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CITY PLAN COMMISSION STAFF REPORT 

CD-CPC-2026-00009 

Antioch Crossing Major Amendment April 15, 2026 

Docket #4 
 
Request 
Major Amendment 
(Rezoning from UR to UR) 
 
Applicant 
Jake Hodson 
Olsson 
 
Owner 
Dan Horn 
Antioch Redevelopment Partners LLC 
 
Site Information 

Approval Process 

 
Overview 
The applicant seeks to amend the Antioch Crossing UR 
plan to allow additional uses.  
 
Existing Conditions 
The subject site is made up of about 17 parcels mostly 
developed with commercial uses and buildings with 
associated parking areas.  
 
Neighborhood(s) 
This site is not located within a registered neighborhood 
or homes association. 
 
Required Public Engagement 
Section 88-505-12, Public Engagement does apply to this 
request. The applicant hosted a meeting on February 24, 
2026. A meeting summary is attached; see Attachment 
#3. 
 
Controlling + Related Cases 
CD-CPC-2021-00098 – Ordinance No. 210764 Amending 
a previously approved UR Plan in District UR (Urban 
Redevelopment), which also serves as a preliminary plat 
to allow for amendment to the current approved uses and 
further subdivision. Approved August 26, 2021 
 
Project Timeline 
The application was filed on January 23, 2026. 
Scheduling deviations have occurred due to the applicant 
needing more time to obtain all property owner’s 
consent. 
 
Professional Staff Recommendation 
Docket #4  Approval with Conditions 

Location 
 
Area 
Zoning 
Council District 
County 
School District 
 

NW corner of NE Vivion 
Rd and N Chouteau Trfy 
42 Acres 
UR 
2nd  
Clay 
North Kansas City 

Surrounding Land Uses 
North: Park, residential, UR, R-6 
South:  Commercial, B2-2, B3-2, UR 
East: Commercial, residential, UR, R-6 
West:  Commercial, residential, B2-2, MPD, 

R-6 
 
KC Spirit Playbook Alignment 
CD-CPC-2026-00009, medium alignment 
 
 
Land Use Plan 
The Briarcliff/Winnwood Area Plan 
recommends Mixed-Use Community for 
this location. The proposed plan has a 
medium alignment with this designation. 
See Criteria A for more information. 
 
Major Street Plan 
NE Vivion Road is identified as a 
Thoroughfare and N Chouteau Trafficway is 
identified as a Boulevard on the Major 
Street Plan. 

 

Staff Review
City Plan 

Commission
City Council
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VICINITY MAP 

 

PLAN REVIEW 

The proposed amendment to the Antioch Crossing UR plan will allow more variety of uses. All 

permitted and prohibited uses are identified in the Development Data table on sheet C2.0. Previous 

permitted uses were specific to each lot and mostly limited to retail, restaurant, and office, with the 

exception of vehicle repair use on Lot 7 at the southern portion of the site and self-storage on Lot 15 

at the northeastern corner of the site. Proposed permitted uses generally include retail, restaurant, 

and office, with additional specific lots allowing all uses in the B2 zoning district, vehicle repair, 

carwash, self-storage, and indoor entertainment venue. Prohibited uses include ambulance service, 

adult media store, pawn shop, short-term loan establishment, cemetery/columbarium/mausoleum, 

cremating, undertaking, and short-term rentals.  

There are no proposed changes to the site plan, and any new construction will require a UR final 

plan. The site is still subject to all conditions from the previously approved ordinance.  

SPECIFIC REVIEW CRITERIA 

Development Plan, Project Plan, or Site Plan (88-516-05) 

In order to be approved, a development plan, project plan, or site plan must comply with all of the 

following criteria: 
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A. The plan must comply with all standards of the Zoning and Development Code and all 

other applicable city ordinances and policies.  

The plan mostly consists of existing buildings and uses and complies with applicable 

standards.  

“The proposed UR amendment has medium alignment with the Briarcliff-Winnwood Area 

Plan and KC Spirit Playbook by expanding potential uses on the site and increasing its 

economic viability and sustainability. The proposed uses align with the Mixed Use 

Community future land use designation and support the revitalization of the site.” –John 

Myers, 2nd District Planner, Community Planning Division 

B. The proposed use must be allowed in the district in which it is located.  

The proposed uses are permitted by the UR flexible zoning district that will be established by 

this plan.  

C. Vehicular ingress and egress to and from the site, and circulation within the site must 

provide for safe, efficient, and convenient movement of traffic not only within the site 

but on adjacent roadways. 

Vehicular ingress and egress are not expected to change with this amendment and is 

adequate for this type of commercial area. 

D. The plan must provide for safe, efficient, and convenient non-motorized travel 

opportunities, being pedestrian and bicycle movement, on the subject site. 

There are no proposed changes to the site plan as the area is almost fully built out. There are 

existing sidewalks around the perimeter of the site as well as internally between lots.   

E. The plan must provide for adequate utilities based on City standards for the particular 

development proposed.  

