Minutes ‐ DRAFT
Economic Development Ad‐Hoc Committee
CITY of ROELAND PARK
Wednesday, August 24, 2016; 8 a.m.
Roeland Park
City Hall
Committee Members:
Mayor Joel Marquardt
Michael Rhoades
Michael Poppa
Erin Thompson
Guests
Jason Glasrud, CBC (via phone)
Keith Moody
Jennifer Jones Lacey
I.

NE Johnson and Roe
Site development conceptual presentation by CBC (attached):
a. Office/Retail/Apartments
b. Multi‐Family/Townhouses/Villas
c. Retail/Restaurant Development
d. Roe House Historic Site and Event Space
e. Satellite Museum + Restaurant + Event Space
f. Co‐Working Space/Private Sector Incubator/Higher Education
Committee discussion centered on highest/best use of site, considering each concept against
complimentary use to adjacent residential properties and previously identified development goals
for NE Roe & Johnson:
a. Revenue generating, attractive gateway element that compliments the coming larger
development;
b. Benefits the citizens of Roeland Park;
c. Attracts new visitors and new residents; and
d. Is a distinctive development for NE Johnson County and throughout the metro.
Utilizing the above criteria, the Committee identified their top priorities for the potential
developments presented CBC with direction:
a. Multi‐story mixed‐use project with ground floor retail/restaurant (local concept), and above
to include office/multi‐family and/or one or more of the following:
i. Satellite Museum/Event Space (2nd or 3rd story)
ii. Co‐Working Space/Private Sector Incubator (2nd or 3rd story)
The following concepts were identified as lower priority at this time:
a. Multi‐family/Villa housing (only) – new housing stock is not needed
b. Standalone Restaurant/Retail – traffic is a concern, not highest and best use for the site
c. Standalone Satellite Museum/Event Space/Higher Education – not a sales tax revenue
generating concept
d. Standalone Co‐Working Space/Private Sector Incubator – not a sales tax revenue generating
concept
e. Roe House Historic Site and Event Space – No existing structure exists (such as other historic
and repurposed sites), Mission Theater event space on Johnson Drive to re‐open, not
economically or operationally viable at this time as City does not possess resources to do so.

CBC was given the following direction:
a. Draft economic assumptions for potential development of the prioritized multi‐story mixed‐
use project;
b. Start shortlisting potential end‐users and developers; and
c. Begin outreach to museums, higher‐ed users and co‐working/incubator firms to gauge
interest and determine if expansion is a possibility.
II.

Mission Gateway Update
a. Mission City Council rejected plan

III.

New Business
a. None

Johnson Drive & Roe Ave – Site Development
Conceptual Discussion
August 24, 2016

Johnson Drive & Roe Ave – Site Development
Conceptual Discussion
Approx. 2.3 acre site
WHAT ARE THE GOALS?

“Revenue generating, attractive gateway element that
compliments the coming larger development.”
-

Benefits the citizens of Roeland Park
Attracts new visitors and new residents
Is a distinctive development, for Northeast Johnson
County and throughout the metro.

Johnson Drive & Roe Ave – Site Development
Conceptual Discussion
WHAT WAS THE FEEDBACK?
• 61% of respondents indicated 2-3 story development is ideal.
• For commercial uses, the top three preferred are:
o Retail Merchants
o Restaurant
o Office Space
• Additionally, Strong Preferences stated for Parks/Public Spaces
It should be noted that while “Retail Merchants” scored high, the
comments strongly indicate an aversion to chain retailers,
preferring locally owned-operated businesses.

Johnson Drive & Roe Ave – Site Development
Conceptual Discussion
WHAT WAS THE FEEDBACK?
“Please think out of the box and be creative in the type of
development for this site. Please think in terms of what the city
needs to increase its appeal/desirability to young professionals and
young families.”

CONCEPT 1: Office/Retail/Apartments

OVERVIEW: Multi-story, mixed-use concept that is reflective of the Envision Tomorrow
schemes that were produce (see next two slides) showing two 20,000 SF (approx.)
buildings with ground floor retail and second floor office or apartments.

CONCEPT 1: Office/Retail/Apartments
40,000 SF of space and 110 total parking spaces
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CONCEPT 1: Office/Retail/Apartments
40,000 SF of space and 110 total parking spaces

W 39th Mixed
Use Project
Price Bros.
KCMO

CONCEPT 1: Office/Retail/Apartments
Q&A
Q: Would the city be open to a 2+ story solution on this site?
A: Requires further discussion on the acceptable density for this concept.
Q: What would be the ideal or likely tenant mix?
A: Our perspective would be for retail and apartments. The market is currently
strong for multi-family, and would likely prove to be more feasible than office.
Q: Does the site plan shown earlier work from a siting and parking standpoint?
A: There are a total of 110 parking spaces shown on this plan, which is a little light
for an office/retail combination, which would require approx. 140 stalls.

