district than any other area on the Avenue which serves as
an axpansion zone for the area., An example of a strong walkability elements occurs at 2607
Independence Avenue (oulside J-Mart). Here, vegetation provides a safe space lor
pedestrians to walk without the fear of vehicular (raffic. Signage which runs perpendicular fo the
sidewalk, instead of being painted on, is mora pedesinian friendly as well. Streetscape
develaopmeant in the rest of this district consisis of pedestrian lighting, benches, irash receplacles
and soma pavemanl changes. Allhough improved sireatscape does not stretch the entirety of
this district, it sets an excellent standard for such investmanis, not anly in the West District, but
in gther districts along Independence Avenue.



Buifcing Scake and Propartion

Serving as the transiticn frem the tall buildings within the downtown to the scale of a
neighborhood home, buildings within this district are roughly twe-te-five stories tall. In contrast to
the other districts, in which the maximum height is only two stories, buildings also appear taller
due to this district's higher lopographic elevation.

One example of building scale examples includes the site of 544 Wabash Avenue
(Scuola Vita Nuova Charter School), Here, although it is only two stores high, thie buildeng
foolprint gives it mass and a large scale. In general, this district has larger building footpnints
than othar aréas of Indapandences Avanime

Phoin by J. Nelion and T, Biofton
Buikding Fagade

Daminant calor and material cholces for this district are one of the main elemeants which
differentiate i from olher disiricls on Indepandanca Avanuea. Brick clads nearly all buildings and
is left in its onginal tone. Hues range from burgundy to burmt pumpkin. There are a few
instances in which warm browns or light sand tones are infroduced as well. Accents and
defailing complets the paletie with off-whites, forest greens, and rich yellows, The diversity in
the color palette s primary a resull of the cultural dversily along the avenus. Unlike othar
districts, many of the businesses refrain from expressing cullural hertage on the exianor of the
building frentage. Character is simply expressed through signage and interior design. An
example of a site with a successful buiding facade is at 2268 E. Independence Avenue. Here,
the permaakbiity of the facade, throwgh the use of windows and breezeways, gives the
residantial building character of an accessible building off of the street.

P by J. Melson and T, Bronsan
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3. Central District

The central region falls between Indiana Avenue and Kensington Avenue along the
Independence Avenua Commercial Comridor. Ore of the most notable charactenstics of the
Central District is the presence of the Hispanic influence on the architectural alinbutes.

A high degree of imporance is placed on the Architectural Attributes 1o highlight diversily
of the Northeast Community residents. This culture is @ positive characteristic of the North East
and should be expressad in the design of the Avenue. Tha following lis! details the recognized
Architactural Attributes that contribute positivaly to ana or more selaction calegory. These
calegornes include: walkabibly, bullding scale and properben, and building fagade.

24, Two Story Residential (East of Benton, South Side)

25. [5) Two Story Residential (West of Indiana, North Side)

26, (2} Two Story Residantial (West of Indiana, South Side)

27.(2) One Story Commercial (West of Indiana, South Side)

2B. Two Story Residential (East of Indiana, Morih Side) [Left of Manhaftan's]

208. One Story Commarcial (East of Indiana, South Sida) [Brick bldg nexd 1o
Orange/Red/Blue Budlding)

30. One Story Bullding [East of Indiana, South Side) [Orange Building)

31. Two Story Commercial (West of Bales, Norh Side)

32 Casa de Musica/One Story Commercial (East of Indiana, South Side)

33. Two Story Residential [Four Buikdings in a row, excluding comer buildings at
each end] (Belween Bales and Askew, Morth Sida)

34. Two Story Commercial [Tan Exterior] (West of Monroe, Morth Side, directly
across from curment Cosenting's Apple Market site)

35, Two Story Commercial [Yellow & Blue Exterior] (East of Monnoa, North Side)

36, Spalitte's Pharmacy (East of Cleveland, South Side)

37, Elvira's Cakes (West of Myrile, North Side)

38, One Story Retail (West of Myrile, South Side) [Colarful Mural]

39, (3) Two Story Residential (East of Myrtle, South Side)

40, Two Story Rasidantial (East of Moron, South Side) [Next to Vacant Lot

41, Romance Studis (West of Spruce Avenua, South Side)

42, Bathal Assembly of God (West of Spruce, South Side)

43, Grace Church of the Nazarene (East of Spruce, Naorh Sida)

44, Two Stary Commercial (East of Spruce, South Sida)

45, Two Story Commercial (West of Kensinglon, South Side)

Building Locations in the Cantral District
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Walkabiily

Walkability on this part of the Avenue is less “pedestrian-iriendly” due to 8 coupée of main
factors. Increase in curly culs, a rise in number of privacy fences on the Avenue, and inadequate
lighting ail play a rode in this decling of pedestrian mavemant. In addileen, the lack of large rees
and usable green space discourages impulsive strolls and fool traffic in general. Parking lols
accassibla by sporadic curb culs along the Avenue give priority Lo the vehicles and leaves
pedesirians fo make do. Streatscape alements in this destrict are pramarily mited to infrequent
banches, trash receptacles and covered bus stops.