Utilities were not reviewed with this application. There are no proposed changes to 

infrastructure serving the subject site. 

F. The location, orientation, and architectural features, including design and material, of 

buildings and other structures on the site must be designed to be compatible with 

adjacent properties. 

No building elevations were reviewed with this application, and no major changes are 

proposed. Any minor exterior changes will be reviewed at the time of any building plan 

review. 

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from 

undesirable views, noises, lighting, or other off-site negative influences and to buffer 

adjacent properties from negative influences that may be created by the plan. 

Landscaping was not reviewed with the application and there are no proposed changes to 

existing landscaping.  
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H. The design of streets, drives, and parking areas within the project should result in a 

minimum of area devoted to asphalt or other impervious surfaces consistent with the 

needs of the project and city code requirements. 

The amount of impervious surface is typical of the commercial lots within the subject area and 

there are no proposed changes. 

I. The plan must identify trees to be removed and trees to be preserved during the 

development of the subject property with the goal of saving trees that are not required 

to be removed for the development of the property.  

There are no trees planned to be removed from the site with this application.  

 

ATTACHMENTS 

1. Conditions Report   

2. Applicant’s Submittal   

3. Public Engagement Materials  

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APROVAL WITH CONDITIONS as stated in the conditions report. 

 

Respectfully submitted, 

Genevieve Kohn-Smith, AICP 

Lead Planner 



Report Date: April 09, 2026

Case Number: CD-CPC-2026-00009

Project: Antioch Crossing Major Amendment

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Genevieve Kohn-Smith at (816) 513-8808 / 
genevieve.kohn-smith@kcmo.org with questions.

1. That Ordinance No. _210764____, including all conditions provided therein, shall remain in full force and effect.

2. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with Section 
88-425-08 of the Zoning and Development Code. This condition may be satisfied by an assigned City Planning and 
Development Building Inspector.
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ANTIOCH CROSSING
UR DEVELOPMENT PLAN AMENDMENT

T51N, R32W, S31, KANSAS CITY, CLAY COUNTY, MO

DEVELOPER:

PROJECT CONTACTS

PLANNING & ENGINEERING:

VICINITY MAP

URD LEGAL DESCRIPTION:

NE ANTIOCH RD.

NE VIVION RD.

NE CHOUTEAU TRFY.

PREVIOUSLY APPROVED UR DEVELOPMENT PLAN:
CASE NO. CD-CPC-2021-00098.
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10. Special Consideration to Large Single Tenant Users

1. DESIGN GOALS

The goals of the Design Criteria are as follows:
· Encourage a neighborhood feel and walkable environment;
· Ensure long lasting quality;
· Accommodate both local and national retailers; and
· Create an illuminated and safe environment that encourages day and nighttime activity.

2. DESIGN INTENT
The overall design theme is a pedestrian friendly, walkable environment.  Masonry facades, combined with contemporary details, are
used throughout the development.  Canopies or awnings and a variety of storefront and signage design are used to achieve an eclectic,
neighborhood environment.  The guidelines are intended to be recommendations that can be altered in appropriate circumstances.

3. DESIGN CRITERIA

1. GENERAL GUIDELINES
Project Design Review Process to be prepared in coordination with City of Kansas City Planning and Development Department staff to
address all sites within the redevelopment area, guidelines and plans as submitted.  The above mentioned are subject to final review
and approval by the Developer and local Public Authorities.

2. COMMERCIAL GUIDELINES
A. General

· Commercial uses in commercial areas are encouraged to be mixed and integrated.  Multi-building complexes, including building on
adjacent lots in different ownership, shall exhibit a unity of design through the use of similar elements including, but no limited to:
heights, roof lines, materials, colors, ornamentation and decoration, window arrangement, sign location on facades, and other themes.
These guidelines are meant to achieve an overall, cohesive look for the redevelopment.

· It is understood that large anchor tenants have individual corporate identities.  A large anchor tenant may be afforded an interpretation
of the development design criteria to be approved by the Developer and local Public Authorities.  Each tenant is encouraged to design
within the parameters set forth in the criteria in order to blend with the development.

B. Materials
· A minimum of 80% of the exterior finish material on all facades that face a street or provide public access from parking lot shall be

constructed of glass, brick, marble, real or cast stone, coarsely textured stucco or enhanced concrete panels.
· Enhanced Concrete panels may incorporate casting of facing brick into the surface to give the appearance of a masonry wall or similar

high finish applications with city approval.
· Metal is permitted in a decorative or accessory role, using only concealed fasteners.
· The use of wood shall be limited by design review.

C. Colors
· The predominant colors of building exteriors shall be compatible with the colors of adjacent buildings in character with the surrounding

area, generally providing a complimentary diversity.  Colors in the earth tone palette are encouraged.  Trim is encouraged to be of a
contrasting color.