CONCEPT 2: Multi-Family/Townhouses/Villas

OVERVIEW: Moderate density townhomes or villas to attract new residents to Roeland
Park. Project could allow for additional greenspace and pocket park which residents
have expressed an interest in preserving.
Example: Plaza North Townhomes, 4400 Summit,
KCMO
Developed by a group led by St. Luke’s Hospital.
Five, 2-story townhomes have been listed
between $350,000 - $475,000 each.
Project completed in fall of 2014.

Multi-Family/Townhouses/Villas
Example: Northgate Village, North Kansas City.
A total of 219 rowhomes, patio homes and single
family residential.
Price ranges: Townhome (3 br) = $190,000
Single Family (4 br) = $260,000
54 acre total project (including commercial
development)
Concept is based on New Urbanism, which
encourages walkable neighborhoods with
numerous amenities such as walking trails, parks
and water features.
Project was developed in early 2000s by Hunt
Midwest and Rainen Development.

Multi-Family/Townhouses/Villas
This image shows a
2.6 acre area of the
CityView Lofts portion
Of the Northgate
Village Development

Multi-Family/Townhouses/Villas
Example: Bridgework Lofts at 522 Locust in
downtown KC.
47 total units from 905 SF to 1,800 SF.
Price ranges from $165,000 to $400,000
1.3 acre site
Old Yellow Taxi garage has been incorporated
into the project, the “Truss Building” and feature
lofted bedrooms and bathrooms in its 16 units.
Project was completed in 2006 and developed
by George Birt.

Multi-Family/Townhouses/Villas
Q&A
Q - Is residential housing the highest and best use for this site?
A – Perhaps not, but the pros outweigh the cons.
- Development would be attractive front door to Roeland Park
- Would attract new or retain existing residents
- Brings new housing stock to the area.
- May be the most satisfactory solution to the adjacent neighborhood.
Q – Is the site too small?
A – This location may be too small for some developers, since multi-family housing is all
about density, but the economics of the development will be impacted by the land
price. If the City is open to a steeply discounted land price, it may make this concept
more feasible.

CONCEPT 3: Retail/Restaurant Development

OVERVIEW: Concept centers around a single, full-service restaurant or multiple
tenants if the site can be designed accordingly. Targets would include
restaurants such as Corner Café.

CONCEPT 3: Retail/Restaurant Development
Q&A
Q – Is the intent to be restaurant only, or include inline retail?
A – Restaurant only. It was CBC’s sense that traditional inline retail would not be
considered the highest and best of this site, and not necessarily the wishes and
intent of the community for redevelopment here.
Q - Can two restaurants really co-locate on this site?
A – It may be tough for two restaurants to occupy this site, unless they
operated at different hours so to take advantage of the same parking field.
One prospect has indicated that they require very nearly 2.3 acres and 125
parking stalls for their operation.

CONCEPT 4: Roe House Historic Site and Event Space

OVERVIEW: Originally presented as a potential option in ad hoc committee, this
concept envisions the historic Roe House re-built on-site and paired with a restaurant
and/or event space.
Once model to examine is the Thompson Barn in Lenexa. The original Lackman family
estate has been restored and the home serves as the offices for the Lenexa Chamber
of Commerce and EDC and the Thompson Barn has been restored into a 200-person
event venue and meeting space.
The Thompson Barn and Home sit on approx. 2.6 acres and are served by 75 parking
spaces. Additional spaces are available by utilizing the parking lot of the adjacent
office building.

Roe House Historic Site and Event Space
Thompson Barn, Lenexa (below)

Roe House Historic Site and Event Space
Q&A
Q – How do we get this built?
A – First step would be to find an operator – primarily in the form of a restauranteur
(such as Corner Café) who might be interested in the “historic home” concept as
the foundation for a restaurant. May not precisely resemble the Roe House, but
could be adapted to meet both goals.
Next step would be to find an operator for the Event Space. In the Thompson Barn
example, the Lenexa Parks & Rec department is the manager/operator for the
event space. There are a number of events pace operators/managers in the KC
area that could be considered for ownership, lease or third-party management.
An alternative path would be to research the feasibility of the Roe House
construction via philanthropic contributions and grants to fund the construction. A
permanent tenant or operations partner would still need to be acquired. No public
dollars are expected to be sought for either component.
Q – Is there a market for event space in NE Johnson County?
A – Likely. Reviewing a list of 130 event spaces in the Kansas City metro, only 2
venues can be considered in Northeast Johnson County: Melange at 5636 Johnson
Dr. in Mission and the Merriam Community Center at 5701 Merriam Dr. There are
additional facilities in Overland Park, north of 435 and in Shawnee, primarily
publically owned venues.