Pholo by J, Melson and T. Bronson

Bufding Scake and Froparfion.

In general, the buildings in this district of the Avenue are lower than the buildings in the
wesh district, with 8 macsmaum height of bwo sfones. In the example shown Lo the nght al 3538 E
Independence Avenue, the scale of these two buildings are indicative of that which exisls
alang the Cendral District



Phoba by J. Helson and T, Bronscn

Buitding use willin the Central District is. primarily commaercial, with retail uses and
restaurants scattaring the area. Intermittent residential units either used for iraditional residential
use or gonverted info a business 8l in the porous architectural infrastructure. Spalillo’s
Pharmacy and Cosanling's Appse Market are two landmarks which the public has identilied as
buildings with high community traffic. Although each building features an expansive selback and
numanous curb cuts, this contribution 1o civic e is notable.

Bulding Fagade

Currently, facades primarily open up along the Avenue. Frontage and relaban to the
sireet is @ crucial element to fostering vibrant and safe community atmosphere. Addiionally,
facades in the district feature brightly painted brick. A wide range of colors adds flavor and ife to
thva Avanue. An example of the bold palate of the Avenue can be found at 3401 E.
Independence Avenue, Buildings not clad in brightly painted brick ane edther homes with wood
giding or natural eolarad brick. Most detailing on these buildings is expressed in white or off
whife lones

Photo by J. Nelson pnd T, Bronson

Many af the ground flaar windows in this district ane protacted with iroen bars which act as
a deterrent 1o lalé-night residents with criminal intenbions. Whila the praclicality of ihese fagada
elements is understandable, they tend to deltract fram the public realm by making busldings
saam inaccessible. Other sacurity melhods should be axplorad which can bndge the gap
betwean profection and Initing busingss ronlage

Conlemporary buildings emulate the historic nature of the existng bulldings while
promaoling positive community interaction. Elvira’s Cakes at 3838 Independence Avenue is an
excallent axample of a restaurant that is sited wall and features an ouldaor cala helping to
increase positive activity along the Avenue.

__._. R ; jl-l---lqu_._: -.:
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Lastly, there ane many vacani buildings in the Caentral District which possess the qualities
oulfined above. These structures, although void of use, still conlribute 1o the identity in this
district, and building re-use should be emphasized as development patterns change.

4. East Distnict

The Easiern district in the Independance Avanue cormdor extends from Elmwood Avenue o
Hardasty Avenue. Within this region, there is a mixture of residential and commercial buikding
uses along Independence Avenue, Strong architeciural assets range from histonc churches (o
vacant schools. A better Bsting of these architectural attributes can be found on the following
map and highlighted in the sl below,

48, Methodist Church [East of Elmwaod, Norih Side)

47, D, Kendrick's Office (East of Elmwood, South Side)

48, Anchor Corner buildings (East and West of Lawn Ave, Norh Side)
49, Firg Stabon (West of Van Brunt, South Side)

50. Small Market (East of Van Brunt, South Side)

51. NE Junior High School (East of Chetsea, North Side)

52, Thatcher Cultural Cemer (West of Quincy, Norh Side)

53, PantecastalLutheran Church (East of Brighton, Souwth Sida)

L4, Two Sitory Retail (East of Quincy, Norh Sida)

EE. HR Block (West of Denver, South Side)
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56, Two Story Ressdential (West of Denver, Morth Side)
&7. Three Story Residential (Easl of Denver, Morth Side)

Building Locations in the East District
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Walkabiiy

In the: East Destrict, pedestrian traffic is sncouraged through sidewalks and lighling an
the south side of the Avenua. Howevar, a considarable number of parksng lat curb cuts ereats
perigdic clashes between pedestian and vehicular traffic, Building setbacks remain consistent
wilh the Geniral District. The one major exception 1o the setback standard lies at the sile of the
Nartheast Junior High School, which has an expansive grass lawn in frond of the bulkding as weil
as mature fress near the streel and sidewalk, Streetscape elements are almost identical to that
which is in the Central District. enowgh to comply with basic needs, bul fufure investmeant inlo
lighting, streel fusmiture, and wvagelation can significantly improwve the padesirian realm along
Indapandance Avanue,

Building Scale and Proportion

Building size and scale in this district is widely mixed due to the amay of uses and
budding styles. This region of Indepandence Avenus has kess hislonc influences, and more
suburban-style commercial and residential development, In fact, some of the buildings feature
site placemen! complefely unigue o individual chain store uses, with axpansive surface parking
encircling the buildings.

