PLANNING COMMISSION

City Hall, 32905 W. 84th Street
6:00 PM., January 22nd, 2019

AGENDA

1. Call to Order
2. Roll Call:
3. General Business:
A.
B.
C.
D.

Approve Planning Commission Agenda.
Approve Minutes of the Planning Commission meeting held on November 27th, 2018.
Disclosure of conflicts of interest.
Disclosure of outside communications regarding Commission business.

4. Call to Public:
Members of the public who wish to address the Planning Commission regarding items not
on the agenda may do so at this time. Any presentation is for information purposes only.
No action will be taken. There is a four-minute time limit.
5. Public Hearing:
None
6. Old Business:
A. Text Amendment for Digital Highway Monument Signs.
7. New Business:
A. Carriage Houses Development Plan
B. Final Plat Arcadian Estates
C. Comprehensive Plan Update
8. Calendar:
A. February 7th, 2019 City Council 7:00 PM.
B. February 21st, 2019 City Council 7:00 PM.
C. February 26th, 2019 Planning Commission

PLANNING COMMISSION
City Hall, 32905 W. 84th Street
6:00 PM., November 27th, 2018

MINUTES

1. The meeting was called to Order with Roll Call by Chairman Richard Hemphill.
2. Roll Call: Manson
Garrett
Hemphill
Lane

Present
Present
Present
Present

McPherson
Shultz
Fisher

Present
Present
Absent

3. General Business:
A. Approve Planning Commission Agenda. Planning Commissioner Lane requested the
December meeting date be added to the Agenda for discussion.
Motion by Commissioner Garrett to approve the Agenda as amended; second by Lane.
All Commissioners approved by “ayes”
Motion carried.
B. Approve Minutes of the Planning Commission meeting held on October 23rd, 2018.
Motion by Commissioner Lane to approve the Minutes; second by McPherson.
All Commissioners approved by “ayes.” with Chairman Hemphill abstaining.
Motion carried.
C. Disclosure of conflicts of interest. N/A
D. Disclosure of outside communications regarding Commission business. N/A
E. December meeting date falls on Christmas Day.
Motion by Commissioner McPherson to cancel the December meeting; second by Lane.
All Commissioners approved by “ayes.”
Motion carried.

4. Call to Public:
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Members of the public who wish to address the Planning Commission regarding items not
on the agenda may do so at this time. Any presentation is for information purposes only.
No action will be taken. There is a four-minute time limit.
No one appeared.
5. Public Hearing:
A. Text Amendment for Digital Highway Monument Signs. Chairman Hemphill requested
Staff provide comments before the public hearing is opened. Administrator Brungardt
said this proposed amendment has been discussed at previous Commission meetings.
The proposed text amendment is for inclusion of a digital advertising sign on K-10 under
a special use permit process for a specific size, location, size and setback requirements.
The public hearing is to include the language to allow the electronic variable message
board signs, which also would have to be landscaped and have some structure to it.
The requirements stipulate there has to be a community benefit involvement, it would
have to be landscaped, and also have some aesthetic appeal. The maximum height
would be 35 feet, with a maximum size up to 672 Sq. Ft. and placed on a vacant lot.
The sign does have to have City advertising for free and would incorporate City
advertising one out of every eight (8) rotations.
Chairman Hemphill said the sign can go right against the right-of-way. This proposed
sign text amendment came to the Planning Commission from the City Council for review
and consideration.
Chairman Hemphill opened the Public Hearing for comment.
Rick Brandt, 31375 W. 102nd Street, said he wanted to voice his concern. He said these
types of signs are along I-70 and they are very distracting. He believes they will be
distracting to drivers on K-10. He said last month there was some discussion on whether
or not business owners in De Soto could afford to advertise on this sign. Does De Soto
really want this type of sign? He and his wife don’t think it is a good idea.
Rob Daniels, City Council member, said in researching this (as he is the one bringing
the sign proposal to the City), the size of the sign matters. He commented on the size
of the Lexington Avenue sign at the K-10 exit. He said location and size of the KDOT
sign could hide a building. He spoke of one at Metcalf & College Boulevard, and also
one off I-70 going into KCK. Council member Daniels said he didn’t want De Soto to
look like Branson. We do have control within our City and there could only be about 4
or 5 signs within the City of De Soto boundaries. He said the dimming of the signs during
the night hours does not blind highway drivers. Council member Daniels also said each
one of the proposed signs has to come before the Planning Commission under a special
use permit. He also said the advertising would be very beneficial, as well as the live
streaming capabilities on these types of signs.
Commissioner Lane asked who would put the streaming messages on the sign. He said
with RSS capabilities, it could easily be the City or the school district being able to.
Chairman Hemphill asked Council member Daniels about the size of the sign. Chairman
Hemphill asked if there were any regulations proposed in the language that he would
have any comments or suggestions on. Discussion. Council member Daniels
commented on the research he has done. Chairman Hemphill said he doesn’t want this
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type sign to cause ‘pop ups’ as he is driving along and there is no delete. The Council
will have the ultimate say on this.
Commissioner Shultz asked if any other K-10 cities have any regulations on these types
of signs yet. Council member Daniels said there is a sign located near the Merriam area.
Wyandotte County does have several around their area. Discussion. Council member
Daniels said De Soto businesses would have the first rights of refusal to advertise on
the digital signs. He said the De Soto Chamber of Commerce is on board with this type
of sign. Huhtamaki has also expressed interest in this, as well.
Commissioner Manson asked where the language would be that the Chamber of
Commerce would have first right of refusal for business advertising. Discussion that it
could be written within the permit.
Commissioner Garrett said that when a sign like this goes up, the sign owner can put
anything on that sign he wants, and the City has no control over the content. Discussion
ensued between Council member Daniels and Commissioner Garrett,
Chairman Hemphill asked Council member Daniels if there is a measurable benefit to
the City for the businesses who would advertise on the sign. Administrator Brungardt
said he wasn’t sure if the advertising would create any tax revenue for the City.
Mayor Rick Walker said there would be a benefit from the property tax benefit as the
sign would be a benefit as to the property improvement.
Commissioner McPherson asked if the Commission would have any authority over the
land area distance that the advertising could be from. Administrator Brungardt said,
legally, no. He thinks that could be challenged under the Federal Law.
Chairman Hemphill closed the Public Hearing.
Chairman Hemphill asked Commissioners to review the criteria presented and asked for
comments. Commissioner Lane stated not having as many signs allowed could be a lot
of signs. Discussion between Administrator Brungardt and Commissioners that there
could be four (4) of these type signs within the City Limits.
Commissioner Lane said she has a lot of doubts, but since basically no one has come
forward from the public to comment on the proposed sign she is ready to go forward and
present it to the Council.
Chairman Hemphill said this is the Council’s decision, ultimately.
Commissioner McPherson said this has been discussed for over a year, and he feels
the same basic ideas and concerns that were discussed then are still applicable today.
Commissioner Shultz said the size is what has him puzzled. He doesn’t think we need
a sign the size of a tractor trailer. He said he realizes the amendment says ‘up to’ 672
ft. There has to be a reason why Olathe, Eudora and Lenexa haven’t come up with
these types of signs and does De Soto really want to be the one to open this up?
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Commissioner Manson said the proposed text amendment lays the ground work for a
submittal, but it also allows the Commission the process through the special use permit.
Commissioner Garrett said it is a nice scenic drive from Cedar Creek to Lawrence and
he can’t see coming down the highway looking at a huge sign. He doesn’t want to see
a sign the size of a semi sitting on the side of the road. He said we don’t need a billboard
attached to a monument sign that says, “De Soto”. He said he was against it two years
ago and he is against it now. Allowing this type of sign will open up a Pandora’s Box.
Motion by Commissioner Lane to recommend to the City Council approval the proposed text
amendments; second by Manson.
Roll Call:

Manson
Garrett
Hemphill
Lane

Yes
No
Yes
Yes

McPherson
Shultz
Fisher

No
No
Absent

Motion does not carry.
Administrator Brungardt said this matter can be tabled until there is a full Commission
present. Discussion.
Motion by Commissioner McPherson to table this matter until there is a full Commission present;
second by Garrett.
Chairman Hemphill asked what would change the minds of those who voted ‘no’.
Commissioner Shultz said the overall size and magnitude of the sign would be a start.
Commissioner McPherson said the City has absolutely no control over the content of what
can go on that sign. And, we already know that most of the small businesses in town can’t
afford to advertise on the sign.
Commissioner Garrett said he feels the way Commissioner McPherson does.
Roll Call:

Manson
Garrett
Hemphill
Lane

Yes
Yes
Yes
Yes

McPherson
Shultz
Fisher

Yes
Yes
Absent

Motion carried.
6. Old Business:
A. Arcadian Estates Preliminary Plat. Planner Weisenburger stated the first submittal for
this project was made in July, 2018. Staff reviewed the plans, and then this matter was
tabled by the Planning Commission at the October meeting to be considered at this
meeting. Property owners were notified by letters dated September 27, 2018. The
Technical Review of the submitted preliminary plat and conformance with City subdivision regulations has been completed. The applicant is here tonight and can answer
any questions. Planner Weisenburger outlined the proposed plat and said there are 26
lots situated on the 36.28 acres. The applicant will be installing two conduits for internet
fiber. Chairman Hemphill asked for the sidewalk depiction and it was shown on one side
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of the street. There is no sidewalk on 95th Street. The Public Utilities, Grading Plan,
Landscaping Plan, and the Drainage Study have been submitted and conditions met.
The street names fall within Johnson County’s street naming protocol. Discussion on
the storm water detention among Chairman Hemphill, Planner Weisenburger and
Administrator Brungardt.
Commissioner Garrett asked where the fire hydrants are located. Planner Weisenburger
said the placements could be relocated and they can work with the Fire Chief on the
location placement.
Motion by Commissioner McPherson to approve the Preliminary Plat as submitted; second by
Garrett.
Roll Call:

Manson
Garrett
Hemphill
Lane

Yes
Yes
Yes
Yes

McPherson
Shultz
Fisher

Yes
Yes
Absent

Motion carried.
7. New Business:
A. Site Plan Country Village Multi-Family Development. Planner Weisenburger stated a
site plan application and checklist was submitted by NSPJ Architects for The Solutions
Group for a multi-family development on West 90th Street. It is within the Planning
Commission’s sole authority to review the site plan and evaluate same with the City’s
development standards. Staff has met with the applicant several times and completed
the City’s technical review on November 15, 2018. Applicant’s revisions were made
and resubmitted November 20th, 2018, which addressed the majority of staff concerns.
Staff commended the Applicants as they really did work hard and learn all the City’s
sub-division regulations in presenting a good plan.
Chairman Hemphill and Administrator Brungardt commented on the Preliminary Plat,
which was approved twenty (20) years ago, and this property has already been zoned
for a multi-family development.
The density is 16.55 units per acre, with 342 total units on 20.66 acres. Planner
Weisenburger reviewed the General Layout of the Plat, as well as the Utilities, Parking,
Storm Water, Architectural Design, Lighting, Pedestrian Access, and the Landscaping
Plan. There will be a clubhouse area with a pool, bocce ball court, putting green, and
a dog run included on site. The sidewalks will be extended out to Lexington Avenue.
A discussion ensued among Commissioners, Chairman Hemphill and Staff on the
details of the plan. Staff will continue working on the details of some details.
Planner Weisenburger said Staff proposed that before an occupancy permit is given,
an evaluation of the need for buffering between the townhomes on 90th Street will be
completed. He also commented on the conditions that need to be met for final approval
of the Site Plan.
Chairman Hemphill asked how the trash gets from the third level apartments to the
compactor? Staff commented that there is a service within the complex, or the resident
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can take it themselves. Discussion between Commissioner McPherson and Planner
Weisenburger on the street maintenance. Administrator Brungardt commented on the
water main for the area. Commissioner Shultz asked if the Fire Department has been
involved with this project since this is a four-story high complex. Commissioner Lane
asked about the ADA requirements. All the ground floors are ADA compliant.
Chairman Hemphill asked about the internal parking. Commissioner Garrett asked
about the detailed traffic study. Administrator Brungardt commented on the current
traffic volumes, and they also projected 20 years into the future for potential traffic
volumes.
Katie Lee, said she lives on 90th Circle, which is Lot 15 backing up to the proposed
parking lot. She said there are three schools in this area, and if each of these units has
two cars going and coming, that’s a lot of traffic at this location and there needs to be
a stoplight. She said only two dumpsters for 342 units is a whole lot of trash to deal
with. She is concerned about the parking and whether it will overflow into the streets.
She said the tall buildings are concerning and those tall buildings are a lot closer than
they look on paper. She said her biggest concern is the increased traffic in the area.
Chairman Hemphill asked her if a traffic device is her big concern. Discussion that
these tall buildings are of no benefit to the present neighborhood.
Cindy Johannsen, 8910 Lexington Avenue, lives across the street from the 90th Street
exit. She said this proposed apartment complex is going to greatly impact the
townhomes already there. The property values have dropped substantially since the
K-10 Apartments went in and there is only 10 feet between the backyard of a home and
the current K-10 Apartments. The newly proposed apartments are very tall and will
greatly impact the vision of the current townhomes and their property values. She said
the traffic coming with this proposed apartment project will greatly impact the already
overburdened traffic. She said this is a gorgeous complex, but those tall buildings are
awfully big for this particular area. Her main concern is all the kids who walk along
Lexington Avenue to and from school with the increased traffic this will bring.
Chairman Hemphill asked Administrator Brungardt about the traffic count.
Administrator Brungardt said the intersection at 91st Street and Lexington Avenue is
being studied by KDOT. This is the fourth time the City has looked at this area. He
said the study has offered some traffic calming options. Next year, 91st Street will be
extended to the west to Sunflower Road. Hopefully, this will alleviate some of the traffic
by traveling this new extension. A discussion ensued this is also a school zone and
traffic is slow during school time. Discussion continued concerning traffic.
Mr. Clint Evans, KC, MO, on behalf of the applicant thanked the Commission for the
opportunity to be here and speak. He is the architect for this project. The scale and
grading of the buildings was done so they would relate to the townhomes adjoining the
proposed development. The applicant said they took extra steps to lower the grading,
so the buildings could nestle lower into the ground. The valet trash service is a required
part of the apartment lease. This is part of the amenity package for this upscale
complex. There is a two-car private garage for each unit. They do see the surrounding
area and the schools. They want to connect to the trail system because it is a benefit
for the complex and a way for the community to interact with the neighborhood.
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Discussion ensued between Chairman Hemphill and Mr. Evans regarding the parking
concerns voiced. Mr. Evans said there is a lot of parking that isn’t visible to the public
and is screened. Parking is a necessity for Class A and is landscaped. Discussion
that this plan is site specific for De Soto.
Chairman Hemphill asked for materials used. Mr. Evans said there is a mix of stone,
stucco, hardy board, and aluminum railings. The intent is for maintenance free.
Chairman Hemphill asked Mr. Evans about the traffic concerns expressed. Mr. Evans
said there are peak hours and independent studies have shown that with the mix of
people living in these communities isn’t just a mass exodus going and coming at the
same time. Most of these communities are all ages and comingle well.
Commissioner Garrett asked if the Applicant would be willing to sit down and talk with
the adjoining neighbors. Mr. Evans said that would be a question for the ownership.
Administrator Brungardt said Staff would be the intermediary between the
neighborhood and the ownership. The Site Plan currently exceeds the City’s
regulations.
Chairman Hemphill said we wanted more rooftops and here they are. The only gray
area he sees is the parking and the traffic. Discussion ensued between Commissioner
Shultz and Chairman Hemphill about the heavy traffic during peak school hours is a
long 10-15 minute wait to get onto Lexington Avenue. Administrator Brungardt said
Lexington Avenue is the main arterial corridor going through town. This is the kind of
development you want to connect to the main arterial roadway. The City is committed
to working on this. Discussion ensued on the conditions stated in the Conclusion of
Staff’s report. Planner Weisenburger said in working with the Park Plan committee,
the main theme has been connectivity to all areas. Commissioner Manson said if
people wanted to walk north, then they could go to the sidewalk on Lexington Avenue.
He doesn’t see the need for the applicant to construct another sidewalk on the north.
Motion by Commissioner McPherson to approve the Site Plan for Country Village Apartments with
the conditions of: 1) the park land shown on the site plan is dedicated in fee simple title to De Soto
prior to issuing an occupancy permit for the first building completed; 2) the applicant must address
the buffering of the southern boundary of the project to be determined by city staff before an
occupancy permit is given to the Villas and Building 5; 3) an entrance feature on 90th Street is
included in the area between the railroad tracks and Building 2; and, 4) the applicant must
dedicate a pedestrian easement along the north and west side of the site; second by Lane.
Roll Call:

Manson
Garrett
Hemphill
Lane

Yes
Yes
Yes
Yes

McPherson
Shultz
Fisher

Yes
Yes
Absent

Motion carried.
Chairman Hemphill asked if there was any other business to come before the Commission.
Motion by Commissioner Garrett to adjourn at 8:40 p.m.; second by McPherson
All Commissioners approved by “ayes.”
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Motion carried.

Respectfully submitted:

______________________________________
Lana R. McPherson, MMC, City Clerk
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Agenda Item 6a
ITEM:

Text Amendment for Electronic Digital Highway Monument Signs

Meeting DATE:

February 22, 2019

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Exhibit A: Draft Text Amendment

Summary: This item is a continuance from the September 25th and October 23rd meeting. On
November 27th a public hearing was held. The proposed text amendment to be considered for
discussion is attached with changes included in red. The Planning Commission voted 3-3 and it was
therefore tabled to be brought to the full commission on February 22nd.
A text amendment with proposed changes to the Special Use Permit criteria would allow for a larger sign,
up to 672’ SF, one that is on a vacant lot and up to 35’ in height. Changes to pole mounted signs are not
being considered.
Below is De Soto’s criteria for the C-2 and M-1 zoning districts. As can be seen, pole signs and electronic
signs need a Special Use Permit.
C-2” Business-General Districts and “M-1” Light Industrial Districts:
(1) Sign Types Permitted:
(a) Awning, canopy or marquee signs.
(b) Elevated signs, subject to conditions at Subsection C (8).
(c) Ground signs.
(d) Monument signs.
(e) Projecting signs.
(f) Temporary signs per Section 6 Exemptions, Subsection b Temporary Signs Exemptions and
Standards
(g) Wall signs.
(h) Window signs
(i) Pole signs regulated separately, per Special Use Permit.
(j) Electronic Variable Message Boards regulated separately, per Special Use Permit.
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February 22nd, 2019
Text Amendment Digital Highway Monument Signage
In summary, the proposed language would allow for a Special Use Permit to be issued for monument
electronic highway signs. The language defines the proposed sign type as a “Digital Highway Monument
Sign”.
Conclusion:
If these changes are implemented, De Soto would be the only community within the K-10 corridor that
allows electronic billboard electronic monument signs of this size. As with potential actions regarding
Text Amendments, the Planning Commission makes a recommendation to the City Council, who makes
the final decision on the issue. Additional information may be presented during the public hearing that
should be considered by the Planning Commission before making a recommendation.
End of Memo
Exhibits to follow.
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Proposed Amendments to Paragraph M of Section 4 of Article 10 of the
Zoning Regulations, relating to the issuance of Special Use Permits.
10/16/2018

M.
Electronic Variable Message Board Signs on property zoned “M-1” Light
Industrial, “M-2” Heavy Industrial, “C-1” Business Central, “C-2” General Business, and OI
Office Institutional.
Definition of Electronic Variable Message Board (EVMB): A sign capable of displaying
words, symbols, figures or images that can be electronically or mechanically changed
by remote or automatic means.
Definition of Digital Highway Advertising Monument (DHM DHA) sign: A type of
stand-alone EVMB located in visual proximity to Kansas Highway 10 primarily
intended to advertise or inform motorists driving on the highway.
Definition of the “K-10 DHMDHA Sign Overlay District”: That area of land which
extends from the center of the K-10 Highway median 1,320 feet in each direction,
for a total width of 2,640 feet the entire length of K-10 Highway within the city
limits.
Statement of Purpose: EVMBs allowed under a Special Use Permitting process are
offered as a means to attract the attention of motorists on Kansas Highway 10 when
other types of legal signs are not adequate and when it can be demonstrated that an
EVMB is necessary due to topography, visibility, or other factors, or when granting
the Special Use Permit is in the best interest of the City. Nothing herein shall be
interpreted to restrict the content of an EVMB’s display or content.
A Special Use Permit may only be approved when it can be determined that the benefit to
the City from such EVMB will:
•

sufficiently outweigh possible negative impacts upon surrounding
property values,

•

have a minimum impact upon traffic safety,

•

outweigh the negative appearance a proliferation of such signs may
provide of the De Soto community at large.