CONCEPT 5: Satellite Museum + Restaurant + Event Space

CONCEPT OVERVIEW: An idea that attempts to combine a number of the goals and wishes of the
community, which is an attractive project at the “front door” of Roeland Park which is unique, inviting
and a potential revenue generator for the City. The concept of a “satellite museum” is relatively new,
but a few high-profile examples are setting the standard across the world. The proposed Overland
Park Arboretum Visitors Center was designed by MOMENTA and Confluence and is a 20,500 SF
facility. The building has not been constructed, and is still in fundraising stage.

Image: Proposed Overland Park
Arboretum Visitors Center
(MOMENTA Architecture)

Satellite Museum+ Restaurant + Event Space
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Satellite Museum + Restaurant + Event Space
Q&A

Q – How do we get this built?
A – This would have to be a true public-private partnership (P3) involving a number
of parties, but generally assumed this would be a developer-led project, with a
major institutional or private-sector tenant guaranteeing a long-term lease. No
public dollars are expected to be sought for the project.
Q – What would the attraction be?
A- A number of possibilities. It could be a consortia of collections from area
institutions such as the Nelson-Atkins, Kemper Museum, Kansas City Museum,
Johnson County Historical Society, the Nerman Museum, Truman Library, WWI
Museum, Union Station, etc. In fact, it would likely have to involve nearly all of these
partners in order to realize.
Q – Who are the private tenants?
A- Envision several rent-paying tenants, such as a restaurant and office tenants. For
example:
8,000 SF Satellite Museum/Event Space
3,500 SF Restaurant/Coffee Shop/Café
8,500 SF Office Space
20,000 SF Facility

Satellite Museum + Restaurant + Event Space
From the Atlantic Monthly’s CityLab.com: “Why Every Art Museum Should Launch a Pop-Up
Satellite”: There isn’t a museum in the country that wouldn’t benefit from such a program: a nonmuseum space showcasing museum-collection works. There isn’t a museum anywhere that
couldn’t use to expand its reach and viewer base. A farm league for museum exhibitions and
curators would od the entire art world some good. Experimental satellites are an idea whose
time has come.
There’s an argument to be made for launching satellites instead of adding expansions no matter
what the cost of construction is, especially with regard to contemporary art. Any museum you
care to name has more artworks than it can ever show and a challenge in reaching various
communities – any museum. The answer is right there: Take the artworks out of storage and put
them into those communities.
From Richmond (VA) BizSense: “Museum’s Satellite Model Making Waves.” : Children’s Museum
of Richmond earlier this month (May 2014) opened a new satellite location – its third new branch
in four years. And as the numbers roll in to show the expansion is good for the bottom line,
CMOR’s blueprint for branching out has caught the eye of other organizations.
Statistics, so far, back up the merits of CMOR’s plan. Adding two outposts nearly doubled its total
attendance in 2013 – with 429,000 visits – making it No. 8 in the country for children’s museums.
CMOR’s annual budget, based on anticipated revenue, jumped from $2 million before the
satellites were created to $3.2 million in the 2013 fiscal year. It will increase again this year to $4
million after adding a third site.

CONCEPT 6: Co-Working Space/Private Sector Incubator/Higher
Education

Co-Working Space/Private Sector Incubator/Higher Education

CONCEPT OVERVIEW: Kansas City metro is becoming a hub for co-working spaces and private
sector incubators. These organizations are primarily centered around downtown - ThinkBig,
OfficePort, Sprint Accelerator. Startup Village at 45th & State Line has received a great deal of
press. While Johnson County doesn’t have the concentration, there are a few notable coworking/incubators, particularly PlexPod in Lenexa.
Plexpod is a coworking facility where creators, entrepreneurs, startups and businesses enjoy
exceptional office space and shared resources with all the tools and expertise to do great work.
Company has 2 locations in KC Metro:
Lenexa – 25,000 SF facility (repurposed industrial building) with 150 entrepreneurial members a
coffee shop and event space.
Westport Commons – 360,000 SF facility on 12-acre campus near 39th & Main – Former Westport
Middle School (Phase 1 due to open Q4 2016). Once complete will house 50 team spaces, 40
offices, 30 work stations and 200 flex desks along with event space, parking garage and
community gardens/parks.
Development team consists of Plexpod, EPR Properties and Sustainable Development Partners.

Co-Working Space/Private Sector Incubator/Higher Education
Q&A
Q – Likelihood of attract this group as a tenant or developer?
A – While this sector predominantly occupies existing and repurposed buildings,
Roeland Park would be an attractive destination due to its desirability of the
millennial population, primarily the affordability of the housing stock and proximity to
Downtown/Crossroads/Plaza. The Lenexa location has done well for Plexpod since
there is a significant population in Johnson County who do not wish to commute to a
Crossroads location, or the real estate prices have been prohibitive for other
incubator operators.
Q – What about the higher education market?
A – The higher-ed market is an active sector, in seeking out strategically
advantageous locations apart from the main campus as a way to attract new
students and increase visibility and branding. Historically, these groups have located
to traditional retail or office space.