INVEST NORTHEAST

Photo from Google Steatview

Batween tha histonc natura of the architectural assets within the eastem negion and the dverss
range of program, scale, bullding typology, and site placermant; the easlern region contributes in
many ways ko the collective whola of Independence Avenua

Building Fapade

Much like the othar regions alang the commeancial camidar, many of the sirang
architeciural componants feature brick work with intricale detalling. In many cases, the second
story has a slighily different treatmaent than the first story as well, in some instances this means
painted brick while other areas employ a complete change in materiality. Brick lones range rom
traditional burnt red o warm sand. Highlights in the archilectural assels are represented n while
detailing, forest green elements, or gobden lone painted brick worlk.

Prealo fnam Gonghs SHes by

The anly more cantemporary confribution te the architectural partfolio of this regicn i the
Fire Station, iocated just West of Van Brunt.



Prola irom Gaogle Streabdrw

Thaugh the architectural companents of this region afe rather dierse i Companson 19
the Western most historic region, the culfural conlributions of this region are rather sparse, A
few primary services coninbute 1o the culture of ihe Avenue; these include a dentisi and an
aoptamatrisl offica, fire station, and two churchas. It s also noled that the restaurants i (his
region augment the cultural henitage of tha region. These restavrants feature Chinesa and
Mexican type foods, Integrabon of a few intérmitlant residantial units of varying scales also adds
drversity and culfure fo the regsan

Phicta from Google Sirootvew

5. East Galeway

The East Gatesvay District axtends from Hardesty Avanua to Winchashar Syanue, wikng
Independence Avenue takes on the name East Winner Road. Buidding fronlage, betwesn
Hardesty Avenue and Winchesler Avanuéa, lies in the Sheffiald and Indian Maound
neighborhocds. These neighborhoods are dissected by an old industrial swath of land thal
breaks up the rhythm of the sireet.

Walkaility

Curb cuts in this area inferdfarne wilh the pedesiran low of rafhs in thi Same Wy a8
othar pans of Independance Avenue. Setbacks vary drastically, resulting in a much maong
aufomobile-orientad, and bess neighborhood-Scale distnct. However, this connbubes o a maxeng
of commercial chains, local businesses, and resdential homes that is not seen ampwhene else
along Independence Avenusa,

Elreﬂs.nape elements i this distncl arg minmal; bul mueeh ke other distnels along
Indepandence Avanue, Investiment into street furnijune and viegetalkon can creale a strong
pedesinan realm, and Blend the neéghborhotds with commercial streei presance.

Bleifching Scale amd Proporion

The scale of buildings varies as well with tha change in bullding wse, In this region, it is
most typlcal to see buildings range from one to two stories, Whila this may nol seem like a
nolable difference, the change comes in buikding foolprint. Large retall or commercial uses have
a footprint which dwarts that of a small singhe-faméy residence. An example of these low-lying.
yal sprawling properties is al 6201 Independence Avenue- Wesilake ACE Hardware. This
commercial propedy has a very large building footprint which fronls a parking 1ot Whike the
parking does nod contribute 1o the walkability desired along the cormdor, il doés promate the
convenience of vehicular circulation, while maintaining a fairly compaci parking area
Considering the rest the East Gateway, uses range from retail’commercial (0 residential as the
character of the Avenue goes in and oul of the nelghborhopds,

T e—
Pl frdeim Goagle Streshiaw

Buitding Fagnde:

The character of the East Gateway district is a more industrial pressnce blending with
commencial and residential uses, Commion materials include brick- painted and unpainbed,
commarcial concrete block, and reshdential wood siding. Colors remain maore resiricted and
neutral compared {o the Ceniral District, with a few exceplions in bold signage. In many casas,
windows, are barred over on commercial properties or not present at all. Buildings with a
desrable streal frentage sirive to have accessible windows on the first and second level of 2
building. An example of a building with a good Tagade is al 6400 Independence Avenua, site of
thie UME Bank. This property has a considerable amount of glazing, an appropriate selback,
and the fagade clearly marks the entry of the buiiding.

Fhobs from Googhe Sireabdew
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