The applicant shall provide sufficient information so the following issues may be
properly evaluated concerning a proposed electronic variable message board.
1.

Location Restrictions:
a.

EVMB Signs are restricted to property zoned “M-1” Light Industrial, “M2” Heavy Industrial, “C-1” Business Central, and “C-2” General
Business., and OI Office Institutional.

b

DHMDHA Signs shall be limited to the K-10 DHMDHA Sign Overlay
District,

1
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c.

EVMB signs may be placed on a lot that does not contain a principal use,
subject to spacing and setback restrictions contained in this article. In this
case, each lot is limited to having one EVMB sign.

c.

No sign shall orient to face a residentially zoned property.

d.

Signs shall not be placed closer than 200 feet to a single or two-family
residence.

e.

DHA Sign Setbacks & Location:
i.

DHA signs must meet applicable front, side, and rear yard regulations for the
zoning district in which they are located, except that no yard setback will be
required for a common property line when adjoining the K-10 right-of-way.

ii. DHA signs on parcels adjoining the K-10 right-of-way must meet the front and side
yard regulations for the zoning district in which they are located, and must meet a
rear yard setback of 10 feet.
iii. No sign shall be allowed within a public utility, or drainage easement or, public
right-of-way;

.
2.

Sign Type and design Restrictions:
a.

Incorporated into the design of an allowed sign, in the C-1, C-2, M-1 or
M-2 OI-Office Institutional zoning districts.

b.

EVMB signs may only be allowed as a separate, stand-alone sign if it is a
window, wall sign, or DHMDHA sign.

c.

Type and design standards for DHMDHA signs:
i. DHA signs must have a base that is greater in width than the face
of the EVMB portion of the sign, and may incorporate earth fill or berms
as a means to elevate the message portion of the sign. Must be
Monument type structures, as defined by Article 7, Section 4.a of these
regulations, with the exception of the total height requirement, which is
stipulated in this section.
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Note: DHA sign depiction is not intended
to represent architectural design or
landscaping requirements.

ii. Support structure must be hidden, landscaped, or incorporated
into the design of the sign so as not to detract from aesthetic appeal.
iii. The total height of the sign and structure may not exceed 35
feet measured from the original, or pre-existing surrounding grade.
iv. Base of sign must be landscaped, fenced, screened, or otherwise
concealed.
v. Minimum Building Material Standards:
The sign structure, in areas not covered by the EVMB, shall consist of one
or more of the materials listed below.
1. All materials to be minimum maintenance all-weather type

commonly used in exterior locations.
2. No wood allowed.
3. Masonry
a. Kiln fired exterior grade brick or glazed brick units.
b. Marble or granite veneers
c. Split faced, fluted or similar concrete block with
integral color.
d. Cut stone blocks or veneers.
e. Precast concrete with an aggregate or textured surface
and integral color concrete.
4. Metal
3
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a. Prefinished metal panels with no exposed fasteners.
1. Two inch minimum profile depth.
2. Minimum 24 gauge.
3. Materials
a. Prefinished metal panels.
b. 25 year finish coating as a Kynar product or
equal.
c. Cor Ten type rusted steel finish.
d. Stainless steel or copper metal panels.
b. Metal structural frame
1. Cor Ten type rusted steel finish metal structural
members.
2. Field painted metal frame using a zinc rich primer
and two component Aliphatic Urethane top coats.
5. Concrete
a. Field cast concrete with integral color and
sandblasted finish.
b. Field cast concrete with integral color textured
finish.
6. Stucco
a. Portland stucco may be used over masonry or other
all-weather material.
7. Glass
a. Glass panels set in aluminum frames and glass
block may be used as accents.
8. Other materials
a. Durable all-weather materials or design elements
beyond the above list must be approved by the
planning commission with the Site Plan Review.

Masonry: Masonry construction shall include all masonry
construction which is composed of solid cavity faced or veneeredwall construction, or similar materials.
Some material used for masonry construction may consist
of granite, sandstone, slate, limestone, marble, or other hard and
durable all-weather stone. Ashlar, cut stone, and dimensioned
stone construction techniques are acceptable.

4
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Brick material used for masonry construction shall be
composed of hard fire (kiln fired) all-weather common brick or
other all-weather facing brick.
Stucco or approved gypsum concrete/plaster materials,
dryvit, shall be used with other masonry and architectural accents.
Glass Walls: Glass walls shall include glass curtain walls
or glass block construction. A glass curtain wall shall be defined
as an exterior wall that carries no floor or roof loads and which
may consist of a combination of metal, glass, and other surfacing
material supported in a metal framework.

vi. Architectural design should create visual interest through the use of
different textures, complementary colors, shadow lines and contrasting shapes.

3.

4.

5.

Number Restrictions:
a.

One EVMB sign on each building, lot or parcel.

b.

A maximum of one EVMB sign is permitted per property, business or
business center occupied by multiple businesses, uses or buildings.

c.

A DHMDHA sign shall not be permitted within 4,000 feet of another
DHMDHA sign on the same side of K-10 highway.

Use Restrictions:
a.

May be permitted by Special Use Permit on property in the C-1, C-2, M-1
or M-2 OI-Office Institutional zoning districts.

b.

c.
Any EVMB sign proposed for a lot that does not contain a
principal use must obtain an outdoor advertising sign permit from the
Kansas Department of Transportation.

dc.

Any applicant for a DHMDHA sign must engage in good faith discussion
with the city regarding agreements as to ways in which the applicant can
partner with the city and other local organizations for use of the
DHMDHA to benefit the community as a whole and its residents, the
details of which will be part of the planning commission’s review and
recommendation on the application for the Special Use Permit.

Size and Height:
a.

The area of the electronic display cannot be more than 75 percent of the
total area of the sign face., unless the EVMB sign is a stand-alone
structure or a DHMDHA sign.
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b.

The messaging portion of any DHMDHA sign may not exceed 672 square
feet per side of the sign.

c.

The total height a DHA sign structure mayshould not exceed 35 feet
measured from the highest point of the original, or pre-existing
surrounding ground within the footprint of the sign. Additional height may
be considered if , unless it can be conclusively proven by sight line
analysis that additional height is needed to provide adequate visibility
from K-10 Highway. The total height of any DHAthe sign may not exceed
35 feet measured from the original, or pre-existing surrounding grade.rom
the surrounding grade.

d.

The total area of any DHA sign may not exceed twice that of of the
EVMB messaging area.

e.

Line of Sight Analysis: All applications for DHA signs must be
accompanied by a line of sight analysis identifying how the proposed
DHA will impact the visibility of any existing signage from the highway.

6.

Illumination Levels

Limitations
a.

The maximum brightness of electronic signs shall not exceed 500 foot
candles during daylight hours and shall not exceed 50 foot candles
between dusk and dawn, unless the sign conforms to subsection c., below.
All electronic signs shall be equipped with an automatic dimmer control
which produces a distinct illumination change from the higher allowed
illumination level during daytime hours to lower allowed level for the time
period between one half hour before sunset and one half hour after sunrise.

b.

The digital sign may not display light of such intensity or brilliance to
cause glare or otherwise impair the vision of the driver, or results in a
nuisance to the driver.

c.

EVMB sign shall follow the KDOT billboard standards for ambient light
conditionss shall not be set to exceed 0.3 foot candles above the ambient
light conditions at the property line. An application proposing an EVMB
shall provide a photometric plan that provides illumination levels at night
time, it will be assumed that the illumination will be increased during
daytime hours. but at no point shall the illumination be set to exceed 0.3
foot-candles above the ambient light conditions.

Auto dimming
a.

The EVMB sign must have automatic dimming software or solar sensors
to control brightness for nighttime viewing.
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b.

An EVMB sign must be equipped with both a dimmer control and
photocell, which automatically adjusts the display’s intensity according to
natural ambient light conditions.

c.

Automatic dimming shall be a required feature on all EVMB signs.

a.

Lighting of EVMB signs shall be shielded to prevent glare, unless the
EVMB sign’s design and construction contain features that prevent glare.

b.

No electronic EVMB sign may be of such illumination that it interferes
with the effectiveness of any official sign and must be effectively shielded
to prevent beams or rays of light from being directed at any portion of a
street or highway. Illumination shall not cause glare or impair the vision of
motorists, and shall not interfere with any driver’s operation of a motor
vehicle or the safety of the public or be located where it would do so, as
determined by the City Engineer.

Other

7.

Timing:

Display Duration: Any image or message or portion thereof displayed on a sign shall
have a minimum display time duration of 4 seconds and may be a static or scrolling
display.
Transitioning
a.

Message transition shall occur simultaneously over the entire face of the
electronic message sign.

b.

Transition time shall be no longer than two seconds and black space is not
permitted between message changes.

c.

The image, symbol or combination change shall be accomplished within 2
seconds and occur simultaneously. Once changed the symbol or image
shall remain static until the next change.

d.

Messages shall change using a dissolve or fade transition, or with the use
of other subtle transitions that do not scroll, flash, or otherwise

Hours: For all locations within 500 feet of a residential district, illumination shall be
turned off between the hours of 10:00 pm and 6:00 am.
8.

Visual and Sound Effects

Animation: Animation is allowed on electronic changeable message signs provided it
does not include flashing, rapidly changing or blinking illumination, rotating beams
or illumination resembling emergency lights, which are all prohibited.
Audio: Electronic signs shall not contain or utilize audio speakers or any form of
pyrotechnics.
Malfunction Provisions:
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a.

The sign shall be programmed to default to a blank screen or freeze the
display in a static position in the event of a malfunction.

b.

The sign owner shall provide on the sign permit, contact information for a
person who is available to be contacted at any time and who is able to turn
off the electronic changeable message sign promptly after a malfunction
occurs.

Message Content Restrictions:
a.
Graphics and lettering displayed on electronic signs shall not include materials that
qualify as being “obscene” as that term is defined by Kansas and/or federal law.
b.

The EVMB sign shall not be configured to resemble a warning or danger
signal or cause a driver to mistake the digital sign for a warning or danger
signal.

c.

No part of the EVMB shall mimic the appearance or operation of any
traffic control device, signal or notice.

9. Other Conditions
a.

All illuminated signs, including EVMB shall comply with the National
Electric Code and other codes as applicable.

b.

Portable electronic signs are prohibited.

c.

EVMB within sight line of any traffic control or safety device shall be
subject to approval by the City Engineer.

Temporary signs shall not be EVMB.
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Agenda Item 7a
ITEM:

Consider Final Development Plan for the Carriage Houses of Johnson
County Phase 4.

DATE:

January 22, 2019

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

Exhibits:

Exhibit A: Final Development Plan Application Materials for the Carriage Houses
Phase 4
Exhibit B: Article 4 (PD) and Article 11 of the Zoning Regulations
Exhibit C: Preliminary Development Plan for Carriage Houses approved in 2008

Summary: Attached as Exhibit A is the Final Development Plan (FDP) submittal for the fourth phase of
the Carriage Houses development. This phase is very similar to the previous phases of development.
The nature, intensity, layout, and general overall design for this phase is an extension of the elements
that already exist on the property. Three previous phases have been approved that included the seven
existing storage buildings and the clubhouse. The current application includes three additional storage
buildings, and will represent the fourth phase of development.
Background and Process:
The Carriage Houses development was initially approved in 2008 under the “Planned Development –
“PD” zoning process. The PD zoning district is one in which the specifics of the proposed development
plan actually become the zoning restrictions on the property. The Zoning Regulations stipulate that PD
zoning approvals involve a three step process. First, a “Preliminary Development Plan” (PDP) is
approved which depicts a general layout of the site, building details, use characteristics and overall
intensity of the development. This phase is akin to a re-zoning of the property. Following approval of
the PDP, the applicant must get approval of a “Final Development Plan” (FDP). This plan shows
specific details about the all physical improvements on the site including architectural building details,
footprints, landscaping, parking lot dimensions, grading plan, and other pertinent details about the
site. The FDP takes the place of a Site Plan, and should include sufficient detail about the nature of
improvements to ensure that it is consistent with the PDP and the City’s other zoning regulations.
Lastly, the applicant must get approval of the Final Plat (FP) for the property. The Final Plat is the legal
document that subdivides the property into lots and tracts for building purposes. As we are aware,
the final platting process for a condominium development is itself a two-step process which involves a
re-plat to subdivide each building into individual units.
The procedures for the PD process are found in Articles 4 and 11 of the City’s Zoning Regulations,
which are attached hereto as Exhibit B.
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Carriage Housed Phase 4 Final Development Plan

January 22, 2019

As stated, the Carriage Houses obtained approval of their PDP in 2008. This officially re-zoned the
property to “PD” zoning, and established the parameters of the PDP as the zoning criteria for the site.
The Preliminary Development Plan from 2008 is attached as Exhibit C. The Planning Commission has sole
authority to approve the FDP. The Planning Commission’s action on this item should consider whether
or not the proposed FDP is generally consistent with the PDP, and is in conformance with other City
regulations and general industry standards.
Submittal Materials
The Final Development Plan for Phase 4 includes the following materials:
1. Sheet entitled “Phase 4 Site Plan”
2. Sheet entitled “Phase 4 Grading and Storm”
3. Untitled sheets showing Architectural Details
These materials represent the application packet for the Final Development Plan. If approved, these materials
will be used to ensure that all construction elements on the site are conforming to the Planning Commission’s
approval.
Recommendation
Staff recommends approval of the proposed Final Development Plan as proposed.
End of Report
Exhibits to Follow
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SITE PLAN REVIEW APPLICATION
Return Form to:
City of De Soto Planning Department
P.O. Box C, 32905 W. 84th Street
De Soto, KS 66018
(913) 583-1182 ext. 115
Fax: (913) 583-3123

Name of Project:

For Office Use Only
Case No.:
Filing Fee:
Deposit:
Date Filed:
Date of Meeting

Carriage Houses of Johnson County, Phase Four, Buildings 8,9,10

Applicant:

Joseph Nuti, CFO

Phone:

913 638-3100

Fax:

N/A

E-mail:

jcnuti@gmail.com

Address:

12553 Walmer, Overland Park KS

Zip:

66209

Owner:

Carriage Houses of Johnson County

Phone:

913 638-3100

Fax:

N/A

E-mail:

jcnuti@gmail.com

Address:

12553 Walmer, Overland Park KS

Zip:

66209

TO BE COMPLETED FOLLOWING CONSULTATION WITH PLANNING STAFF:
Location of Property: 29230 W. 83rd St, De Soto KS 66209
Legal Description: AIMS – 25-12-22 DG SW CR NW ¼ E 989’N 505’ to S/L RR SW CUR RT 39.75’ SW
CUR RT 300.80’ W 245.79’ TO W/L NW ¼ S 483.95’ TO POB EX. 0.371 AC IN RD & EX 7 TRS
PLATTED 1.11 AC, 0.85 AC, 0.63 AC, 0.74 AC, 0.71 AC, 0.57 AC, & 0.84 AC. 5.469 ACS M/L
Current Zoning of Property: Planned Development
Proposed Use of Property:

Proposed Zoning: Planned Development

Garage Condominium Development

Adjacent Zoning and Land Use:

North
South
East
West

Zoning

Land Use

_Not Zoned_________________

RR ROW

RO

Vacant Lot

RO

Vacant w/ Commercial Bldg.

RO

Agriculture

IMPORTANT: Review Zoning Regulations Article 11 & Procedures Manual Article 14 Available at www.desotoks.us

X
X
X

X

X

SITE PLAN REVIEW CHECKLIST
Return Form to:
City of De Soto Planning Department
P.O. Box C, 32905 W. 84th Street
De Soto, KS 66018
(913) 583-1182 ext. 115
Fax: (913) 583-3123

For Office Use Only
Case No.:
Filing Fee:
Deposit:
Date Filed:
Date of Meeting:

Name of Project: Carriage Houses of Johnson County, Phase Four, Buildings 8, 9, 10
Location of Project: NE Corner of 83rd St. & Gardner Rd.
Name of Owner: Carriage Houses of Johnson County

Phone: 913-638-3100

E-mail: jcnuti@gmail.com

Fax: N/A

Address:

Zip:

12553 Walmer, OP, KS

66209

Plan Prep: Napier Engineering

Phone: 913-375-0482

E-mail: brett@napiereng.com

Fax: N/A

Address: 207 S. 5th St., Leavenworth, KS

Zip: 66048

Instructions: The following checklist is to be completed by the Applicant and verified by planning staff
(items followed by an asterisk (*) are to be verified by the City Engineer) and shall accompany the
Site Plan application. The Site Plan shall include the following data, details and supporting
information unless Planning staff indicates that they are not found to be relevant to the proposal. All
site plans shall be prepared by an architect or landscape architect licensed in the State of Kansas, or
by a professional engineer licensed in the State of Kansas. The number of pages submitted will
depend on the proposal's size and complexity. If the answer to any question is “No”, the Applicant
shall provide a written explanation to accompany this checklist.
Does the Site Plan comply with or show the following?

Yes

No

X

A.

Name of the project, address, boundaries, date, north arrow and scale of the plan.

_____ _____

B.

Name and address of the owner of record, developer, and original seal of the
engineer, architect or landscape architect on each copy.

X
_____
_____

C.

Name and address of all owners of record of abutting parcels.

_____ _____

D.

All existing lot lines, easements, and rights-of-way. Include area in acres or
square feet, abutting land uses and structures.

X
_____
_____

E.

The location & use of all existing & proposed structures within the development.
Include all height & floor area dimensions, show all exterior entrances & anticipated
future additions & alterations. For "C-1" Central Business District developments,
X _____
indicate design details to make new construction compatible with existing structures. _____

F.

The location of all present & proposed public & private ways, parking areas,
driveways, sidewalks, ramps, curbs & fences. Location type& screening details for
all waste disposal containers shall also be shown.

X _____
_____

IMPORTANT: Review Zoning Regulations Article 11 & Procedures Manual Article 14 Available at www.desotoks.us

Yes
G.

The location, height, intensity, and bulb type (e.g., fluorescent, sodium
incandescent) of all external lighting fixtures, as specified in Article 6, Section 3F
of the Zoning Regulations. A point-by-point, photometric plan and/or proposed
hours of illumination may be required by the City Engineer.

No

X
_____
_____

H.

The location, height, size, materials, and design of all proposed signage.

_____N/A
_____

I.

A landscaping plan per Article 8 in the Zoning Regulations.

_____N/A
_____

J.

The location of all existing and proposed utility systems including:
1. Sewer lines and manholes;*
2. Water lines and fire hydrants;*
3. Telephone, cable and electrical systems;* and
4. Storm drainage system including existing and proposed drain lines,
culverts, catch basins, headwalls, endwalls, hydrants, manholes, and
drainage swales.*

K.

Plans to prevent the pollution of surface or groundwater, the erosion of soil both
during and after construction, excessive run-off, excessive raising or lowering
of the water table, and flooding of other properties, as applicable.*

X
_____
_____
_____
_____
X
X
_____
_____
X
_____
_____

X
_____
_____

L.

Existing and proposed topography shown at not more than two-foot contour
intervals. All elevation shall refer to United States Geodetic Survey (USGS) datum.
If any portion of the parcel is within the 100-yr flood plain, the area shall be shown,
with base flood elevations; and the developer shall present plans for meeting
Federal Emergency Management Agency (FEMA) requirements and the City of
X _____
De Soto Flood Mitigation Plan.
_____

M.

Zoning district boundaries adjacent to the site’s perimeter shall be
drawn and identified on the plan.

N.

Traffic flow patterns within the site, entrances and exits, loading and
unloading areas, curb cuts on the site and within100 feet of the site. The City
Engineer may require a detailed traffic study including, but not limited to:

O.

P.

N/A_____
_____

1.

The projected number of motor vehicle trips to enter or leave the site,
estimated for daily and peak hour traffic levels;

N/A_____
_____

2.

The projected traffic flow pattern including vehicular movements at all
major intersections likely to be affected by the proposed use of the site;

N/A_____
_____

3.

The impact of this traffic upon existing abutting public and private ways in
relation to existing road capacities. Existing and proposed daily and peak
hour traffic levels, as well as road capacity levels, shall also be given.

N/A____
_____

For new construction or alterations to any existing structure, a table containing
the following information must be included:
1. Area of structure to be used for a particular use, such as retail operation,
office, storage, etc.;
2. Maximum number of employees;
3. Maximum seating capacity, where applicable;
4. Number of parking spaces existing and required for the intended use

X
_____
_____
N/A_____
_____

Covenants and deed restrictions proposed.

N/A_____ _____

_____
_____
_____
_____

IMPORTANT: Review Zoning Regulations Article 11 & Procedures Manual Article 14 Available at www.desotoks.us
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ITEM:

Consider approval of Arcadian Estates Final Plat

Hearing DATE:

January 22nd, 2019

TO:

City of De Soto Planning Commission

FROM:

City Planner – Brad Weisenburger

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Exhibit A: Arcadian Estates Final Plat

Summary: The Arcadian Estates subdivision is moving forward with development. In January 2018 the tract
was re-zoned to Rural Suburban and a preliminary plat approved in October 2018. The final plat is now ready for
review by the planning commission.
Background: The Arcadian Estates subdivision contains 26 estate lots. In addition to reviewing the proposed
Final Plat for conformance to the technical standards listed in our Subdivision Regulations, we must ensure that
it is conforming to the previously-approved Preliminary Plat.

The section below represents a technical staff review of the regulations that apply directly to the final plat

document. These criteria come from our Subdivision Regulations. The text or the regulations is in Times New Roman
font, and staff comments are in Calibri font and are enclosed with a box. Comments requiring revisions to the
application, additional information, or other response from the applicant are highlighted in yellow.

Requirements for Final Plat Applications - form Section 4.04 of the Subdivision Regulations

Submittal Requirements:
D.

Final Plat Features. All Final Plats shall contain:
1.

Scale of plat, 1” = 100’ or larger, on 24” x 36” sheets. If more than one sheet is required to
cover the entire development, an index map of the same dimensions shall be filed showing
the entire development at a smaller scale. The dimensions indicated are standard for all
Final Plats and shall be complied with.

2.

The proposed name of the subdivision. The name shall not duplicate or too closely
resemble the name or names of any existing subdivision(s).

3.

Location of the proposed subdivision in relation to section, township, range, county and
state, including the description boundaries of the subdivision based on an accurate traverse,
giving angular and linear dimensions that must be mathematically correct. The allowable
error of closing on any portion of the plat shall be one foot in five thousand (1’: 5,000’).
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4.

The location of existing monuments or bench marks shall be shown and described on the
Final Plat. Location of such monuments shall be shown in reference to existing official
monuments or the nearest established street lines, including the true angles and distances to
such reference points or monuments.

5.

The location of lots, streets, public highways, alleys, parks and other features, with accurate
dimensions in feet and decimals of feet with the length of radii on all curves, and other
information necessary to reproduce the plat on the ground. In the case of a condominium
Subdivision, also show the location of all buildings, building units, common facilities and
areas, limited common areas and convertible land in the same manner. This may
necessitate the submittal of additional sheets with detailed floor plan of each building, floor
and/or unit.

6.

Lots and tracts, buildings and building units shall be numbered or lettered clearly. Blocks
shall be numbered or lettered clearly in the center of the block. Common areas and
facilities shall be clearly labeled.

7.

The exact locations, widths and names of all streets and alleys to be dedicated.

8.

Boundary lines and description of the boundary lines of any area other than streets and
alleys that are to be dedicated or reserved for public use.

9.

All Building setback lines with dimensions.

10. The location of any floodplain located within the proposed subdivision and a statement
regarding compliance with the City’s adopted floodplain regulations.
11. Name, signature and seal of the licensed land surveyor preparing the plat.
12. Scale of the plat (scale to be shown graphically and in feet per plat scale inch), date of
preparation and north point.
13. Statement dedicating all easements, streets, alleys, and all other public areas not previously
dedicated.
14. Additional information required for Preliminary Plats deemed necessary by staff to
determine the appropriateness of the proposed subdivision (Minor Plats only).
15. The following certificates, which may be combined where appropriate (see appendix for
specific language):
a.

Certificate of Ownership, Consent and Dedication

b.

Certificate of Accuracy
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c.

Certificate of Approval of Fire Protection Measures

d.

Certificate of the Approval of Public Improvements

e.

Certificate of the Approval of the Final Plat

The final plat application for Acadian Estates has been found to meet all the above-listed plat
feature requirements.
E. Supplemental Data: The following additional information shall be submitted with the Final Plat
at the time of application:
1.

Proof of Ownership: A title report by an abstract or a title insurance company, or an
attorney’s opinion of title, showing the name of the owner of the land and all other persons
who have an interest in, or an encumbrance on the plat and any easements or other
constraints.

Proof of ownership has been received.
2.

Review by the County Surveyor: The subdivider shall submit the Final Plat to the Johnson
County Surveyor to ensure the accuracy and acceptance of the survey/legal description of
the proposed subdivision.

The JoCo County Surveyor review will follow the City’s approval of the plat.
3.

A certificate showing that all taxes and special assessments due and payable have been paid
in full; or if such taxes have been protested as provided by law, monies or other sufficient
escrows guaranteeing such payment of taxes in the event the protest is not upheld, may be
placed on deposit with such official or governing bodies to meet this requirement.

A research of County records indicates no delinquent taxes on the property.
4.

Owner’s Acknowledgment: The names and signatures of the owner or owners of the
property duly acknowledged and notarized shall appear on the original and copies or prints
submitted.

The owners signature is provided.
5.

Final Landscaping Plan: The subdivider shall submit a final landscaping plan, per the City
of De Soto Zoning Regulation requirements for landscaping and buffering. This plan is
intended to be detailed suitable for construction.

Landscaping plan part of the development standards.
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6.

Construction Documents: The subdivider shall submit a letter from the City Engineer that
Construction Documents and specifications for all required developer installed
improvements have been approved. The content of said drawings is set out in Section 4.06.

Public improvements associated with this plat include roads, sidewalks, waterline, stormwater
collection and sanitary sewer.
G.

Standards for Approval of a Final Plat: The Final Plat of a proposed subdivision shall be
approved by the Planning Commission if the applicant proves by clear and convincing evidence
that:
1.

The plat meets the requirements of these regulations;

The utility and street layouts contained in the public improvements are consistent with the
property lines and easements contained on the Final Plat, and we do not expect there will be
a need for lot line or utility easement adjustments.
3.

The plat is in substantial compliance with the approved Preliminary Plat (Major and Staged
Subdivisions) or Sketch Plat (Minor Subdivision). The Final Plat shall be deemed to be in
substantial compliance with the approved Preliminary Plat provided any modification to the
plat does not:
a.

Vary the proposed gross residential density or intensity of use by more than five
percent (5%) or involve a substantial reduction in the area set aside for open space, nor
the substantial relocation of such area, nor;

b.

Substantially change the design of plat so as to significantly alter, as determined by the
Planning Commission:
(1) Pedestrian or vehicular traffic flow.
(2) The arrangement of the site.
(3) The relation of open space to residential development.
(4) The proposed phasing of construction.

The plat is in substantial compliance.
Recommendation: De Soto city staff recommends approval of the final plat for Arcadian Estates Final Plat.
If approved by the Planning Commission, the plat will go forward to the City Council for acceptance of the
easements and rights-of-way.

End of Memo
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ARCADIAN ESTATES
A REPLAT OF LOT 4, KILL CREEK FARMS, A SUBDIVISION IN THE CITY OF DE SOTO, JOHNSON COUNTY, KANSAS
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KILL CREEK FARMS

DESCRIPTION

RESTRICTIONS

APPROVALS

NOTES:

All of Lot 4, KILL CREEK FARMS, a platted subdivision in Johnson County, Kansas, more particularly described
as follows:

All lots, parcels and properties in this subdivision shall hereafter be subject to the Declaration of Restrictions for
Arcadian Estates, which will be executed as a separate instrument and recorded in the Office of the Register of
Deeds of Johnson County, Kansas and which shall hereby become a part of the dedication of this plat as though
fully set forth herein.

APPROVED by the Planning Commission of the City of De Soto, Johnson County, Kansas,

Basis of Bearings: Per recorded plat of KILL CREEK FARMS.

________________________________________
Richard Hemphill, Planning Commission Chairman
CONSENT TO LEVY
The undersigned proprietor of the above described tract of land hereby consents and agrees that the Board of
County Commissioners and the City of De Soto, Johnson County, Kansas, shall have the power to release such
land proposed to be dedicated for public use from the lien and effect of any special assessments, and that the
amount of unpaid special assessments on such land dedicated, shall become and remain a lien on this land
fronting and abutting on such dedicated public way or thoroughfare.

The undersigned proprietor of the above described tract of land has caused the same to be subdivided in the
manner as shown on the accompanying plat, which subdivision and plat shall hereafter be known as "ARCADIAN
ESTATES".

An easement or license to enter upon, locate, construct, use and maintain or authorize the location, construction
or maintenance and use of conduits, water, gas, sewer pipes, poles, wires, drainage facilities, irrigation systems,
ducts and cables, and similar facilities, upon, over and under these areas outlined and designated on this plat as
"Utility Easement" or "U/E" is hereby granted to the City of De Soto, Kansas with subordinate use of the same by
other governmental entities and public utilities as may be authorized by state law to use such easement for said
purposes.
An easement or license to enter upon, locate, construct, use and maintain or authorize the location, construction,
maintenance or use of conduits, surface drainage facilities, subsurface drainage facilities, and similar facilities,
upon, over, under and through those areas outlined and designated on this plat as "Drainage Easement" or "D/E"
is hereby granted to the City of De Soto, Kansas with subordinate use of the same by other governmental entities
as may be authorized by state law to use such easement for said purposes.
An easement or license to enter upon, locate, construct, use and maintain or authorize the location, construction
or maintenance and use of gas lines, and similar facilities, upon, over and under these areas outlined and
designated on this plat as "Gas Line Easement" or "GL/E" is hereby granted to the City of De Soto, Kansas with
subordinate use of the same by other governmental entities and public utilities as may be authorized by state law
to use such easement for said purposes.

All bearings and distances shown on this plat are platted and measured unless otherwise noted.
Flood Plain Note: According to the F.E.M.A. Flood Insurance Rate Map Number 20091C0044G, revised August
3, 2009, this tract graphically lies in OTHER AREAS, ZONE X, defined as areas determined to be outside the
0.2% annual chance floodplain.

on this _____ day of ____________, 2019.

________________________________________
Michael D. Brungardt, City Engineer

APPROVED by the Building Inspector of the City of De Soto, Johnson County, Kansas,

EXECUTION
The undersigned proprietor of said property shown on this plat does hereby dedicate for public use and public
ways and thoroughfares, all parcels and parts of land indicated on said plat as streets, terraces, places, roads,
drives, lanes, parkways and avenues not heretofore dedicated. Where prior easement rights have been granted
to any person, utility or corporation on said parts of the land so dedicated, and any pipes, lines, poles and wires,
conduits, ducts or cables heretofore installed thereupon and therein are required to be relocated, in accordance
with proposed improvements as now set forth, the undersigned proprietor hereby absolves and agrees to
indemnify the City of De Soto, Kansas, from any expense incident to the relocation of any such existing utility
installations within said prior easement.

APPROVED by the City Engineer of the City of De Soto, Johnson County, Kansas,

IN TESTIMONY WHEREOF, the undersigned proprietor has caused this instrument to be executed
this ______day of _____________, 2019.
RJV Development, LLC
________________________________________
William Vielhauer, Member
STATE OF KANSAS

)
) SS
COUNTY OF JOHNSON)
BE IT REMEMBERED, that on this _____ day of ____________, 2019, before me a Notary Public in and for said
County and State, came William Vielhauer, Member of RJV Development, LLC, who is personally known to me to
be the same person who executed the foregoing instrument of writing on behalf of said company, and he duly
acknowledged the execution of the same to be the act and deed of said company.

on this _____ day of ____________, 2019.
95TH STREET

________________________________________
Steve Chick, Sr., Building Official

APPROVED by the Governing Body of the City of De Soto, Johnson County, Kansas,
on this _____ day of ____________, 2019.

___________________________________
Rick Walker, Mayor

Project
Location

LEGEND:

___________________________________
Attest: Lana McPherson, City Clerk

FOUND SECTION CORNER AS NOTED
FOUND MONUMENT AS NOTED
SET 1/2" X 24" REBAR WITH RIC
MOCLS2011003572 KSCLS234 CAP
BUILDING SETBACK LINE
DRAINAGE EASEMENT
GAS LINE EASEMENT
PEDESTRIAN EASEMENT
UTILITY EASEMENT

IN WITNESS WHEREOF, I have hereunto set my hand and seal on the day and year last written above.

________________________________________
Notary Public

NW 1/4

SW 1/4

NE 1/4
WAVERLY ROAD

DEDICATION

CLOSURE CALCULATIONS:
Precision, 1 part in: 2168930.798'
Error distance:
0.003'
Error direction:
S87°23'04"E
Perimeter:
6401.75'

KILL CREEK ROAD

Beginning at the Northwest corner of said Lot 4; thence South 89°27'25" East, along the North line of said Lot 4,
a distance of 610.00 feet to the Northeast corner thereof; thence South 00°06'35" East, along the East line of said
Lot 4, a distance of 2,588.30 feet to the Southeast corner thereof; thence North 89°56'40" West, along the South
line of said Lot 4, a distance of 609.96 feet to the Southwest corner thereof; thence North 00°06'35" West, along
the West line of said Lot 4, a distance of 2,593.49 feet to the Point of Beginning, containing 1,580,366 square
feet, or 36.280 acres, more or less.

on this _____ day of ____________, 2019.

N

SE 1/4

103RD STREET

LOCATION MAP

My Appointment Expires:__________________

SECTION 3-13-22
Scale 1" = 2000'

This is to certify that on January 3, 2018, this field survey was completed on the ground by me or under my direct
supervision and that said survey meets or exceeds the "Kansas Minimum Standards" for boundary surveys.

17-0277

ARCADIAN ESTATES

An easement or license to enter upon, locate, construct, use and maintain or authorize the location, construction,
maintenance or use of a public sidewalk upon and over these areas outlined and designated on this plat as
"Pedestrian Easement" or "PED/E" is hereby granted to the City of De Soto, Kansas with subordinate use of the
same by other governmental entities and public utilities as may be authorized by state law to use such easement
for said purposes.

Prepared For:
Robert J. Vielhauer
RJV Development, LLC
3995 Mission Road
Kansas City, Kansas 66103
Phone: 913-302-6555
Roger B. Dill, Kansas LS-1408

Date of Preparation:
January 7, 2019

Revised:
January 16, 2019

132 Abbie Avenue
Kansas City, Kansas 66103

913.317.9500
www.ric-consult.com
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ITEM:

Update on Comprehensive Plan Process

DATE:

01-22-2019

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Chapters 3 and 4

Summary: The comprehensive plan update is ongoing. Attached is Chapter 3 and 4.

Attached are Chapters 3 and 4. Chapter is 3 Visions Goals and Objectives and Chapter 4 is Future Land Use. As
city staff and the planning commission we need to make sure Chapter 4 is reflective of the Visions Goals and
Objectives Chapter. City staff has only received chapter 4 recently. Please review.

End of Memo
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What the De Soto
community wants:

“ It’s easy to

make De Soto
your home! “

“We love the
small town
feel, hope that
never goes
away.”
“De Soto is a
great place to
explore.”
“We enjoy the
small town feel,
safety, nice
people, and
beautiful parks.
“There are a
few residential
areas that
don’t fit in.
“New housing
is expensive,
no starter
homes.”
Source- 2018
Citizen Survey

3

Section 3.1
INTRODUCTION
The critical issues facing the City of De Soto fall within the following
general planning categories:
1. Economic Development
2. Housing and Neighborhood Stabilization
3. Quality of Life
4. Transportation
5. Public Services & Facilities
6. Future Growth & Annexation
Goals, objectives and implementation strategies have been developed
for each of the aforementioned critical issues. They respond to and
build upon the strengths, weaknesses, opportunities and threats
identified by the community and summarized in Chapter 2. The goals
prepared for this Plan consist of general statements that address the
De Soto’s long-range plans and desired outcomes. They provide the
framework upon which the objectives of the Comprehensive Plan are
based. The recommended implementation strategies provide specific
actions or steps necessary in turning the Plan’s vision and goals into
reality.
The stability and future growth of De Soto depends directly on the
elected and appointed official’s ability to coordinate and manage the
necessary public services, facilities, administrative duties and future
land use and development. These and other factors that influence the
growth of De Soto, including input from the public engagement process,
have been considered in the development of the following vision, goals
and objectives.
Section 3.2
VISION
The purpose of the public engagement process was to gather
information from De Soto residents, City Officials and stakeholders to
identify the values of the community and create a citizen-defined vision
statement reflecting these values. The intent of the vision statement is
to help direct future growth, development, preservation, and public
service decisions. After reviewing hundreds of comments and survey
results, the City’s 2017 Strategic Plan and the 2007 Comprehensive
Plan, the following “vision statement” was determined to best represent
the community’s values and expectations for the future of De Soto:

2018 City of De Soto, KS Comprehensive Plan Update

2

Chapter

City of De Soto, Kansas
2019 Comprehensive Plan Update

Chapter 3: Vision, Goals & Objectives

3

VISION:
2007 Plan: To be an attractive, accessible, diverse, well-planned and well-respected
community with strong schools for our children, first-rate public services and community
programs and activities that meet the needs of our citizens, a variety of quality living
opportunities, a prosperous local employment base, and a thriving business community that
provides local goods and services and a strong economic base.
2017 Strategic Plan: De Soto will be a safe, vibrant, and attractive community, where people
and families live, learn, work and play, and where one can take advantage of the cultural
aspects of a major metropolitan area while enjoying the quality of life advantages of a nonurban lifestyle.
Proposed #1: Make De Soto the city of choice to raise a family, work, retire, and build
relationships by preserving De Soto’s small town atmosphere, revitalizing the City’s historic
downtown and increasing the confidence to invest in the City and its strategic growth areas
and developing stronger connections to the City’s excellent schools, parks, natural
resources and rich cultural diversity.
Proposed #2: Make De Soto a great place to live, work, and play by providing efficient public
services and increasing the confidence to invest in the City’s commercial areas,
neighborhoods and the qualities that make De Soto a desirable bedroom community.

Section 3.3
GOALS & OBJECTIVES OVERVIEW
The goals adopted for the De Soto Comprehensive Plan represent measurable conditions that
De Soto should strive to achieve in the next decade. Goals that are unattainable or unrealistic
have been avoided. Objectives and recommended implementation strategies are included for
each goal. They form a work program the City should follow to transform the Plan’s vision, goals
and objectives into reality. Some strategies are clear actions the City should take; others are
recommendations for additional planning, more study or further public input. Implementation
performance measures are also provided for each planning element to help track implementation
efforts. Much of the recommended tracking information is already collected by the City. The intent
of including the performance measures is to encourage the City to continue tracking this
information to quantify implementation efforts and aid in obtaining grants and other sources of
outside funding.
City Officials should clearly communicate future development plans with the Planning
Commission and the community. Part of the decision-making process should include educating
the community regarding future land use development and closely monitoring and managing
expectations when it comes to major development proposals or capital improvement

2018 City of De Soto, KS Comprehensive Plan Update
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commitments. The overall strategy for implementing the vision and goals of this Plan is threefold;
it includes:
1. Empowering private residents and developers to assist with and successfully implement the
vision, goals and objectives of this Plan:
2. Providing transparency with regard to future capital spending and future development by
keeping the community informed and encouraging citizen input that results in communitysupported, well-informed decision-making.
3. Ensuring De Soto’s revenues are dependable for the long-term by adhering to the triplebottom-line accounting framework that considers people, profit and planet.
The following sections include the goals, objectives and implementation strategies developed for
each of the six (6) aforementioned planning categories.
Section 3.4
ECONOMIC DEVELOPMENT
Economic Development is a top concern according to feedback from the community. The purpose
of economic development is job creation, job retention, tax base diversification and preserving
the quality of life for all De Soto residents. A leading economic development concern expressed
by residents and business leaders is the lack of variety in the local commercial, retail and
restaurant offerings. This results in a disproportionate amount of local dollars being spent outside
of De Soto. These factors contribute to “seepage” or “leakage” which is the loss of retail spending
and/or the generation of sale tax revenues that would otherwise be invested back into the
community if money were spent and invested locally. To minimize seepage, this Plan
recommends supporting and expanding De Soto businesses. The recent public and private
development and improvements has created positive momentum that will increase the confidence
to invest. Additionally, there are several opportunities highlighted in this Plan that places De Soto
Economic Development Goal:
2007 Plan:
• Provide for the location and expansion of shopping and business establishments distributed
throughout the community.
• Develop strategies for revitalizing Downtown De Soto and preserving the community core as
a unique district within the community.
• Encourage development in the City of De Soto in an orderly and efficient pattern, providing
services for growth in a fiscally responsible manner.
• Provide sufficient opportunities for non-residential develop at locations with suitable access,
adequate community facilities and without serious environmental or land use limitations.
Proposed: Expand, diversify and strengthen De Soto’s economic base by supporting local
businesses and recruiting family-friendly businesses that reflect market-based demands while
also catering to the current and future needs of the City’s residents.
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in a position of prominence to build upon this momentum. City officials should seize these
opportunities and support the following economic development goal and recommended
implementation strategies.
Economic Development Objectives & Implementation Strategies
The following objectives and implementation strategies create an actionable program directed at
improving De Soto’s business climate. The economic development recommendations advocate
promotion, collaboration and other place-based strategies such as targeting De Soto’s locational
strengths and the following economic development objectives and implementation strategies.
1. Promote economic diversification that facilitates long term economic stability and
reduces the City’s economic dependence on a few industries and/or revenue sources.
The City should target the following prospective businesses in future economic development
efforts:
a. Businesses that support other local businesses by sharing their customer base (cross
selling), providing jobs well-suited to the local work force (cross training) and creating
synergies that strengthen the local economy.
b. Housing, medical, retail and commercial service providers who cater to the needs of De
Soto’s seniors. As the population ages, the percentage of income spent on housing
related costs and medical expenses will increase. The housing, medical (eye doctor,
dentists, etc.) and retail industries that provide the aforementioned services will benefit
from the increased demand created by the Baby Boom Generation. The City should
encourage the development of these markets and service delivery sectors.
c. Businesses and uses supported by the De Soto community. Participants of the public
engagement activities expressed support for the following businesses; an internet café,
craft food/beverage restaurants, craft food and beverage suppliers, boutique shops,
quality clothing, a bakery, sit-down restaurants and other establishments that provide a
place for people to gather, shop, work and linger. This Plan recommends the City facilitate
future reinvestment efforts that promote economically sustainable and locally supportable
businesses and industry.
d. Continue to evaluate current market demands and the latest retail, commercial and real
estate trends to identify businesses that fill a unique niche and/or cater to the future needs
and lifestyles of the City’s resident population. Prospective businesses of tomorrow may
not exist today, so continued research and evaluation is recommended.
2. Expand Arts, Entertainment, Education and Medical Offerings: Seek out and facilitate
the creation of more entertainment offerings such as outside theatre, concerts, and community
events; providing educational opportunities; promoting retail, farmers markets, and promoting
healthcare choices.
3. Promote De Soto & its Businesses. Develop an integrated approach towards promoting De
Soto’s businesses, neighborhoods and services. Consider adapting Apple’s 3-prong
Marketing Philosophy to the City’s promotional efforts. Apple’s philosophy consists of;
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a. Empathy - making a personal connection. According to the Apple Marketing
Philosophy, empathy is an intimate connection with the feelings of the customer. Based
on this model, De Soto leaders are urged to listen intentionally to the needs of business
leaders and residents to better understand their needs.
b. Focus - listening to and commanding an understanding of the problem. Focus calls
for the appointment of an advocate or a dedicated professional (Planner, Economic
Development Specialist, etc.) to closely work with the business community to address their
specific needs.
c. Impute- casting an aura over your product or service (i.e. brand, celebrate, mark).
The last, but equally important principle, impute is based on the belief that people form an
opinion about a place, company, or product based on the signals that it conveys. People
are judgmental. Therefore, first impressions are very important. This Plan recommends
De Soto officials work with business leaders in imputing beauty into the places and spaces
that define De Soto. Key attention should be placed on the main entryways into town,
highly visible areas and destinations that serve as first impressions of De Soto. Keeping
buildings maintained, picking up litter, making storefronts aesthetically pleasing are placebased strategies that can create vitality and increase the frequency and duration of
customer visits and the amount spent per visit.
4. Develop Strategic Partnerships. Continue to support and encourage the development of
organizations and partnerships that promote economic development and professional
relationship building by implementing the following strategies:
a. The City should continue working with the De Soto Chamber of Commerce on economic
development responsibilities by appointing someone to: 1) serve as ambassador for De
Soto, 2) take a leadership role coordinating funding, and 3) facilitate the implementation of
the recommendations contained in this Section.
b. Continue forging partnerships with Johnson County, MARC, and local businesses to obtain
grants, grow the local tax base and build the confidence to invest in opportunities that
sustain and support a strong local economy.
c. Conduct listening sessions with existing De Soto businesses and prospective businesses
to identify needs, future business plans, mutual strengths, shared goals and challenges.
5. Review and update Codes: Identify any potential zoning regulations, procedures or other
permitting obstacles that may hinder prospective development or other economic
opportunities. If regulations are not serving their intended purpose or required by law, consider
eliminating them or replacing them with regulations that better align with the vision, goals and
objectives of this Plan.
6. Market Underutilized Sites: Encourage property owners to work with professional brokers
to advertise vacant buildings and underutilized sites in industry publications and on the City's
website. Make sure local commercial realtors are knowledgeable of the land and buildings
available in De Soto by forging relationships with local brokers and developers.
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7. Incentivize Development: The use of financial incentives is necessary to continue to grow
and broaden De Soto’s economic base. Therefore, City officials should continue the strategic
use of development incentives to attract new businesses and industry to De Soto. The use
of incentives and the level of support provided to each should be based on the amount of new
private investment and/or the number of new jobs created in De Soto. This Plan recommends
the City consider the following incentives:
a. Waiving or discounting permit fees.
b. Assisting with infrastructure costs.
c. Property exchanges.
d. Establishing non-profit development corporations to help companies with the cost of
land; and/or property tax abatement.
e. Utilizing De Soto’s the use of Neighborhood Improvement Districts (NIDs), Community
Improvement Districts (CIDs), Transportation Improvement Districts (TIDs) and/or
other place-based economic development tools, such as economic development sales
tax, to help pay for public improvements and infrastructure and spur economic growth.
f.

Assisting with the planning, funding and permitting of local business expansions and
the relocation of businesses to De Soto.

g. Promoting and raising awareness of varies taxing districts, low interest loans, grants
and technical assistance programs.
8. Promote a “Buy De Soto First” Campaign: Seepage/Leakage is a serious problem for the
local economy. Local businesses cannot survive if residents do not support them. This Plan
recommends creating a “Buy De Soto First” program that offers incentives for supporting local
businesses.
9.

Power of 10. Support a mix of residential, retail and commercial services in the City’s Historic
Downtown by utilizing the “Power of 10”. The “Power of 10” was created by the Project for
Public Spaces (PPS) to transform sterile urban spaces into thriving community assets by
providing at least ten (10) things to do. The frequency and duration people visit a place is
based on their experiences there. Places that evoke positive experiences attract people. The
best way to attract people is through the presence of other people. The Power of 10 is based
on this concept. The addition of (phone) charging stations, art, media kiosks, music, fountains,
vendors, food trucks, shaded benches and landscaping are recommended to create the
Power of 10 in the City’s Historic Downtown.

10. Seek Out Programs and Funding. Work with MARC and Johnson County to keep up on the
latest local, state and federal programs, low interest loans, grants, technical assistance, and
cost-sharing opportunities. Pursue grants and financing assistance to provide the necessary
resources, information and technical assistance for new business start-ups, entrepreneurs,
and existing businesses. Applicable programs include, but are not limited to:
a. Innovation Growth Program Formerly Kansas Technology Enterprise Corp. (KTEC):
This program assists Kansas entrepreneurs and technology companies by providing
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intellectual property, technical expertise, research and other services designed to help
new and existing technology companies grow and succeed. The program was created on
July 1, 2011, as a partnership between the Kansas Department of Commerce and the
statewide network of organizations that were part of the network formerly operated by
KTEC. While the program exists to help entrepreneurs and companies, its ultimate goal is
to bring new technology jobs to Kansas. Contact: Kansas Department of Commerce.
b. Economic Development Grants: This program provides loans to cities like De Soto for
gap financing for private businesses that create or retain permanent jobs. Eligible activities
include infrastructure, land acquisition, fixed assets and working capital. Grants are made
to cities, which then loan funds to developing businesses. Repaid funds are returned to
the state revolving loan fund. Funds may also be used for infrastructure on a loan/grant
basis. The funding ceiling is $35,000 per job created or retained with a maximum of
$750,000. Matching funds are required. Contact: Kansas Department of Commerce.
a. Kansas Partnership Fund: The Kansas Partnership Fund is a program to provide lowinterest state funds to cities and counties for infrastructure improvements that support
Kansas basic enterprises. Partnership Fund loans are designed to assist city and county
governments in their efforts to attract new businesses and expand existing businesses.
Eligible projects may include the construction, reconstruction, rehabilitation, alteration,
expansion or improvement of public facilities including, but not limited to roads, streets,
highways, storm drains, water supply and treatment facilities, water distribution lines,
waste water collection lines and any related improvements. These improvements must
directly lead to the creation of new jobs in Kansas basic enterprises. Contact: Kansas
Department of Commerce.
b. Angel Investment Credit Program: The Kansas Angel Investors Tax Credit (KAITC)
Program helps launch innovative start-ups by bringing together accredited angel investors
with qualified Kansas companies seeking seed and early stage investment. Contact:
Kansas Department of Commerce.
c. Small Business LLC Tax Break: Kansas law allows self-employed people, family-owned
operations, partnerships, and limited liability companies a reduction in the State’s incometax which, according to the State, the tax break gives small business owners an extra
boost to grow their business.
IMPLEMENTATION PERFORMANCE MEASURES
The following performance measures are recommended to help track the progress of the
recommended economic development goals, objectives and implementation strategies.
1. Track private, semi-private and public investments made to local businesses, public spaces
and corridors that promote economic development.
2. Track any amendments made to De Soto’s ordinances, procedures, licenses, or fees that
were adopted for the purpose of promoting businesses development.
3. Track the number of meetings with prospective businesses where economic development or
the promotion of De Soto was discussed.
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4. Identify the square footage of vacant commercial space and track the percentage of vacant
spaces occupied annually to compare pre-Plan and post-Plan occupancy rates.
5. Track the amount of money and/or service hours (volunteer, billable, or in-kind) devoted to
promoting De Soto’s commercial sites or businesses.
6. Track the success (i.e. number of employees and other accessible financial indicators) of De
Soto’s businesses to demonstrate the annual performance and compare to pre-Plan data, if
available.
7. Following the principles of the Power of 10, identify 10 things to do in Downtown De Soto as
well as at other public spaces both before and after recommended improvements.
Section 3.5
HOUSING & NEIGHBORHOOD STABILITY
Residents believe De Soto has a decent housing stock and excellent schools, public services,
and parks. Neighborhood stability and code enforcement efforts that make De Soto’s
neighborhoods safe, clean and connected are top priorities according to the community
stakeholders. There is also a consensus that De Soto needs more housing for first time
homebuyers and seniors. The following goal, objectives and implementation strategies are
recommended to promote housing and neighborhood stability.
Housing & Neighborhood Stability Goal:
2007 Plan: Provide a reasonable variety of housing choices while maintaining De Soto’s
character.
Proposed: Provide safe and quality housing for all residents of De Soto by promoting
reinvestment in existing neighborhoods and encouraging well-planned new residential
development opportunities to accommodate future growth and create a diverse, self-renewing
housing stock.
Housing & Neighborhood Stability Objectives & Implementation Strategies
1. Develop & Nurture Neighborhood Groups: Provide meeting space, technical assistance
and access to information for neighborhood groups and trustees. Promote the development
of neighborhood groups where they currently do not exist and provide them with the
aforementioned information and services. Empower neighborhood groups to conduct
quarterly block parties, such as National Night Out, with police officers, elected officials, De
Soto staff and other neighborhoods. The intent of these gatherings is to share information
about community policing (such as neighborhood watch programs), property maintenance,
neighborhood beautification and to get to know each other.
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2. Promote Healthy, Active and Connected Neighborhoods: Promote and support the
installation of street lights, sidewalks, and bike paths connecting De Soto’s neighborhoods,
parks, schools and other destinations.
3. Preserve Neighborhood Character: Prevent blight and preserve the character and stability
of existing neighborhoods through appropriate zoning, code enforcement and redevelopment
projects.
a. Continue code enforcement efforts to prevent property deterioration and to protect property
values. Develop and initiate effective code enforcement procedures, as needed, to improve
the safety and appearance of properties.
b. Create procedures, such as “Hot Docket”, to expedite the prosecution of repeat offenders
or any properties or structures that present a danger to De Soto residents.
c. Relate the size (height and bulk) and proportions of new structures to the scale of adjacent
buildings. Avoid buildings that violate the existing scale of adjacent structures with regard
to height, width, or massing.
4. Reinstitute Housing Inspections: There is support for enhanced code enforcement,
including higher standards for maintenance, inspections and compliance for income producing
rental properties. This Plan recommends implementing voluntary housing code inspections
to minimize life-safety hazards and require mandatory inspections for rental / income
generating homes, including Airbnb, VRBO, etc.
5. Address Absentee Landlord Issues: Address absentee landlord issues by deploying
immediate and on-going code enforcement efforts and updating the Municipal Code, as
needed, to regulate problem rental properties to the extent permitted by law.
6. Promote the Concept of Aging-in-Place: Promote the development of a variety of housing
types that serve each stage of the life-cycle and offer housing opportunities to a wide variety
of socioeconomic groups. De Soto’s housing stock should provide a good supply of housing
types ranging from small starter homes for those just entering the workforce to large custom
homes for corporate executives. This plan recommends diversifying the City’s housing stock
as follows:
a. Promote new residential development that fulfills unmet market demands for entry-level
home/first time home buyers in the $150,000-$200,000 range and the latest housing types
including villas, senior housing, and garden apartments.
b. Promote the development of condos and villas which provide alternative home ownership
options without burdening homeowners with maintenance and yard work.
c. Promote the development of market-driven estate-style homes on large lots.
d. Promote the development of a high-end garden apartment project that specifically targets
home-based employees, Millennials and Baby Boomers. This is a new tenant sector known
as “renter-by-choice” tenants and characterized by the fact they could afford a mortgage,
but due to lifestyle and/or career choices choose to rent. The recommended apartment
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project should provide professional landscaped areas, private and public outdoor areas,
quality, low maintenance exterior building materials and buffering/screening to separate
from any adjacent single family uses or land zoned for single family use.
e. Promote the removal or redevelopment of isolated mobile homes and clusters of
dilapidated housing with market-rate, stick-built single family homes.
7. Preserve De Soto’s Small Town Qualities: Promote efforts to preserve the qualities that
have made De Soto an attractive small town and encourage future development and
preservation that makes the City more attractive to those who desire to live in a family-friendly,
attractive and active small town environment. These qualities include tree-lined streets,
sidewalks, trails, wooded open space, safe, natural parks an in-tact historic downtown and
clusters of commercial development that provide for the comfort and convenience of De Soto’s
residents.
8. Seek Out Programs and Funding for Neighborhood Beautification and Stabilization.
Pursue grants and financing assistance, such as the Community Development Block Grant
(CDBG) program, to preserve and enhance local parks, open space and other public spaces
as well as home repairs and maintenance. Target the needs of elderly and lower-income
homeowners as they need assistance the most.
9. Identify Housing Solutions for Low Income Households: Help connect low income
households with groups and resources that provide affordable housing assistance, including
but not limited to:
a. Rebuilding Together: Rebuilding Together is the nation's leading nonprofit organization
working to promote affordable homeownership and revitalize neighborhoods by providing
home repair and renovation services free of charge to those in need. The program strives
to ensure low income homeowners are safe, comfortable and dry.
b. Habitat for Humanity Kansas: Habitat for Humanity of Kansas is dedicated to eliminating
substandard housing locally and worldwide through its affiliates in constructing,
rehabilitating and preserving homes.
c. Individual Development Account Tax Credit Program (IDA): The Individual Development
Account (IDA) program is an asset-building strategy established to promote selfsufficiency through asset-development for low-income Kansans in a matched-savings
program. It offers a variety of services to assist individuals and families including rental
assistance for income eligible families seeking housing. The tax credits help leverage
donations that serve as a match for individual savings in a development account. Savings
accrued in IDAs will be used for home ownership, residence repairs, business
capitalization and post-secondary education. Contact: Kansas Department of Commerce.
d. Housing Rehabilitation Program: Low-to-moderate income communities can apply for
grants to improve housing and rehabilitate and retrofit properties. Before a community
considers a housing grants they MUST complete a Housing Assessment Tool (HAT) to
determine their needs and are encouraged to attend a Housing Interagency Advisory
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Committee meeting. A non-entitlement unit of local government can apply for a maximum
of $450,000 in grant funds to improve the homes of its low-to-moderate income residents
of owner occupied single family housing units. Grants provide residents with safe and
sanitary living conditions and help to stabilize low to moderate income neighborhoods and
affordable housing in the community. Contact: Kansas Department of Commerce.
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The following performance measures are recommended to help monitor the progress of the
recommended housing & neighborhood stability goals, objectives and implementation strategies.
1. Track the number of housing units constructed annually and compare with pre-plan annual
new housing starts.
2. Track major private investments made to homes (remodels, room additions, etc.) completed
after the adoption of this Plan and compare with pre-plan redevelopment investments. Track
the number of code violations corrected, estimated investment in dollars and number of
dilapidated homes renovated and/or mobile homes removed.
3. Track the number of citations written and other crime statistics in De Soto’s neighborhoods
and compare with pre-plan citations and statistics.
4. Track the number of residents and families moving into De Soto.
5. Track the number of neighborhood events, number of participants and number of community
organizations/neighborhood groups formed.
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Section 3.6
QUALITY OF LIFE
There is a consensus among the participants of the public engagement process that maintaining
De Soto’s single-family neighborhoods, exceptional schools, parks, and public services would
have the most positive impact on the quality of life in De Soto. According to the 2017 Strategic
Plan, De Soto’s status and perception within in the region and state plays an important role in our
ability to pursue economic development and quality of life goals. The following goal, objectives
and implementation strategies are recommended to preserve the quality of life for De Soto
residents.

Quality of Life Goal:
2017 Strategic Plan (Image Vision): We envision a future De Soto is a recognized name in
the metro area that evokes positive perceptions as a forward thinking, professional, clean, and
respected community whose residents and business leaders are prideful about the community,
and are kept informed and engaged on civic matters.
2017 Strategic Plan (Amenities Vision): We envision a time when public investment,
community partnering, and careful planning culminate in a community with a diverse array of
recreational opportunities, and where retail offerings and civic events are an integral part of a
connected and engaged community.
2007 Plan:
• Maintain and improve the image and appearance of De Soto for the benefit of city residents
as well as outsiders to the community.
• Ensure City Staff are qualified and well-trained to proactively address public services, and
implement planning strategies.
• Provide high quality public services based on the community’s priorities and willingness to
support projected programs.
• Maintain and improve the image and appearance of De Soto for the benefit of city residents
as well as outsiders to the community
2018 Proposed A: Encourage future public and private investment that promotes healthy,
active lifestyles, social equity, community beautification and preserves De Soto’s quiet, family
friendly atmosphere.
2018 Proposed B: Synthesize public investment, community partnering, and careful planning
to create a community with a diverse array of recreational opportunities, retail offerings and
civic events that play an integral role in connecting and engaging a culturally rich De Soto.
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According to the City’s 2007 Comprehensive Plan, the desire to maintain and project a small town
atmosphere within Johnson County was a top priority. Participants identified a desire to preserve
views, resources and geography, reinvest in existing neighborhoods, and improve the
impressions of the City on residents and visitors. This is consistent with the wishes and desires
of the participants of the 2018 Comprehensive Plan public engagement process. The following
objectives and implementation strategies are provided to help maintain and protect De Soto’s
quality of life.
1. Promote Cultural and Social Equity: Continue to partner with the school districts, churches,
civic organizations, and private businesses to improve the utilization of existing facilities and
create more Hispanic programs and opportunities to integrate the City’s Hispanic families with
each other as well as with the entire population of De Soto in general. This can be
accomplished by building upon sports programs (that are already popular among Hispanic
children to include sports) and other recreational programs events. This Plan also
recommends the creation of new organizations focused on integrating and highlighting the
City’s rich cultural diversity and tailored to appeal to De Soto’s teens, young adults, seniors
and all income levels
2. Hype up the Vibe. Encourage the creation of interesting and appealing shopping areas,
workplaces, neighborhoods, housing options and recreational environments that promote
vitality, diversity and active lifestyles. The objective is to create and promote the qualities that
attract talented professionals, high-income earners, savoy consumers and quality salaried
jobs. The following implementation strategies are recommended to help shine a positive light
on De Soto.
a. Promote De Soto as a fun, convenient and affordable place to live that delivers big
adventure and lifelong opportunities to its residents.
b. Beautifying major transportation corridors and entryways.
c. Planning for and providing trails connecting to the City’s parks, schools, and the Kaw River
and other multi-modal transportation options that increase safety, mobility and provide
options for the City’s driverless residents.
d. Create a brochure promoting De Soto’s strengths. Include the brochure with a personalized
cover letter in strategic mailings to prospective businesses and distribute the brochure
during economic development meetings, conferences, and roundtable discussions
e. Using the internet and social media as a tool to promote De Soto by leveraging the
community’s strengths, advertising seasonal events, and making a connection with existing
and future residents.
f. Promote the City's workforce, central location and highway accessibility to help attract new
industry and encourage the expansion of existing industry.
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3. Planning & Partnering: (2017) Maintain and improve existing infrastructure and programs
and broaden the scope and scale of De Soto’s recreational and retail offerings through
effective planning, cooperation with partners, and community engagement.
4. Amenities: According to the 2017 Strategic Plan, “a community’s amenities are crucial to
quality of life, and often a deciding factor when a family or business decides to relocate”. This
Plan recommends the City encourage public and private investment in amenities that make
De Soto a better, cleaner, safer and more aesthetically pleasing place.
5. Keep the Cost of Living Affordable: Continue providing a wide range of quality, affordable
public services and governance that is inclusive, responsive, accountable, and in the best
interest of the people. Police/sheriff, fire, water, sewer, parks and other public services are
currently very good, the intent of this Plan is to maintain the current level of service and expand
only as needed to accommodate growth. The cost of expanding said public services should
be passed onto the newly annexed areas and developers rather than paid for by existing
residents.
6. Invoke Pride: As advocated by the 2017 Strategic Plan, this Plan recommends the
community promote and expand upon the characteristics that make De Soto a forward
thinking, professional, clean, and respected community whose residents and business leaders
are prideful about the community, and are kept informed and engaged on civic matters.
7. Maintain & Enhance Parks & Recreation: Continue to maintain and enhance the City’s
parks and recreation system to promote healthy, active lifestyles. This includes making
improvements, as needed, to keep pace with the latest trends in parks and recreational
services and facilitates, acquiring additional parkland, preserving open space and the
establishment of trails and recreational areas as needed to serve the City’s growing resident
population- with the costs passed onto the residents and/or developers of the newly developed
areas.
8. Create a Comprehensive Trail System: This Plan recommends working with MARC,
Johnson County and other local, state and federal agencies to assist with the creation of a
comprehensive trail system. City officials should start by meeting with local land owners to
determine the best locations for future trail sections and initiate the acquisition of land, right
of way, or easements needed to support the trail system. The proposed trail system should
be carefully planned to generally follow the routes designated on the Future Land Use Map.
All trail improvements should meet ADA guidelines, promote the objectives of Complete
Streets and address other requirements necessary to make the comprehensive trail system
eligible for public funding.
9. Branding: According to the 2017 Strategic Plan, public communications, branding, and
marketing all play an important role in advancing a positive image for De Soto. This Plan
recommends the City encourage the promotion and restoration of De Soto’s economic health,
community pride and quality of life by “branding” the City. In 2004 and 2005 the De Soto
Economic Development Council and Chamber performed an in-depth Community Marketing
Plan that was aimed to establish a unified “core message”, or “position” for the community.
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This core message was used as a basis to develop a marketing and promotion strategy and
a slogan. The results and recommendations of the Community Marketing Plan and
community feedback collected during the preparation of this Plan influenced the proposed
branding slogan. The Core Message recommended by the Community Marketing Plan reads
as follows:
“To our target audiences, De Soto is the unique, centrally located community that
nurtures a supportive lifestyle in which to create positive connections”
The Slogan from the 2004 marketing effort reads as follows:
“De Soto Kansas…Come build your life with us”.
Although the marketing effort was a success, and did result in a redesign of the City’s logo, the
slogan was never formally adopted by the Governing Body or included in any of our marketing
material. Upon review and consideration of the 2004 effort, it is clear that many of the underlying
conditions are still relevant and applicable today. The slogan was viewed favorably during public
input, with a slight modification. The proposed De Soto Slogan was shorted to read as follows:
“Build your life with us”
This Plan recommends expressing De Soto’s hometown feel and small town family-friendly
atmosphere and desire to grow residentially by revising the Slogan to read:
“Come home to De Soto and build your life with us”
IMPLEMENTATION PERFORMANCE MEASURES
The following performance measures are recommended to help track the implementation of the
recommended quality of life goals, objectives and strategies.
1. Track the amount of money and/or service hours (volunteer, billable or in-kind) devoted to
promoting the quality of life in De Soto.
2. Track major private and semi-private investments made to businesses, churches, schools and
neighborhoods that promote the quality of life in De Soto.
3. Track the linear feet of sidewalks, paths, or bike lanes installed or improved and estimated
dollar amount invested on said improvements.
4. Track any adjustments in the cost of utilities and document any rate increases as well as any
improvements made to public services available to De Soto residents and business owners.
Provide comparisons to rates of surrounding and/or comparable communities.
5. Document the results of any branding efforts and the estimated number of individuals who
view the information daily, annually, etc.
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Section 3.7
TRANSPORTATION
Connecting residential neighborhoods, schools, parks, neighborhoods, and other key destinations
is important to the De Soto community and a major focus of this Plan. City officials are urged to
work closely with KDOT, MARC and Johnson County to identify deficiencies, provide solutions
and obtain funding for future transportation enhancements. This Plan recommends taking a
holistic approach to future transportation planning by considering land use, transportation,
economic development, environmental quality and community aesthetics in all transportation
decisions to ensure planned improvements meet today’s needs without compromising the ability
to address the needs of future generations. The following goal, objectives and implementation
strategies are recommended to provide for current and future transportation needs.

Transportation Goal:
2007 Plan: Provide a complete transportation network that serves the vehicular and pedestrian
circulations needs of the City.
2018 Proposed: Maintain a safe and efficient transportation system that provides the
necessary improvements to accommodate future traffic volumes, generate economic vitality,
and provide connections for pedestrians and bikes.

Transportation Objectives and Implementation Strategies
1. Ensure the existing transportation network is properly maintained and upgraded to
functionally provide safe, fluid traffic flow, improve economic development potential
and minimize congestion.
a. K-10 Highway & Lexington Avenue: This area needs to be closely monitored to ensure it
provides the necessary level of services (LOS) to carry the existing and projected traffic
volume safely and efficiently. This intersection carries the highest traffic volumes in De
Soto, therefore the safety and functional capacity of this intersection is critical to the future
safety and economic stability.
b. Ongoing Maintenance: Continue to repair potholes, curbs/gutters and provide ongoing
resurfacing and road replacement at scheduled intervals.
c. Continue the Installation and Repair of Sidewalks City-wide. Continue to seek funding,
right-of-way and construction assistance to facilitate the installation of new sidewalks and
the rehabilitation of old sidewalks. Make it a priority to provide sidewalks and paths to
connect De Soto’s schools, neighborhoods and parks in accordance with the Future Land
Use Plan.
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2. Encourage the beautification of key nodes and entryways into De Soto

3

a. Gateways: Utilize public/private partnerships to implement gateway features whereby
private industries may incorporate corporate logos, etc. within the gateway improvements
in exchange for sharing in the costs of the gateway features including installation and
maintenance. Gateway features are recommended at key entryways leading into De Soto
and at major intersections within the City limits.
b. Lighting: The use of direct and indirect lighting and other signage/branding elements
should be incorporated within the recommended gateway locations.
c. Art and Aesthetics: A prominent feature, such as a statue of Hernando de Soto the
explorer or Shawnee John Possum that recognizes and commemorates the City’s early
Hispanic and native cultural ties is recommended. Other prominent features or sculptures
should be considered along with monumentations, fountains and professional
landscaping, are also recommended at key focal point(s) within De Soto, including the
recommended gateway locations shown on Future Land Use Plan and discussed in
Chapter 4.
3. Promote and Coordinate Streetscape Improvements: Beautify major transportation
corridors through the implementation of Complete Street initiatives funded in part by related
grants and technical assistance. The following improvements will help make De Soto’s
commercial areas safer and more accessible, attractive, desirable and profitable:
a. Make Downtown De Soto a walkable, vibrant, outdoor shopping, eating, and entertainment
district.
b. Install outdoor furniture, landscaping, planters, banners and improve lighting and
sidewalks to improve the safety, comfort and aesthetics of De Soto’s commercial areas.
c. Extend the recommended streetscape improvements into the adjacent residential
neighborhoods to improve safety, access and increase pedestrian activity along the
Lexington Avenue and Kill Creek corridors.
d. Support future investment in the safety, appearance and upgrades to De Soto’s existing
pathway along Lexington Avenue and new pedestrian connections recommended along
Kill Creek and other areas as recommended in this Plan.
4. Partnership. Continue working with State, MARC, Johnson County and regional partners to
take advantage of any funding or other programs that would make it feasible to improve De
Soto’s transportation network.
5. Upgrade Streets: Require new development and major redevelopment projects to install new
streets and/or improve existing streets to the latest standards and in accordance with the
Complete Streets principles.
6. Sidewalks: All new streets should have sidewalks, trees and street lights as approved by the
City’s codes.
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7. Curb & Gutter: All new streets should have curb and gutters or as required by the City’s
codes.
8. Comprehensive Bike-Ped Trail System: Facilitate the implementation of a comprehensive
bike and pedestrian trail system to better connect the City’s schools, neighborhoods, parks,
commercial districts, and employment centers.
9. Improve Signage / Way-finding: Improve signage and way-finding by developing a
consistent signage theme using the City logo to help “brand” De Soto and inform people of
the City’s attractions and guide them to these places. Develop sign regulations to minimize
visual clutter and require professional signage.
IMPLEMENTATION PERFORMANCE MEASURES
The following performance measures are recommended to help track the implementation of the
recommended transportation goals, objectives and strategies.
1. Itemize all road improvements by type and track the amount spent on each road project as
well as the source(s) of money.
2. Track major private and semi-private investments made to beautify gateways into De Soto
as well as any streetscape improvements that promote the quality of life in De Soto.
3. Track the linear feet of new sidewalks installed, dilapidated sidewalks replaced, street trees
planted, street lights installed, bike lanes created, shoulders improved and other
improvements following Complete Street standards and recommendations.

2018 City of De Soto, KS Comprehensive Plan Update

21

Chapter

City of De Soto, Kansas
2019 Comprehensive Plan Update

Chapter 3: Vision, Goals & Objectives

3

Section 3.8
PUBLIC SERVICES, UTILITIES & INFRASTRUCTURE
Public utilities and infrastructure such as roads, water, sewer, electric, code enforcement, fire
protection, police, parks and other community services are provided to De Soto residents directly
by the City of De Soto, through the private sector, or through other governmental agencies.
According to feedback from the public engagement process, the community is satisfied with
existing utilities and public services. When survey respondents were asked if they; “were pleased
with De Soto’s public services”, 86% of respondents replied “YES”, however, most community
members also stated a desire for more sidewalks and bike paths along the main roads and
interconnecting De Soto’s neighborhoods, parks and schools. Additionally, De Soto’s public
infrastructure is aging and will require incremental updates and ongoing maintenance to avoid
costly emergency replacements and associated repairs. The following goal, objectives and
implementation strategies should be considered when preparing De Soto’s Capital Improvement
Plan (CIP) and making decisions regarding future public service, utility and infrastructure
improvements.
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Public Services, Utilities & Infrastructure Goal:

3

2007:
• Provide utilities and infrastructure in a fiscally responsible manner to encourage efficient
development and cost-effective development patterns.
• Nurture a cooperative environment with other jurisdictions in Johnson County.
• Ensure City Staff are qualified and well-trained to proactively address public services, and
implement planning strategies.
• Provide high quality public services based on the community’s priorities and willingness to
support projected programs.
• Promote public participation in the planning process and increase public awareness of
development issues and regulation.
2017: Infrastructure Vision: Planning for the long-term viability of the City’s utility infrastructure,
particularly water, sewer, communications, and energy is critical for economic vitality and quality
of life. We visualize De Soto with efficient infrastructure systems including streets, water, sewer,
internet, power, and utilities that are capable of serving existing population and businesses and
supporting future growth which is needed to keep utility rates low. For this reason, the City desires
to expand our service territories and to serve as many residents, businesses, and industries as
possible.
Proposed 2018: Preserve and improve upon the quality, affordability and capacity of the City’s
public utilities, services and infrastructure to ensure current and future needs of De Soto’s
growing, prospering population are met.
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Public Services, Utilities & Infrastructure Objectives and Implementation Strategies

1. Provide Sanitary Services within the City’s Current Limits: Provide sewer service to areas
already in the City to facilitate infill developments, specifically along the 95th Street corridor
where commercial opportunities exist.
2. Provide Services to the City’s Growth Areas: Provide services to the Sunflower Property
and investigate the feasibility to install sewer extensions to targeted growth areas in the
eastern portions of the City. (SP)
3. Street Maintenance: Provide adequate resources towards street maintenance and the
enhancement of existing deteriorating streets, curbs, and sidewalks. (SP)
4. Future Investments in Pedestrian & Bike Accessibility: Facilitate the implementation of
new sidewalks, trails, and pedestrian access amenities.
5. Growth Requires Partnerships: Collaborate with service providers to plan adequately for
growth. For example, broadband internet access has been identified as an area where De
Soto falls behind our neighboring Johnson County communities, and is viewed as a
disadvantage to economic development. Therefore, working with broadband suppliers,
developers and landowners to support future development is recommended. (SP)
6. Business Stability & Affordable Public Services Requires Growth: There is a recognition
that residential growth, in particular, is needed in order to support the types of commercial
opportunities that will increase the livability of the community. Additionally, lowering the cost
of services like road maintenance, water and sewer utilities, and administrative governmental
services relies on increasing the taxing base and the number of patrons served by City utilities.
Therefore, this Plan recommends well-planned residential growth and reinvestment in the
City’s existing residential area. (SP)
7. Code Enforcement: Continue supporting fair, consistent and ongoing code enforcement and
zoning administration duties to enforce De Soto’s Ordinances and implement the goals and
objectives of this Plan.
a. Become more proactive in enforcing the City’s existing property maintenance and
nuisance ordinances, to enhance aesthetics, particularly along major corridors throughout
town, in and around the historic downtown and any areas that are unsightly or include
conditions associated with blight.
b. Consider the development of an expedited prosecution process and placing repeat
offenders on a “hot docket” to improve compliance issues, to the extent permitted by law,
on sites that have been determined to pose threats to the health, safety and welfare of the
City.
c. Highlight at least one code compliance success story each year in the and/or on the City’s
website.
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d. Landlord registration- Develop and institute a registration requirement for all rental /
income generating residential properties that requires the name and contact information
for all owners or rental property in town.
8. Communication: Restructure communication efforts to include a multifaceted approach
involving print, social media, and other forms of electronic communication that helps connect
the community to the workings of local government and offers opportunities for public
feedback and input.
9. Recreation Programming: Improve and expand upon De Soto’s existing recreation
programming and provide options for citizens of all ages including pre-school, youth, adult,
and seniors, all nationalities and all income levels.
a. Improve Existing Park: Seek funding and resources to provide upgrades to existing parks,
such as the construction of new soccer fields, the construction of new, permanent comfort
stations, bike-ped pathways, and other recommended park and recreation improvements
provided herein.
b.

Park Decision Makers: Redefine the role of the Park Board to take a more active role in
the process and provide the leadership and resources needed by the Parks Department
necessary to incrementally provide the improvements recommended herein.

10. Incremental Improvements: This Plan recommends the City provide continued investment
in the City’s infrastructure and services (water, sewer, electric, internet, gas and
telecommunications) to ensure quality, affordable utilities to serve De Soto’s present and
future needs. Incremental upgrades to the City’s aging infrastructure are recommended to
avoid costly one-time expenditures and allow the City to spread the costs out over several
years.
a. Plan for and perform incremental replacement of old sanitary lines and routine
maintenance to the City’s water treatment and storage facilities to meet current and future
regulations.
b. Provide annual evaluations of the City’s park and recreation services, public safety, public
transportation, code enforcement and sewer services to ensure they meet the needs of
the community.
11. Administration: Provide all departments with adequate staff and the latest computers,
printers, communication devices and software needed to continue providing excellent public
services.
12. Emergency Preparedness: Develop, adopt and annually review and update an emergency
preparedness manual, co-authored by each department head including top police and fire
officials.
13. Future Capital Improvements: Concentrate capital investments into areas that are
contiguous to currently developed land and within De Soto’s service delivery limits.
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14. Financing New Infrastructure: Initiate development agreements that help pay for the direct
and indirect costs of new infrastructure development and continue to plan and budget for nearterm capital improvements.
15. Economic Development Position: Hire or train existing staff to serve as economic
development liaison to retain and recruit businesses and jobs to De Soto, strengthen the local
economy and serve as De Soto’s “ambassador” to local, regional, state and national markets.
The individual should be responsible for seeking available resources, grant writing and taking
a proactive role working with county, state and federal representatives to take advantage of
financing opportunities and other available resources.
16. Public Funding: This plan recommends the City pursue grants and low-interest loans to help
cover the costs of future utility and infrastructure improvements. Become strategic partners
with MARC, Johnson County and other public agencies that provide programs that offer
funding, technical assistance and other resources to support public infrastructure and the
provision of public services and utilities
IMPLEMENTATION PERFORMANCE MEASURES
The following performance measures are recommended to help track the progress of the
implementation of the recommended Community Services & Public Facilities Goals and
Objectives.
1. Track the number of code violations prosecuted as well as corrected annually. Summarize
the infractions by type and identify repeat offenders.
2. Track the dollar amount spent on public roads and infrastructure and quantify the
improvements (i.e. linear feet of curb, miles of road resurfaced, number of street signs
replaced, etc.).
3. Track the number of grant applications submitted and the amount awarded from any
successful applications.
4. Track the linear feet of utility lines replaced, repaired or retrofitted and any facilities or
equipment replaced, improved, or retrofitted. Track annual improvements to the City’s
parks and recreational facilities, public safety services or equipment and administrative
services or facilities.
Section 3.9
FUTURE DEVELOPMENT AND ANNEXATION
In order to retain De Soto’s family-friendly, small town atmosphere the City must grow its
economic base by attracting more businesses and residents. Since the community is not willing
to pay more taxes, De Soto needs to focus on future development and growth that expands and
diversifies its economic base and sources of revenue. This requires expanding De Soto’s housing
stock (to support retail and commercial services) and annexing properties that provide new
economic opportunities. Officials must carefully consider future growth. Future annexations or
growth that compromises De Soto’s ability to provide quality, affordable services should be
avoided. The following future land use goal and objectives are recommended to help create an
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environment ripe for economic growth while protecting the quality of life and family-friendly, small
town atmosphere De Soto residents enjoy.

Future Development & Annexation Goal:
2007:
• Minimize flood damage to existing development.
• Minimize Flood Damage to future development.
• Create a balanced business environment in De Soto with a strong industrial base and a
variety of retail establishments.
• Work to ensure a well-planned redevelopment of the Sunflower Army Ammunition Plant
property which is compatible with the future land use projections and utility and service
projections for the City of De Soto.
• Support new business development and redevelopment based on consideration of site
limitations, good planning practices, and infrastructure and services in addition to Zoning
and Future Land Use projections and regulatory criteria.
2017 Expansion Vision: De Soto desires to increase in size of the City in terms of its
population, geographical footprint, utility service coverage, retail opportunities, and industrial
base. We recognize that economic development and growth are catalysts to attracting and
funding quality of life initiatives, and maintaining the vibrancy of the community. We visualize
a future where the City has expanded its corporate boundaries, utilities, road network, and
other public services into areas that are conducive and appropriate for growth, to include
portions of the former Sunflower Army Ammunition Plant.
2018 Proposed: Promote future growth that expands and diversifies the City’s tax base,
provides development to support a growing prospering population, increases property values
and is consistent with the Future Land Use Map and the goals, objectives and implementation
strategies developed for this Plan.

Future Growth & Annexation Objective and Implementation Strategies
The following objectives and implementation strategies are designed to help guide the
development/redevelopment of land uses in a market-supportive and fiscally responsible manner.
1. Sunflower: There is a need to identify areas of land to support future growth, and to plan
infrastructure accordingly. The former Sunflower Army Ammunition Plant property is a major
influencing factor in these deliberations, and could be the genesis of accelerated industrial or
commercial growth in the region. The City intends to work closely with the current owners of
the Sunflower property to identify pathways to facilitate the economic development of the
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property including economic incentives, annexation into the City, land use planning, and utility
service extensions. (SP)
The future development of the Sunflower Army Ammunition Plant is a significant issue for the
City, surrounding planning area and the region. Participants identified the need to continue
to promote cooperative planning and redevelopment of the site in conjunction with the State
and County agencies responsible for oversight of the redevelopment process. Participants
also felt that annexation of the site was crucial to the long-term viability of De Soto. This Plan
recommends the following future land use strategies for Sunflower:
a. Adventure Resort: Exploration and adventure tourism are emerging and powerful trends
according to David Cushman the lead principal for CP Branson LLC, the developer of a
302 acre adventure resort proposed in Branson, MO. The 9,000 acre Sunflower site
offers an opportunity for a variety of exploration and adventure activities, facilities and
configurations. Therefore, this Plan recommends a new adventure resort is considered
for the site. The resort should include a four star hotel/restaurant/ indoor water park in
line with the Great Wolf Lodge in Kansas City and include a wide range of adventures,
leisure activities and entertainment such as a kayak/canoe park, mountain bike trails, BMX
sprint track, UTV/ATV/motorcycle park, ropes courses, micro-brewery, distillery, farm-totable craft food experiences and thematic play, splash and recreation areas as well as a
wide range of over-night accommodations such as cabins, RV park, clamping-sites, and
primitive campsites.
b. Outdoor Recreation Greenbelt: Building from the natural resources such as the Kansas
River and its tributaries, the wealth of local parks and open spaces create a linear
greenway connecting these amenities and create basecamps or trailheads along the
recommended greenway to create gathering areas, parking, comfort stations,
concessions, information kiosks, and limited overnight accommodations. The intent is to
create a greenbelt that ties the area’s natural resources, including Sunflower, together in
a linear park-like setting resembling a string of pearls, where the greenways and trails
serve as the string and the peals are the City and County Parks, cultural sites, trailheads,
etc.
c. Mixed Use Development: Mixed use developments are places where people can live,
work and shop all within walking distance. The key to successful mixed land use
development is compatible design and the creation of positive, synergistic land uses.
Through good design and thoughtful tenant selection, mixed use developments can
successfully integrate seemingly incompatible land uses. The synergies created between
complimentary tenants, well-planned site amenities and pedestrian activity can create a
sense of place that visitors want to experience again and again- similar to a traditional
downtown. Future commercial and mixed use development are recommended at existing
and planned transportation nodes within and leading to the Sunflower site. Nodes are
intersections of two key roadways where vehicular activity is concentrated. These
locations provide excellent access and visibility to both regional travelers and local
commuters.
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d. High-Tech Office Warehouse: This Plan envisions a technology-focused commercial
area to accommodate emerging technologies such as medical science and bio-medical
engineering; pharmaceutical, life science and biological engineering technology; energy
science and energy conservation technology; ecology and environmental science and
related research and academic uses. The purpose is to provide a controlled and protected
environment for the orderly growth and development of high technology businesses and
industries within a park-like setting with common amenities, infrastructure, and property
management and where uses such as light manufacturing, distribution, and office
warehouse uses are desired.
2. Development Nodes & Opportunity Clusters:
Promote the development of key
development nodes and properties to leverage innovative development proposals. Specific
sites that offer development opportunities are identified on the Future Land Use Map. Among
the top priorities are the K-10/Kill Creek intersection, the K-10/Lexington intersection, the
Lexington Avenue corridor, and downtown. See Chapter 4 “Future Land Use” for more
information regarding the recommended opportunity clusters and development nodes.
3. Mixed use: Promote higher density, mixed-use development in order to create vibrant livework-play activity centers in targeted areas as depicted on the Future Land Use Plan.
4.

Accommodate Smart Growth: Promote and initiate annexation efforts that are consistent
with the Future Land Use Map and where the costs to provide utilities, roads and all other
associated infrastructure is either already provided or paid for in whole, or at least in part, by
the developer. The City should closely review all proposed annexation plans to control the
timing, type and density of future development to ensure they are consistent with the Future
Land Use Map and the future growth and annexation goals, objectives and implementation
strategies provided in this Plan, including:
a. Continue the City’s policy of controlled annexation to incorporate adjacent territories
contiguous to the City to as shown on the Future Land Use Map:
b. Ensure that economic development objectives are included in the evaluation of all future
development, transportation and infrastructure projects.

5.

Future Commercial & Mixed Use Development: Encourage commercial reinvestment
along the Lexington Avenue corridor and intersections with K-10. Future uses should include
a mix of retail, commercial services, medical, technology, hospitality and limited residential
uses that enhance the appearance and convenience of the area. The architectural character
and site design should functionally and aesthetically complement the built and natural
environment. Annex additional commercial growth areas northeast and northwest of the
current City limits as shown on the Future Land Use Map.

6.

Future Residential Development: Encourage the development of quality, well-built homes
that are market-driven. The intent is to provide housing for all stages of the life-cycle, so that
moving up in life does not require moving out of De Soto. Preserving and stabilizing the City’s
existing neighborhoods should be a priority. New residential development should not
compromise the safety, privacy, or enjoyment of existing residential areas. This plan also
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recommends the following neighborhood stabilization and future residential growth
strategies.
a. Annex residential growth areas as shown on the Future Land Use Map.
b. Encourage the development of single family, estate-style custom homes adjacent to
areas already development as such as well as within the future growth areas.
c. Encourage the development of condos, garden apartments and senior housing in areas
identified as “Multi-Family” on the Future Land Use Map.
d. Modernize zoning ordinances, procedures and code enforcement policies to more
effectively address absentee landlord issues.
7. Preserve Downtown De Soto: Re-establish the original downtown by restoratively
developing vacant buildings and encouraging the development of underutilized lots. Smallscale commercial services, retail boutiques, delicatessens, bakeries and entertainment uses
are envisioned in this area.
8. Reinvest in Existing Residential Areas: Encourage the removal and replacement of
outmoded housing units and mobile homes that have outlived their usefulness with new,
quality built single family homes to help restore neighborhood vitality and create a selfrenewing housing stock.
a. Promote reinvestment in the existing building stock that is repairable. The preservation
and revitalization of existing buildings of architectural significance should be a priority.
b. Promote the goals, objectives and implementation strategies presented in the Economic
Development Section of this Chapter and recommendations contained herein.
9. Open Space Preservation: Preserve the area’s open spaces and other natural resources
that promote the quality of life, create wildlife corridors and make De Soto a healthy place to
live.
10. Zoning: Update the City’s zoning ordinances to promote well-planned growth and encourage
commercial, residential and mixed-use development as shown on the Future Land Use Map.
11. Sustainability: Promote the following green building principles:
a. Low Impact Development (LID) & Best Management Practices (BMP). Low Impact
Development and Best Management Practices promote green building and site design
strategies to reduce the development’s footprint and its impact on the environment.
Building up (vertically) instead of out (horizontally) increases the compactness of the
development, thereby reducing the development footprint. Development should also be
encouraged where the land is already impacted by development or adjacent to areas that
are already developed. Development that is outside De Soto’s service delivery limits or
that skips over large tracks of undeveloped land should be discouraged. The following
types of low impact development are recommended:
b. Restorative development - improving an existing home or building;
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c. Redevelopment - demolishing a building or home that has outlived its usefulness and
replacing it with a new building on the same lot;
d. Infill development- constructing a home or building on an empty lot along an existing
developed block. This includes consolidating two or more underutilized lots or nonconforming lots (in an existing developed block) to create legal lots for future residential
development that blends with the existing built and natural environment.
e. LEED: The Leadership in Energy and Environmental Design (LEED) evaluation criteria is
recommended to help create buildings and site designs that are sustainable. LEED
includes several strategies relating to site design, building design, materials, HVAC,
energy, air quality and waste reduction that encompass all phases of development from
site selection to occupancy. The use of LEED building practices such as the use of
alternative energy (i.e. solar), well insulated windows, walls and roofs, high efficiency
HVAC, geothermal, green roofs, rain gardens and compact building and site designs that
minimize sprawl are LEED recommended building considerations.
12. Stormwater Management. Instead of conveying and managing/treating stormwater in large,
costly end-of-pipe facilities located at the bottom of drainage areas, manage stormwater
through small, cost-effective landscape features located on site. LID and BMP stormwater
management techniques are derived from nature and strive to mimic a site's predevelopment
hydrology by using design techniques that infiltrate, filter, store, evaporate and detain runoff
on-site. Rain gardens, green roofs and other micro-detention strategies that slowly release
stormwater are recommended stormwater management techniques. This Plan recommends
minimizing flood damage by implementing the following objectives:
a. Ensure future development is outside of the 100-year floodplain by strictly enforcing the
flood management ordinances adopted by the City of De Soto.
b. Using the Comprehensive Countywide Watershed Study results prepared by Johnson
County to develop existing elevations, verify floodplain and floodway locations, and update
the City of De Soto Flood Mitigation Plan.
c. Developing a stream setback ordinance for future development to develop a “buffer zone”
between the floodplain and habitable structures.
d. Preserving the floodplain along Cedar Creek, Kill Creek and Captain Creek as well as
other major tributaries in the planning area to provide for open space for implementing the
MARC MetroGreen, Johnson County MAPS 2020 and City of De Soto parks and
recreation and trail plans.
Section 3.10
MONITORING, EVALUATING, AND UPDATING THE PLAN
The City of De Soto should review, evaluate and update the Compressive Plan on an annual
basis in conjunction with the City’s annual Flood Mitigation Plan review. In addition, the Plan
should be updated as necessary to address any significant changes in City policy, development
patterns, major annexations, and other major events.
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Annual Review and Update
In order to accomplish this task, City Staff will review the plan and report to the Planning
Commission. The evaluation will assess, among other things, whether:
1.
2.
3.
4.

the goals and objectives address current and expected conditions;
the growth projections are still valid;
the current resources are appropriate for implementing the plan;
there are implementation problems, such as technical, political, legal, or coordination issues
with other agencies;
5. the outcomes have occurred as expected; and
6. the agencies and other partners participated as proposed.
Staff will also report on the status of the various implementation projects and will identify which
strategies have been completed, need to be updated, or should otherwise be revised.
Following consideration of the report submitted by staff, the Planning Commission will determine
if additional consideration is necessary and may at that time appoint a task force or advisory
committee to further analyze specific elements prior to update or revision of the Plan. Once
potential revisions and updates have been formed, a Public Hearing will be held before the
Planning Commission. Following consideration of the proposed amendments and public
comment, the Planning Commission will adopt necessary revisions and updates. Once the
Planning Commission has acted to approve revisions or updates, if any, the Plan will be submitted
to the Governing Body for adoption and final approval. Any reports prepared justifying any
revisions or lack thereof will be submitted along with the record of the Planning Commission’s
action and further recommendation if any.
Section 3.11 VISION, GOALS & OBJECTIVES SUMMARY
Expectations for the implementation of this Plan need to be placed in a realistic context. The goals
and objectives will not be obtained overnight. The objectives and implementation strategies
should be viewed as a plan of action that requires daily, incremental efforts executed over the
next several years. Economic and financial conditions have created some positive momentum
locally, but major development will take time, coordination, intentional planning and unique
partnerships. The foundation of this Plan rests on the belief that De Soto’s elected and appointed
officials will do what is necessary to seize the opportunity to improve the existing commercial and
residential areas, create new housing options and attract businesses that cater to the needs of
De Soto residents.
This Plan also recognizes that if De Soto does not proactively position itself to take advantage of,
or even create economic opportunities, they will occur elsewhere; leaving De Soto’s financial
outlook in jeopardy. The City is already taking an active role in revitalizing the Lexington Road
corridor, investing in the City’s Downtown and providing excellent public utilities. The City must
continue to be proactive in activities such as economic development, code enforcement and the
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delivery of public services to maintain a high quality of life and encourage the confidence to invest
in De Soto.
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Section 4.1 EXISTING LAND USE
De Soto, like so many cities across the Country, was originally laid out in a traditional Jeffersonian
Grid pattern with the Downtown being the central business district surrounded by churches,
residential neighborhoods, dispersed homesteads and farms further out. However, the
automobile significantly changed the Jeffersonian Grid layout of cities across America.
Businesses moved from Main Street to the highway to get closer to their customers. As a result,
land uses and transportation networks began following a linear or curvilinear pattern resulting in
development that is much more spread out than a traditional town layout following the
Jeffersonian Grid.
De Soto benefits from having both an intact Historic Downtown (following the Jeffersonian Grid)
as well as excellent access and visibility from a modern highway with opportunities for future
commercial, mixed use and residential development along K-10. De Soto always serves as a
bedroom community for Johnson County, Lawrence, and the larger Kansas City metro area
offering a wide range of urban, suburban, and rural living environments. What makes De Soto
unique is its small-town charm, Hispanic heritage, access to the Kansas (Kaw) River and excellent
park system. These unique features combined with the recent new growth and development and
the potential of the Sunflower Site, make De Soto a highly desirable bedroom community with a
bright future.
Section 4.2 INTENT
The intent of the Future Land Use Plan is to build from De Soto’s rich heritage, small town charm,
and diversity by guiding future land use decisions that promote the planned orderly growth and
preservation of De Soto and its strategic growth areas. This Chapter includes the Future Land
Use Map, Future Land Use Matrix, and supporting text, all of which must be considered when
making decisions regarding subdivisions of land, new development, or zoning changes. The
future land use recommendations were developed based on the community’s feedback provided
during the public engagement program. Careful consideration was also given to the various
physical, social, economic, and political factors that influence future land use and development.
The intent of the Comprehensive Plan Update is to implement the goals and objectives presented
in Chapter 3 and make the following vision for the future of De Soto a reality.
“Make De Soto the city of choice to raise a family, work, and retire by preserving De Soto’s
small town atmosphere and increasing the confidence to invest in the City and developing
stronger connections to the City’s excellent schools, parks, natural resources and rich
cultural diversity.”
The recommendations of this Plan should be used with a sense of flexibility. Development
proposals that do not exactly match this Plan’s recommendations, but reflect market place
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demands, should be given reasonable consideration as long as they do not negatively impact the
health, safety or welfare of the community.
Section 4.3 SOCIO-ECONOMIC TRENDS
The socio-economic and development trends summarized in the following Sections were included
in the Urban Land Institute’s 2017 Emerging Trends Report and will greatly influence future
development, redevelopment, and lifestyle choices.
The Millennial Generation (aka “Millennials”) is considered to be people ages 18-35 or generally
born in the early 80s to early 2000s. This age group just passed the Baby Boom Generation in
sheer numbers according to the US Census. While the Baby Boom Generation is 75.4 million
and shrinking, Millennials are 83.1 million strong and growing as a result of steady immigration
rates, however both groups are substantial real estate. Millennials are the most diverse of all
generations with regard to religion and race and stand out as the most multi-cultural and transient
generation in America. The most economically stable cities in the US have the highest
concentration of Millennials. Millennials are changing the marketplace due to their large size and
will continue to influence future land use and development as they age. When asked about the
importance of specific community features, Millennials ranked the following characteristics highly:
a short distance to work and school, proximity to shopping and entertainment, and walkability.
Although it is impossible to predict if these preferences will endure, for now Millennials are setting
the standard for land use development for all generations and throughout the Nation. Therefore,
it is important that the City of De Soto continue to provide the housing options, pedestrian/bike
infrastructure, Wi-Fi speeds, and access to shopping and entertainment that Millennials desire.
The growth of Millennials and their impact on all sectors of commercial real estate could be the
most dominate trend in years. This group lives, works and plays in different ways than previous
generations. Millennials will repopulate aging downtowns and urban areas as they seek
convenience and connectivity. Access to arts, entertainment, recreation, culture and connections
to cyber space will be priorities. “Location, location, location” will take a back seat to “broadband,
broadband, broadband”. From in-town rental housing to collaborative (flex) office space to closein warehouse (to ensure same-day delivery), Millennials will be a noticeable force in shaping
commercial real estate. On the other side of the demographic shift, the Baby Boomers will also
drive change as they age and retire at a rate of approximately 10,000 per day. Many Boomers
will sell their oversized homes and move to in-town locations with similar amenities as those
desired by Millennials, but with a stronger emphasis on health care.
These demographic influences have created opportunities in housing for both groups. Multifamily, senior living and medical-related development are strong and evolving with resort-like
amenities. In the retail sector, more “experiential” shopping/dining/entertainment destinations are
emerging. There will be opportunities in services including medical, assisted living and memory
care facilities and an increase in renting over home ownership as Boomers continue to prefer to
age in place.
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Section 4.4 LATEST DEVELOPMENT TRENDS
De Soto has made some major accomplishments in the area of economic development in the last
few years. Over the next ten (10) years, reinvestment activity is anticipated to continue in
Downtown De Soto and new construction started along K-10. New issues are beginning to
emerge in the housing market, as strict credit requirements prevent many households from
entering the home ownership market, increasing demand for rental property as the supply of new
housing for first time homebuyers is limited. As a result, there is strong demand for rental housing
and continued growth in multifamily development;, but, rents are consuming more and more of
household incomes. This places increasing demand on affordable housing, making housing more
costly and requiring families to relocate further from the workplace to where they can qualify for
loans, often on the fringe or outside metropolitan areas.
Economic and demographic changes will drive up demands in virtually all segments of real estate.
The City must identify, understand, and adapt to these changes in demand. De Soto should follow
the lessons learned in the post-recession economy which learned “it’s not the BIG that eat the
SMALL…it’s the FAST that eat the SLOW”; Translation: Cities must anticipate and adapt to
change. All real estate sectors are making changes going forward. Office users are demanding
less space per worker as they reconfigure for more flexibility (flex-space), shared-space, and
telecommuting. Retailers are looking at smaller brick and mortar concepts and virtual formats that
serve multiple locations (in lieu of one mega-store serving entire regions) and making adjustments
to accommodate the on-line shopping phenomenon and the shrinking middle class. While retailers
are rethinking and retrenching their retail models, large online retailers are thriving. Amazon has
replaced Wal-Mart as the biggest retailer in terms of dollars.
On-line retailing is impacting the whole distribution program. Distribution centers must be built
near major metropolitan areas to enable same-day delivery in areas that have never been
contemplated for such uses. In response to the increase of on-line shoppers, retailers are
transitioning from using brick and mortar stores as showrooms to using them as quasi-distribution
centers. Brick and mortar retail will continue to converge with on-line shopping as retailers
become progressively drawn into competition with Amazon to deliver goods to customers on the
same day they are ordered. Stores will increasingly fill online orders from their own shelves,
effectively blurring the line between retail and warehouse space.
“Destination” retail development is emerging as developers are successfully experimenting with
a variety of new concepts. “Mixed-use experiences” such as a hotel/restaurant/sports combination
in addition to traditional stores are growing. The Cabela’s/Kansas Speedway/Great Wolf Lodge
in Kansas City are an early example of this. New retail ideas are emerging to attract consumers,
including offering more local shops, craft food & beverages, entertainment/recreational themed
spaces and fewer large chains, in an effort to create more unique shopping experiences.
Successful developments are expanding and enhancing the retail experience by blending virtual
online and physical in-store shopping experiences (“clicks and bricks”). Meanwhile, retailers that
have not embraced the on-line sales platform or relied heavily on middle-class customers are
disappearing such as Sears which filed for Chapter 11 bankruptcy in October 15, 2018.
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In summary, industrial space is being designed and located where it can meet the needs of online
retailers with faster delivery times. Housing is adapting to provide open concept floor plans with
accommodations for home offices and guest/in-law suites while requiring less square footage of
living space and an increased emphasis on outdoor living spaces and amenities. After a long,
slow recovery, housing prices are on the rise, returning to “normal” levels prior to the bursting of
the housing bubble. The demand for new home construction is on the rise as evidenced by the
many housing starts in De Soto as buyers demand the latest housing concepts in more affordable
second and third tier sub-urban locations where reasonable financing is available.
Section 4.5 FUTURE LAND USE MAP
The Future Land Use Plan includes the current limits of De Soto and strategic growth areas
located in unincorporated Johnson County with an intentional emphasis on the long vacated and
underutilized Sunflower Site. This Plan considers the compatibility of various land use categories
and shows generally how land should be utilized or preserved to best meet vision, goals, and
implementation strategies of this Plan. The Future Land Uses identified on the Map are as
follows.
•
•
•
•
•
•

Public/Semi Public
Parkland
Agriculture
Residential (Low Density)
Residential (Medium Density)
Multifamily

•
•
•
•
•

Downtown
Commercial
Mixed Use
Light Industrial
Heavy Industrial

The Future Land Use Map is included as part of the Comprehensive Plan and displays the
recommended land use designations for the City of De Soto and the City’s recommended
strategic growth boundaries and opportunity areas. The future land use designations/categories
are described in the Future Land Use Matrix in this Section.
Section 4.6 SUNFLOWER ARMY AMMUNITION PLANT
The Sunflower Army Ammunition site, originally known as the Sunflower Ordnance Works, was
established in 1941 on 10,747 acres making it the largest smokeless powder plant. The Plant
would go on to produce over 411million pounds of propellants (ammunition) used during WWII,
the Korean War and Vietnam War and employ over 12,000 people in its peak production during
WWII. Today, the Sunflower site is comprised of approximately 9,000 acres and includes the
Kansas City Metro area’s largest single tracks of land. It is said to be the largest urban
redevelopment site in the nation.
It’s also polluted with decades of contaminates which,
according to Tom Lederle, chief of the Army’s base realignment, should be cleaned up and ready
for development by 2021 or 2022. 1
Previous plans for the site included “a community in a park” proposed by the Johnson County
Commission. A Wizard of Oz entertainment and amusement park was also proposed, but never
implemented. At the time of this writing, an estimated $175 million has been spent on cleaning
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up the property. While remediation is nearing completion on almost 1,200 acres in the northeast
sector, the remaining acreage, mostly in the center of the property, will require an estimated $40
million in remediation, according to the Army. Johnson County, the University of Kansas, and the
Sunflower Redevelopment LLC are the owners of the majority of the Sunflower Site. Sunflower
Redevelopment LLC, a Kansas City based firm and majority owner of the Sunflower site, is
monitoring the Army’s progress and hopes to someday privately develop the site. 1
As the remediation comes closer to completion, this Plan recommends conceptually planning for
the future development of the site. The 2019 Comprehensive Plan Update is the first to include
the Sunflower property. The 2007 Comprehensive Plan’s Future Land Use Map and
recommendations did not include properties south of West 103rd Street. This Plan recognizes
that K-10 is an important lifeline for all communities it crosses. De Soto’s workforce and economy
are literally driven by K-10. Therefore, the properties along K-10 are crucial for economic stability
and future growth of De Soto’s expanding and prospering population. However if the properties
within the Sunflower site adjacent to K-10 are not suitable for development, development will go
elsewhere, leaving De Soto and Johnson County out. The community and the City’s elected and
appointed officialsgenerally agree the Sunflower site is a potential source of growth for the
Johnson County economy and in particular the City of De Soto. The City already owns the water
treatment plant at Sunflower and, through the adoption of the Plan, supports the conceptual
development and preservation of Sunflower as shown on the Future Land Use Map provided the
site is cleaned up and approved by the appropriate federal, state, and local entities.
Knowing that the Sunflower site is an important part of the community’s heritage and a natural
extension of De Soto’s current city limits, in 2017 De Soto City Staff prepared two future land use
scenarios and a brief narrative depicting how the site could be developed. Future Land Use
Option #1 has a greater focus on commercial uses along Lexington Avenue and 103rd Street,
with areas of mixed use and light industrial bands extending southward and eventually heavy
industrial toward the center of the site. Future Land Use Option #2 de-emphasizes commercial
uses in favor of mixed use near the northeast quadrant and light industrial fronting on 103rd Street
west of Sunflower Road. Heavy industrial uses are concentrated in the center of the property.
Both Future Land Use options show parks and recreation uses for all of the future Johnson County
Park’s property, and public / semipublic uses for the Kansas University properties.
The proposed Future Land Use Map includes the same land use categories utilized on the Future
Land Use Options prepared by Staff and builds upon both Future Land Use scenarios proposed.
Adjustments were made to accommodate the latest land use and real estate trends which resulted
in substantially more land designated Mixed Use and Commercial. Mixed Use provides the most
flexibility and variety in future land use configurations, therefore, the majority of prime
redevelopment areas within the Sunflower site are designated Mixed Use on the proposed Future
Land Use Map to incentivize redevelopment. The distribution of Commercial land within the
1

https://www.kansascity.com/news/politics-government/article210955679.html
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Sunflower site is consistent with 2017 Option #1, which provided substantially more commercial
land than Option #2, which consisted of only two small commercial areas. The limits of the
Sunflower site are shown on the Future Land Use Map with a bold red line with the hash lines
crossing the entire site.
Refer to the Future Growth & Annexation goals & objectives contained in Chapter 3 for more
specific land use and development recommendations for the Sunflower site.
Section 4.7 FUTURE LAND USE & ZONING
While the Future Land Use Map is a conceptual representation of the recommended future land
uses, the Zoning Map is a graphic representation of locally enacted laws that regulate the use of
property. According to the State Statues, future zoning decisions should be consistent with the
Comprehensive Plan and the Future Land Use Map. Therefore, amendments to the Official
Zoning Map should be reviewed for consistency with the Comprehensive Plan and Future Land
Use Map. If a zoning change is made that is not consistent with this Plan, the Plan should be
“forwarded” or updated and the Future Land Use Map amended to align with the zoning change.
Unless or until hereafter rezoned, all land within the City may continue to be used for the same
purposes as it was being used prior to the adoption of this Plan subject to the requirements of the
City’s Zoning Code. If the future land use designation is different than the official zoning, the parcel
may continue to be used in accordance with the permitted zoning. If the zoning of property is
different than the designation on the Future Land Use Map and the property owner wishes to use
the property in accordance with the Comprehensive Plan, the owner must petition the City to
rezone the property subject to the rezoning requirements and procedures.
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Future Land Use Matrix

Description (corresponding zoning)
Agriculture (R-A)

4

Intensity
Recommended Uses
Min. lot size: No less - Agricultural
than (10) acres per - Nurseries & Greenhouses
- Single Family Detached
dwelling unit.
- Private Clubs or Lodges
- Golf Courses
- Public & Institutional Uses

Areas designated “Agriculture” are primarily undeveloped areas not connected to public utilities and
consist of woodlands, prairies, farmland, and open spaces. Future development should preserve these
natural areas and be limited to low density development that leaves large areas left undisturbed and
protected. Uses should be limited to existing agricultural and low density residential. New single-family
homes should be located on lots greater than ten (10) acres. Smaller residential lots are recommended
on a case by case basis as approved by the City as part of a Planned District Rezoning where the
development costs such as providing water, sewer, and roads is paid for and installed by the developer.
Portions of all future subdivisions should include preserved green space.
Low Density Residential (R-O & R-1)

Min. lot size: 10,350 SF
in “R3”, 14,000 SF in “R2”,
& 18,000 SF in “R1”.

- Single Family Detached
- Golf courses
- Public & Institutional Uses

Areas designated “Single-Family Residential” are intended for single-family homes in well planned
subdivisions where the average lot size is over 10,000 square feet or larger with areas preserved as
open space. Infill development should maintain lot sizes that are consistent with the surrounding
residential development and dwellings that are consistent in scale, size, and character with adjacent
homes. Curbs, gutters, and sidewalks are recommended in all future residential development or
redevelopment. The installation of trail connections to existing and planned trails is recommended.
Medium Density Residential (R-1A,
R-2 & R-2A)

Min. lot size: 7,500 SF
for single family and
4,000 SF for single family
attached.

- Single Family Detached
- Single Family Attached
- Townhomes & Condos
- Apartments
- Public & Institutional Uses

Areas designated as “Medium Density Residential” are intended for a mix of residential uses and
densities including villas, duplexes and single family dwellings that encourage strong residential
neighborhoods dominated by owner-occupied dwellings. The average density should be no less than
7,000 square feet per unit, unless part of a planned development. Planned developments should be
reviewed by the Planning Commission for the appropriate zoning and approved by the City Council.
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Future Land Use Matrix (continued)
Description (corresponding zoning)

Intensity

Recommended Uses

Multifamily (R3 - R6)

Min. lot size:
7,500 SF for
single family and
4,000 SF per unit
for multifamily.

- Single Family Detached
- Single Family Attached
- Townhomes & Condos
- Apartments
- Public & Institutional Uses

Areas designated as “Multifamily” are intended for a mix of residential uses and densities including
apartments, senior housing, assisted living facilities, villas, condos, and duplexes. The maximum
density should be no more than 18 units per acre. Planned developments should be reviewed by
the Planning Commission for appropriate zoning and approved by the Council. Two (2) parking
stalls should be provided per apartment unit, however, a parking reduction to no less than 1.5 stalls
per unit is recommended when justified by an alternative parking plan.
Downtown Overlay (R-H & UDO)
Min. lot size:
- Single Family, Villas, Townhomes,
7,500 SF for single
Apartments, & Lofts
family, 4,000 SF for - Commercial Services, Office,
2-family attached
Hospitality, Entertainment, & Retail
and 7,500 SF for
- Public & Institutional Uses
nonresidential uses

The area designated “Downtown” includes the traditional central business district of De Soto.
Smaller compact uses such as restaurants, boutique retail sales, commercial services, and limited
residential uses (i.e. residential lofts) are envisioned. The downtown should serve as a focal point
for revitalization efforts. Parking requirements should be waived and the use of shared parking and
on-street parking encouraged. Buildings should be designed to the human scale, with visible street
oriented entrances, historically accurate facades, and unifying architectural and streetscape
designs. Drive-thru businesses, alternative lending establishments, and businesses that generate
high volumes of traffic should be prohibited.
Mixed Use (P-D & UDO)
Min. lot size: As
- Commercial Services, Office,
determined by
Hospitality, Entertainment, & Retail
City Council.
- Limited Medical
- Financial Services
- Parks & Institutional Uses
- Mixed Use
Areas designated “Mixed Use” are opportunity areas intended to become high quality planned
environments. Active entertainment, dining, office, and retail destinations with planned residential
components are envisioned. Lots that abut existing development should be designed to buffer and
blend with existing uses. Building designs should adhere to uniform architectural guidelines that
respect the human scale. The intent of the Mixed Use areas is to allow flexibility and encourage
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creative designs and improvements to the public realm through the use and implementation of the
City’s planned or overlay zoning procedures and requirements.

Future Land Use Matrix (continued)
Description (corresponding zoning)

Intensity

Recommended Uses

Commercial (C1, C2, O-1, & UDO)

Min. lot size:
6,000 SF or as
determined by
City Council.

- Commercial Services, Retail, Office,
- Medical, Hospitals, & Care Facilities.
- Financial services (banks)
- Mixed Use
- Public & Institutional Uses

Areas designated “Commercial” are recommended for retail sales, commercial services, medical,
research, lab, technology, office, financial, restaurants, entertainment, convenience stores, and
automobile-oriented sales and services. All development should have direct access to a major road
and provide buffers or screening between less intense uses. Monument signage (in lieu of pole
signage) should be encouraged. All buildings should include visible street oriented entrances,
landscaped features, and unified design controls that create an attractive appearance.
Industrial-Light (M-1)
Min. lot size: As
- Office, Research, Laboratory
determined by City - Manufacturing, Warehouse &
Council.
Distribution
- Public & institutional uses
The Industrial-Light future land use category is designed to allow for cutting edge and emerging
technologies as well as warehouse, distribution, and manufacturing or any combination thereto.
Uses should be located along major roadways and buffered from all other uses. The design and
overall site layout and orientation shall be reviewed by the Planning Commission and approved by
the Council. Outdoor storage or operations should be buffered and screened. Large-scale
warehouse distribution/fulfillment centers that generate high volumes of truck traffic are
recommended in the Light Industrial and Heavy Industrial areas designated on the Future Land Use
Map within the Sunflower redevelopment area or sites not connected to residential areas.
Industrial- Heavy (M-2)
Min. lot size: As
-Manufacturing, Warehouse &
determined by City Distribution
Council.
- Public & institutional uses
The Industrial-Heavy future land use category is designed to allow for higher intensity warehouse,
distribution, and manufacturing than permitted within the City’s M-1 Light-Industrial District. This
classification is for areas located along major roadways and buffered from all other uses. The design
and overall site layout and orientation shall be reviewed by the Planning Commission and approved
by the Council on a case by case basis. Outdoor storage of material or outdoor operations should
be buffered and screened.
Public/Semi-Public/Institutional
Min. lot size: As
-Public & Institutional Uses
approved by Council
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Public/Semi-Public uses are allowed in all of the designated future land use categories subject to
City approval. Public and Semi-Public uses include, but are not limited to, parks owned and
operated by the City or Johnson County, golf courses, sports fields, schools, community facilities,
churches, and other institutional/governmental uses. All public and quasi-public uses and facilities
should provide access to public roadways and public utilities and comply with the applicable zoning
and design criteria. Public and Semi-Public uses are shown in blue on the Future Land Use Map.
Existing parks are shown as green.
Section 4.8 FUTURE LAND USE RECOMMENDATIONS
The City should consider annexing areas that might be developed in the near future to ensure
greater control over the timing, density, use, and type of development provided the annexation
does not financially burden the City. The Growth Management Section provides specific growth
recommendations at the end of this Chapter. When an area is brought into the City, the official
zoning district should be that which corresponds to the Future Land Use designation as shown
on the Future Land Use Map. For example, areas designated “Agriculture” should be zoned “RA” or “R-O”, unless the petitioner specifically requests and obtains approval of a different zoning
request pursuant to the City’s rezoning rules and regulations. If a property is rezoned to a
zoning district that is different than the corresponding zoning district as shown on the Future Land
Use Table, the Comprehensive Plan should be updated accordingly.
The following strategies and recommendations are intended to create opportunities for a wide
range of uses and development scenarios while ensuring continuity through design and the use
of physical and natural buffers between dissimilar uses. The future land use recommendations
are based on feedback from the public engagement process, the existing conditions analysis, the
latest development and real estate trends, and the need to create harmony between the built and
natural environments. The intent of the future land use recommendations is to provide the focus
and direction necessary to turn community goals into productive community action and replace
or significantly revitalize existing deteriorating buildings, homes, and underutilized sites with
market-driven uses and sustainable site designs.
Section 4.9 AGRICULTURE
The Agriculture future land use category includes agricultural land, open space, and undeveloped
areas. Future development should be limited to agriculture uses or agriculturally related uses,
single-family dwellings, private clubs, recreational uses, and open space. Residential areas not
served by city sewer or water should provide at least three (3) acres per house lot. The intent of
the Agriculture land use designation is to minimize the impact of urban development on
agricultural land and the natural environment. Consumptive land use practices such as strip
commercial development and sprawl-inducing conventional residential subdivisions are
discouraged in areas designated Agriculture. Urban development should be located in an area
designated Industrial, Commercial, or Residential on the Future Land Use Map. These areas are
generally adjacent to existing development and already served by roads and publicly provided
infrastructure. The rational for designating large areas Agriculture is to preserve irreplaceable
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open space & income generating farmland and to maintain De Soto’s small town, rural
atmosphere.
Section 4.10 SINGLE FAMILY RESIDENTIAL
There is demand for new single-family housing ranging from first time home buyers to high-end
custom homes in De Soto. The majority of new housing could be accommodated within the
current City limits where public improvements are already in place or substantially complete.
Areas designated for residential use are shown as light yellow for low density and bright yellow
for medium density residential on the Future Land Use Map. The majority of the area designated
single family is already developed or subdivided. With the majority of the City’s residential areas
already built-out and many homes 50 years old or older, this Plan recommends encouraging the
rehabilitation and preservation of existing housing. Reinvesting in the City’s existing building
stock is necessary to retrofit existing homes (to address the latest trends in the housing market)
and create a self-renewing housing stock.
Most future single family development is anticipated in the east and southern portions of the
current City limits and will continue south along K-10 as land is annexed into De Soto. The
majority of this area is flat, undeveloped agricultural land that provides excellent access and
therefore, well suited for future residential development. Much of this land is currently zoned “RO” Residential Suburban and “R-1” Residential Low Density and/or outside the City’s current limits
and will need to be annexed and rezoned prior to any future development. This Plan recommends
rezoning the land when the development is ready to proceed rather than preemptively zoning the
land. This allows the land to be used agriculturally and/or preserved as open space until such
time the property is approved for development.
New single-family homes and subdivisions are recommended adjacent to existing single-family
neighborhoods. This pattern of development will minimize the costs associated with providing
services to new residential areas and avoid incompatible mixes of land use. Future single-family
development is also recommended in the form of infill development of empty lots or as
replacement of a substandard or outmoded home. The densities and land uses of infill should be
consistent with the existing homes adjacent to the infill site and comply with the City’s zoning
regulations. Infill development will help renew the City’s housing stock by adding vitality and
value to the City’s existing neighborhoods. Infill development should take advantage of locations
that provide connections to public utilities and excellent access to the City’s transportation
network, schools, and parks. All infill and residential redevelopment should blend with the
surrounding land uses with regard to character, density, height and massing. The following
restorative development options are recommended to help stabilize, diversify, and expand the
City’s housing stock. They include:
1. The restoration of older homes to include the latest housing trends and sustainable building
practices and to provide the amenities desired by young families and seniors. These include
open concept floor plans, first level master bedrooms, modernized kitchens with ENERGY
STAR appliances, energy efficient HVAC systems and insulation, and the latest roofing, siding
and decking materials.
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2. The development of vacant parcels within existing neighborhoods with new residential homes.
3. The replacement of substandard homes or out-dated homes with market-rate housing.

Investing in existing homes and the construction of residential infill are the preferred development
options. These options keep existing neighborhoods intact and reduce the demand for new
residential development. New residential development is more expensive, requires expanded
utility runs, new or improved roads and sidewalks, expands public service boundaries (i.e. police
and fire), and is less environmentally sustainable than fixing up an old home or building on an
infill location. However, infill and restorative residential development alone does not meet the
needs of all future homebuyers nor provide the supply of homes needed to accommodate the
City’s anticipated growth. Therefore, several areas are designated for single family development
on the Future Land Use Map. Generally these areas are located adjacent to existing residential
development and offer the topographic advantage of flat, well drained soils served by public
utilities, roads, and excellent municipal services
Areas designated for medium density residential are intended to include single family attached
dwellings as a planned use. Owner-occupied attached single-family dwellings, known as villas,
are extremely popular in the current housing market, especially for seniors and other homeowners
looking to downsize yet still maintain ownership of their homes. Villas consist of commonwall or
shared wall construction resulting in energy and construction savings, individual garages, private
yards, professionally landscaped common areas, and homeownership is generally required.
Maintenance of the public and private outdoor areas is typically provided by professional property
management organizations. The City should consider allowing villas as a viable redevelopment
solution in areas designated as Medium Density Residential on the Future Land Use Map or in
areas zoned for attached single family dwellings.
Section 4.11 MULTIFAMILY
Currently senior housing represents approximately eight percent (8%) of all new housing
construction nationally. This rate is anticipated to double over the next ten (10) years due to the
aging of the Baby Boom Generation and the functional obsolescence of older independent living
facilities. As a result, the demand for senior housing is strong and growing. The City should also
anticipate multi-family independent and assisted care facilities and restrict them to areas
designated Multifamily. The latest senior facilities are resort-like and provide a wide range of
amenities, health care, and medical services required of an aging population. These uses are
recommended where multifamily uses are permitted or designated on the Future Land Use Map.
In addition to a steady flow of Baby Boomers looking to downsize, there is an influx of young
adults (Millennials), one-person households, and couples with no children entering the housing
market. These individuals often choose rental options and apartments (over homeownership)
because they provide the flexibility needed to respond to career choices and lifestyles on the go.
Today’s modern apartments are better suited to the needs of these groups by combining
convenience and amenities. They are also increasing the average rent prices as a result of an
influx of high-end developments. These new luxury apartment complexes are equipped with
outdoor pools, exercise rooms, dog parks, guest suites, and other amenities commonly
associated with condominium developments and resorts. They are bridging the gap between
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homebuyer and the renter who can afford a home, but does not want to be tied down by
homeownership. This new market segment is known as “renter-by-choice”. While senior housing
is the preferred type of multifamily housing desired by the De Soto community, market-rate
apartments designed for the “renter-by-choice” tenant should also be considered in areas
designated as “Multi-Family” on the Future Land Use Map.
This plan recommends keeping De Soto’s housing stock predominately single family homes with
the addition of well-planned and quality constructed villas and multi-family development in areas
appropriately designated for such on the Future Land Use Map or where zoning permits.
New multifamily development should serve as a complimentary expansion to the existing senior
services and other multifamily development already constructed. All future multifamily
development located adjacent to single family homes or land zoned single family should provide
on-site buffering or screening. Any development that creates traffic congestion, noise, or other
conditions that would interfere with the enjoyment of adjacent properties should be prohibited or
at least regulated to the extent permitted by law. Multifamily development should include the
latest indoor and outdoor amenities desired by prospective tenants. Prospective tenants should
include “singles” (young adults), “mingles” (newlyweds) and “jingles” (empty nesters). These
individuals are most likely to rent and add value to the community. For example, they tend to
frequent local restaurants, bars, retailers, and entertainment venues more than any other
demographic group. These prospective tenants will help generate revenue for the City by
supporting local merchants while minimizing growth to the local school district student body.
Section 4.12 DOWNTOWN
This Plan recommends the recruitment of businesses and entrepreneurs to provide better retail
selection, entertainment, and commercial services in the City’s downtown. The reduction of
vacant space downtown is necessary to help increase property values, generate vitality, and
stabilize the local economy. Underutilized sites and buildings in Downtown De Soto could struggle
indefinitely in their current condition, or with a new look or purpose, could be attractive to a new
business. The City should encourage property owners to reinvest in their properties through
operational improvements, ADA accessibility, fire suppression compliance, and other
improvements that increase rent rates and reduce vacancies. The intent of this recommendation
is to increase the demand for existing commercial spaces. Retrofitting the City’s existing
commercial building stock is cheaper and faster than new construction and will help reduce
vacancy rates while also driving up rental/lease rates; resulting in a higher class of property and
market-rate tenants. Downtown De Soto is an important asset. This Plan recommends the City
encourage and/or incentivize property owners to position the current vacant building stock for
immediate occupancy. This will require proactive code compliance efforts to get current building
owners to bring buildings and properties up to code. Improving Downtown De Soto and making
the corridors that serve it more attractive to prospective users/tenants/residents should be a top
priority. The City should develop partnerships with local and regional entities and direct financial
resources towards future restorative development that sustains Downtown De Soto as a vibrant,
attractive gathering center for generations to come.
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Working to identify and facilitate opportunistic investments Downtown will result in value-added
improvements that serve as catalysts igniting more reinvestment in Downtown. The intent of
these recommendations is to build upon the momentum already generated by the recent public
and private investments in Downtown and encourage improvements throughout the City to create
an urban environment where the whole is greater than the sum of its parts. The following future
land use recommendations are provided for Downtown De Soto:
1. Staging: This Plan recommends staging the downtown area to facilitate reinvestment in
existing business and recruiting new businesses. Staging is a concept popularized by the
real estate industry and refers to decorating and furnishing properties for sale in a manner
that is attractive to the targeted buyer or end user. Staging downtown De Soto is a placebased approach to economic development recommended by this Plan.
The
recommended staging strategies for downtown De Soto include: building upon its assets
(such as existing businesses), taking incremental public and private actions to beautify
and revitalize downtown, and creating long-term value by diversifying the City’s economic
base.
2. Empowerment: Empower the people that live, work, and own businesses downtown to
work together to solve problems and collaborate towards creating vitality downtown.
Common-sense and forethought that originates from the people that know downtown best
is invaluable and critical to the sustainability of Downtown De Soto. Harboring the ideas
from the people that know downtown firsthand and following their lead will help generate
authentic ideas that help increase the confidence to invest in the downtown.
3. 4-Prong Revitalization Approach: This Plan recommends following the National Trust
for Historic Preservation’s National Main Street Center (NMSC)’s four-part approach to
downtown revitalization:
a) Organization- Encourage the development of a merchant’s organization or similar
group who meets regularly to provide a forum where downtown business leaders and
property owners can collaborate and mingle.
b) Design- Preserving the historic architecture and quality of the built environment is
critical to preserving De Soto’s heritage and charm.
c) Promotion- Business owners, local organizations, and City officials should develop an
intentional, unified approach towards marketing De Soto, not just the Downtown.
d) Economic restructuring- The utilization of second story dwelling units, expanding retail
selection, and continued growth and success in the food and beverage establishments
will help keep downtown alive and active.
4. Community-Based Food Systems (CBFS): Support existing craft beverage and food
establishments and recruit additional artisan food and beverage connoisseurs that have
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thrived in Lawrence and Kansas City. See Chapter 3 for more recommendations and
strategies to attract locally owned craft food and beverage establishments.
5. Adjust to the Latest Trends in Retail: National figures show that 40% of all retail sales
occur after 5pm and more and more of all retail purchases are conducted online. To
compete in this new and highly competitive market, downtown merchants must change.
This Plan recommends the City work with merchants to adjust hours that accommodate
the demands and lifestyles of today’s consumer. Merchants should also be encouraged
to provide a wide selection of quality, competitively priced merchandise, and possess firsthand expertise of these items as well as the lifestyles of the targeted consumers- this is
lacking in the impersonal nature of on-line sales, yet highly valued by specialized retail
consumers.
6. Business Improvement District (BID) or Downtown Improvement District (DID):
Create a Downtown Improvement District (DID) to generate funds for beautification efforts
and renew aging infrastructure. Business Improvement Districts can be set up via
ordinance by the taxing authority (i.e. City of De Soto) where the district is located at the
request of property owners in the proposed District. Participating property owners and/or
businesses agree to pay a tax assessment to generate revenues for improvements to the
District. The assessment is typically added on to the retail sale tax or property tax. The
purpose is to generate funds, specifically earmarked for improvements to the designated
business district(s) and the businesses that benefit the most from said improvements.
BID/DID funds can be used in a variety of ways including ADA compliance, building/fire
code compliance, maintenance, security, economic development, lighting, signage,
streetscape enhancements, façade improvements, preservation, etc.
7. Cleanliness & Safety: Cleanliness and safety are essential elements of any successful
place. They are the main focus in the day-to-day operations at Disney, Times Square,
Kings Market, and other highly successful destinations. This Plan recommends the City
work with downtown merchants to maintain the safety and cleanliness of Downtown as
well as working towards the implementation of the staging strategies and all other
downtown revitalization recommendations provided in this Section. Code enforcement
should be heightened in the downtown area to ensure all businesses are well kept and
property maintained in a workman-like manner
8. Animation: Continue the use of seasonal banners, plantings, and other decorations to
provide connections to De Soto’s heritage and the holidays De Soto’s residents celebrate.
Coordinate seasonal events and festivals downtown to coincide with the placement of the
decorations and staging efforts. These efforts bring life to downtown, by prolonging the
duration people stay downtown, drawing people from outside De Soto, and by creating a
festival atmosphere that is exciting and memorable.
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9. Preservation: All new or major renovations to existing building should be reviewed to
ensure they maintain the historic character of the Downtown and comply with the following
design guidelines:
a) Materials: Exterior building material should primarily consist of brick, masonry, and
other natural, earth tone materials.
b) Style: While no particular style is required, all new or substantially renovated structures
should provide continuity with regard to scale, massing, detailing, and orientation of
the existing structures on the block.
10. Use Limitations: The following uses should be avoided downtown:
a) Uses that rely on outdoor storage of material, with the exception of nurseries.
b) Uses with a drive through and/or intercom that can be heard beyond the property line.
c) Drive-in uses.
d) Motor vehicle sales where vehicles are displayed outside. (indoor sales may be
considered as a conditional use.)
e) Pawnshops, payday loans, title loan establishments or other alternative lending uses.
These uses signal a decline (perceived and/or real) to the community and deter other
desired uses.)
f)

Self-storage

g) Car wash operation, including self-serve car washes.
h) Industrial uses.
i)

First floor dwellings; first floors should be reserved for active retail, entertainment,
service commercial and recreational uses.

Section 4.13 COMMERCIAL LAND USE
Outside Downtown De Soto, commercial uses are concentrated along 83rd Street, Lexington, and
K-10. The City is fortunate to have multiple large retail anchors and corporate headquarters such
as Harps, Mr. Goodcents, and Huhtamaki. The recent improvements to K-10 and Lexington, Cityowned utilities, low taxes, and access to a consumer-base with among the highest wage earners
in the region give De Soto’s commercial districts a strategic edge over other cities in area region.
A key economic development challenge facing the City of De Soto is reducing retail leakage.
Leakage occurs when local residents leave De Soto to shop, dine, and be entertained. Identifying
retail voids and businesses that provide the specific goods or services that residents currently
leave the City for should be a priority. Once identified, these businesses should be the focus of
future business recruitment efforts. Commercial recruitment efforts should generally focus on
businesses that provide goods and services that are currently not available in De Soto. New
emphasis should be placed on uses such as restaurants (casual, fast casual, craft food, Hispanic,
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and sports themed bar/restaurants), entertainment, business incubators, commercial services,
internet cafes, and specialty retail boutiques (i.e. running/cycling store, fishing shop/outdoor
outfitter, bakery, confectionery, Hispanic grocer, etc.), These are examples of “destination uses”
that attract customers who are willing to seek them out, even if they are hard to find or more
expensive. These businesses provide access to knowledgeable sales and service personnel,
well-appointed showrooms, and gathering space for like-minded end users to learn and linger.
Customers are willing to seek out such uses because they offer unique products, services, and
expertise not found in big box stores or on the internet. De Soto offers undeveloped commercially
zoned property to serve the needs of the aforementioned uses with excellent highway access and
visibility. In addition to the above recommendations, this Plan recommends the following
commercial future land use strategies:
1. Renewal: Upgrading existing properties with updated facades, painting, professional signage,
and landscaping is another way to enhance the shopping experience and the appearance of
De Soto’s commercial areas. Future development and reinvestment is needed to help capture
more retail spending and provide convenience, value, and a better selection. The
development of vacant sites strategically located downtown, along Lexington or near
intersections with K10 can transform De Soto’s retail leakage problem into an opportunity by
introducing new retail, commercial, and mixed use formats. These new retail and commercial
offerings will expand the City’s share of retail sales by providing a wider selection and by
cross-selling to the City’s existing retail and commercial businesses.
The areas
recommended for future commercial land use are shown on the Future Land Use Map in red.
2. Adopt Design Guidelines: The quality of design in new or substantially redeveloped sites is
an important factor in creating continuity between new and existing development. The City
should consider adopting design guidelines (not codes) that take queues from the local
architectural qualities and promote well-designed, quality build development. The objective
is to provide predictable guidance to developers in the design phase to clearly define the City’s
expectations with regard to design and development and expedite the plan review process,
not slow it down.
3. Update Sign Regulations: The economic health and harmonious evolution of
neighborhoods, districts, and corridors can be improved through graphic design codes that
serve both the business community and the aesthetic preferences of the community. The use
of amortized regulations that bring non-conforming signs into compliance over a period of
time, the use of monument signs (versus pole signs), and placing limits on message boards,
back-lit signs, moving signs, neon, or flashing signs is recommended.
4. Update Zoning Regulations: Changes in the retail and commercial services sectors are
occurring rapidly as brick and mortar stores are being left behind and the on-line sales
phenomenon continues to gain momentum. Local codes need to be updated to create the
flexibility necessary to facilitate retail sales and services. Warehouse distribution centers,
known as fulfillment centers, need to be linked to all substantial retailers. These uses were
not contemplated when the City’s code was written, and therefore prohibited. Meanwhile they
are the latest trend in the retail, real estate and investment industries. Additionally, uses such
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as doggie daycares, adult daycares, food trucks, vape stores, flex-office space, mixed-use,
co-branded uses, and the sharing economy- which includes Airbnb, VRBO, and Uber - should
be addressed in the City’s code. The intent of the recommended code update is not to prohibit
the latest commercial and retail trends but to accommodate them in a well-planned manner
so they can succeed and create synergies with the City’s existing businesses.
5. Create Zoning Overlays: Overlay districts are special zones placed “on top” of existing zoning
and planning regulations. An overlay district is similar to a Planned Unit Development (PUD) in
that it provides specific regulations and or relief from the City’s zoning requirements for a
specific area. This approach allows the City to maintain the current zoning ordinance while
addressing the special needs of a targeted area. Overlay districts are a common zoning tool
used to help revitalize downtowns, aging commercial areas or a particular corridor without
making extensive amendments to the zoning ordinance. The intent of the Overlays is to help
integrate new or revitalized uses along K-10 and Downtown with the established neighborhoods
and existing transportation network.
The recommended overlay areas along K-10 are
concentrated at roadway intersections (aka nodes) where non-residential uses are already
established or commercial zoning is already in place. The City’s Zoning Code should be
updated to include the recommended requirements and procedures for the recommended
Overlay Districts.
Refer to the Future Growth & Annexation goals & objectives contained in Chapter 3 for more
specific Commercial land use and development recommendations.
Section 4.14 INDUSTRIAL
The future Industrial land use category includes a range of industrial uses including warehousing,
distribution, heavy manufacturing, office warehouse, contractor yards, motor vehicle repair,
wholesale uses, and business parks. Future Industrial uses should be directed to areas
designated “Industrial (Light and Heavy)” on the Future Land Use Map. According to Urban Land
Institute’s (ULI) 2017 Emerging Trends in Real Estate; “the last mile” distribution center is the
trendiest concept to come out of the e-commerce world. As more and more e-commerce vendors,
and now Whole-Foods, Wal-Mart, and Target offer next day delivery, the demand for satellite
distribution centers on the fringe of all densely populated areas will become a reality. They will
come in all sizes and, due to immediate demand, will often occupy existing, obsolete commercial
and industrial spaces. These “last mile” fulfillment centers are the latest tenants of struggling strip
commercial centers. These are very flexible uses that do not require 40’ ceilings or rely on 18
wheelers. They use alternative delivery methods ranging from bicycles to cargo vans. These
micro-distribution centers are recommended within the City’s existing vacant or underutilized
commercial and industrial buildings.
According to the ULI report; “Industrial has become the darling investment type over multifamily
and has been the top development and investor prospect for the second consecutive year”. The
strengthening of the economy over the last few years has increased the demand for industrial
space, decreasing vacancy rates, and increasing rents. Therefore, the City should encourage
future industrial development within the Light and Heavy Industrial areas shown on the Future
Land Use Map. These areas provide good highway access and separation from residential
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development. According to same ULI report, only the newest and best-in-class industrial buildings
are in high demand. Over the last couple years, 70% of all leasing was done in buildings that
were two years old or newer. This puts De Soto at the forefront as the industrially designated
areas concentrated along K-10 on the northernmost fringes of the Sunflower redevelopment area
are mostly undeveloped and ripe for the latest industrial formats. Retail fulfillment centers and
customized office/showroom/warehouses are recommended in the City’s industrially designated
areas along K-10 and within the Sunflower site.
While there may not be an immediate need for these emerging industrial uses in De Soto today,
the City should prepare to address these uses by taking the necessary steps to systematically
annex strategic portions of the Sunflower site and other recommended growth areas. This Plan
also recommends updating the City’s zoning code to address the latest and use trends, use and
development configurations. This Plan recommends clustering and consolidating industrial uses
in areas where access is provided to major roads (K-10) and buffered from residential land uses.
The following future industrial land use recommendations are provided to make the City more
attractive to prospective industrial users:
1. Pad ready- Designate an industrially zoned site, 20 acres or larger, that is served by roads
and properly sized utilities for future development.
2. Cost competitive- Utilize available resources and programs to bring down the costs of
development industrial property and the amount of time necessary to prepare land for
industrial development.
3. Promotion- Continue serving as an advocate to promote, educate, and facilitate the
implementation strategies contained herein.
4. Results Oriented- Once the City has a marketable, pad ready site, conduct an intentional,
nationwide search for an industrial user that matches the locational strengths offered in
the City of De Soto.
5. Diversified Tax Base: Encourage the development of new manufacturing and industrial
uses to help diversify the City’s base and lesson the tax burden on homeowners and
retailers. The City could receive a variety of different sources of revenue from industrial
uses including utility taxes, property taxes, taxes on manufacturing equipment, user fees,
and/or trucking fees.
Refer to the Economic Development goals & objectives contained in Chapter 3 to aid in the
implementation of the land use goals and objectives of this Plan.
Section 4.15 FUTURE PARKS & RECREATION
De Soto should continue supporting uses that promote healthy, active lifestyles such as local
parks, recreational facilities, the County parks and supporting seasonal events and festivals. The
City should also pursue the acquisition of additional rights-of-way or easements needed to create
trails and sidewalks connecting neighborhoods to the City’s parks, schools, businesses districts,
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along existing roadways such at Ottawa Street (to Riverfest Park) and Kill Creek to provide rightof-way for the installation of future pedestrian / bikeways.
Section 4.16 GROWTH MANAGEMENT
As the City of De Soto continues to grow and expand, there are several factors that could hinder
efficient, well-planned development, threaten the area’s prized open spaces and/or reduce
property values. Therefore, this Plan recommends following the general principals of growth
management to make intelligent future land use decisions to preserve the City’s small town
character, stable neighborhoods, and high quality of life. Growth management can be described
as a conscious public decision to restrain, accommodate or encourage development. The City
should develop a future infrastructure plan to extend utilities in the City’s anticipated development
areas and agreements that require developers to share in the cost of related roads, utilities and
other infrastructure costs.
The City should consider the impact of growth and development when making land use decisions
and carefully review all future development to ensure they are served by utilities or areas where
pre-development agreements exist regarding the provision of services.
The intent of all
development proposals should be to minimize the inefficient use of the land, resources, and
municipal services and to consider conditions that may affect development potential. These may
include the following:
Factors Supporting De Soto’s Development Potential:
• De Soto is strategically located in a growth area of the County.
• Good external highway system, including the four-lane K-10.
• The availability of City services.
Factors Limiting De Soto’s Development Potential:
• The cost to increase the capacity of municipal utilities and services.
• Aging housing stock.
• Vacancies downtown.
• Steep topography / KAW Floodplain
The aforementioned Factors should be considered both in terms of their present status and in
terms of how they are likely to change over the projection period. These should be considered
together with other matters that may influence development quality such as:
•
•

The community’s general attitude towards growth,
Development standards (including density) which the City will exact through its
development regulations.

Section 4.17 FUTURE GROWTH & ANNEXATION
Future annexation and growth should not occur until the City has identified substantial support
from De Soto residents. Any potential areas considered for future growth should be a win-win for
all parties. Expansion to the south should target the key nodes that would accommodate
commercial and mixed use development along K-10, Lexington Avenue, Kill Creek and areas
designateded Mixed Use and Commercial within Sunflower. These areas support a wide range
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of land uses that complement the City’s existing development plans and provide substantial
potential for public/private partnerships to enhance the entire K-10 corridor and the quality of life
for all who live in the area.
The City should seek zoning jurisdiction over any adjacent areas that might be developed in the
near future to ensure greater control of the timing, density, and type of development. Future
growth and development that is not consistent with this Plan, the City’s Zoning Regulations, or
not supported by local residents and property owners should be avoided. The City must also
have a plan in place for the programmed extension of infrastructure and services before proposing
any future development. Any growth which strains De Soto’s utility, infrastructure, or service
delivery capacities should be avoided. In certain specific cases, however, the City must be ready
to expand services and offer incentives to take strategic advantage of recommended
development, preservation, and future recreation opportunities.
The recommended residential, multi-family, commercial, mixed-use, and industrial growth is
necessary to attract and support new commercial, industrial, and residential development, which
in turn will increase the City’s revenues, create jobs, and grow the City’s population. These
revenues are necessary to provide the level of services needed to support a growing, prospering
community. Retail and service-sector expansion also addresses the community’s top critical
issue of providing better retail selection and better positions the area as a retail destination.
Additionally, expanding the City’s zoning authority is necessary to preserve the natural character
of the area, protect property values, and expand the City’s housing stock to include more
homeownership options for seniors and Millennials in the extended study area.
Partnerships between the City, adjacent property owners, and developers should be established
early to help avoid unanticipated repercussions. The City should initiate pre-annexation
agreements with adjoining land owners. Before any annexation decisions are made, the following
general questions should be considered.
1) Will the annexation place any unacceptable political, financial, physical or operational
demands or expectations upon the City for the provision of services or infrastructure?
2) Will the annexation allow for more appropriate guidance of future development within the
growth area?
3) Will annexation bring existing land uses into the City that are desirable and have some
benefit to De Soto in terms of revenue, quality of life, or additional housing?
4) Is the annexation in the best interest of the City as a whole?
5) Does the annexation make economic sense from both long and short range
perspectives?
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Section 4.18 COMPREHENSIVE PLAN ADOPTION & UPDATE
Before adopting or amending the Comprehensive Plan, the Planning Commission must hold a
public hearing. A notice of the public hearing must be published at least 15 days prior to the
public hearing (but no more than 30 days) in the official city newspaper or as required by law.
Adoption shall require a majority vote of the full Planning Commission. Upon adoption of the
Comprehensive Plan, or any amendment thereto, a certified copy of the Plan along with a written
copy of the minutes of the public hearing, must be forwarded to the City Council and City Clerk
as required by State Statutes.
City Staff, under the direction of the Planning Commission, should conduct annual reviews of the
Comprehensive Plan, or any part thereof, to consider any amendments, extensions, or additions
to the Plan. All amendments to the Comprehensive Plan must be made in accordance with the
process for the adoption of the Comprehensive Plan outlined above.
Section 4.19 IMPLEMENTATION PROGRAM SUMMARY
Through the adoption of this Plan, the recommendations and implementation strategies contained
herein become policy and should be considered in all future land use decisions and utilized to
help implement the vision, goals, and objectives of this Plan. The goals and objectives provided
in Chapter 3 are intended to work with the Future Land Use recommendations provided in this
Chapter. Together they form a work program the City should follow in daily decision-making and
empower residents, businesses owners and other organizations to assist in implementation
efforts.
The Comprehensive Plan should not be used as a standalone document. The implementation
recommendations of this plan will require the direction and leadership of City staff and the support
of the City’s elected and appointed officials, residents, and business owners. The City should
make sure all land use decisions comply with the City’s Zoning Regulations and Subdivision
Ordinance. Future development and improvements should be allowed a reasonable level of
flexibility to ensure they serve a long life and accommodate future generations and market
changes. This will help ensure De Soto’s present needs are met, without compromising the needs
of future generations.
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