D. Façade
· Building facades will express variations in form through materials and slight variations in set backs along the façade.
· Walls facing a public street or places of public access, including parking lots and courtyards, shall include windows or other architectural

features customarily found on the front façade of a building, such as awnings, cornice work, edge detailing, or decorative finish materials
compatible with human scale.  These walls will also be required to be enhanced through architectural details and features, building
heights, and color.

· Primary entrances to a building shall be defined and articulated by architectural elements such as lintels, pediments, pilasters, columns,
porticoes, overhands, railings, balustrades, and other features where appropriate.  Any such element used shall be architecturally
compatible with the style, materials, colors, and details of the building as a whole.

· All sides of a building shall include similar details and materials so as to achieve four-sided architecture when facing a public right of
way, and minimize the appearance of the back of a building facing surrounding uses.

· Awnings and/or canopies are to be provided at all primary building entrances and along the primary retail facade.  Awnings and
canopies will be made of materials that compliment approved exterior building materials and will be integrated as part of the overall
building design.  Plastic awnings or canopies are not permitted.  A consistent theme or compatible color or pattern will be incorporated
throughout the various buildings.  Business identity and address identification may be incorporated into awnings and canopies.

· Buildings with multiple storefronts shall use architecturally compatible materials, colors, details, awnings, signage, and lighting fixtures
to create complementary character.

· Rooftop screening will be provided to protect against adjacent viewing per Section 88.

E. Glass/Window
· Glass shall be clear or lightly tinted only.  Opaque applications shall not be applied to the glass surface unless part of a window signage

system.  Sliding doors and sliding windows are permitted in facades facing a public street with justification and pending design review.

F. Roofs
· All rooftop equipment shall be enclosed in building material that matches the structure or is visually compatible with the structure.
· Parapets may be appropriate pending design review.

G. Site Design
· Partially shield parking lot pavement from the street by berming, a wall, and/or landscaping as required by the Director of City

Development.  Loading areas shall be buffered with landscape materials in conjunction with earthen berms.  Other appropriate
screening options may be permitted pursuant to design review.

· The site shall provide a pedestrian-oriented environment, including measures for safety and ease of movement between streets and
buildings, across parking lots, and between buildings via designated and clearly defined pedestrian routes which may include raised
walkways, pattern paving and landscaping.

· Dumpster enclosures must be constructed of the same material as the adjacent building with landscape screening if allowed.
· The grounds around building should be landscaped with shade trees, evergreen trees or shrubs, or flower planting areas.
· Provide irrigation for all major planting areas as required by the Director of City Development.
· A general average minimum distance of 15 feet is required between a parking lot and the facade of the building for sidewalk and

landscaping purposes unless otherwise agreed upon by City Development Department staff.

3. COMMUNITY GUIDELINES

A. Building and parking lot design shall comply with applicable ADA accessibility requirements.

B. A sidewalk network shall be provided throughout the redevelopment area that interconnects all dwellings, non-residential
structures and common areas.  Sidewalks shall be separate and distinct from motor vehicle circulation to the greatest extent practical,
and shall be of a barrier-free design.

C. Sidewalks shall be a minimum width as required by code, expanding to 5 to 6 feet along major pedestrian routes and in
commercial areas.

D. Interior landscaping and planting areas will be designed to provide a buffer between the parking lot or drives and building walls
or pedestrian circulation.  Landscape areas may be placed adjacent to the building wall or adjacent to the curb to coordinate with
building overhangs, awnings and canopies.

E. All pedestrian crossings to parking lots and paved areas will be highlighted with special integrally tinted colored concrete,
pavement textures, or pavers.  All sidewalks and other pedestrian walkways shall have appropriate lighting, using fixtures consistent
with the character of the neighborhood.

F. Pedestrian walkways will be provided, to the extent practical, within parking areas, between parking aisles to provide a
connection to the primary entrance of the building served by the parking area.  Walkways shall be wide enough to accommodate
adequate room for vehicle bumper overhang over the curb.

G. Streetlights shall be designed to compliment the character of the community and conform to all applicable standards.

H. Streets and sites shall be provided with adequate lighting.  A photometric study will be provided showing zero foot-candles at
the property lines when abutting residential.  All wall packs are required to have cutoff shading screens.  Parking lot light poles shall be
generally no higher than 30 feet.

I. Along all parking areas, walkways, courtyards, and common/open space areas pedestrian scale decorative lampposts shall be
provided at regular intervals.

J.  Exterior public and semi-public spaces, such as courtyards and plazas, shall be designed to be functional; to enhance
surrounding buildings, and to provide amenities to users in the form of textured paving, lighting and trees.  Courtyards shall have
recognizable edges defined on at least three sides by buildings, walls, and/or elements of landscaping in order to create a strong sense
of enclosure.

K. Benches or seatwalls to provide resting spots for pedestrians will be provided intermittently throughout the redevelopment area.
Pedestrian scaled furnishings, landscaping, and other amenities will be provided as appropriate throughout the development.

L.  Landscaping islands and park strips will be a minimum of 8 feet in width, including pedestrian walkways, in order to
accommodate the walk, trees and shrubs, vehicular overhangs, lights, posts, and other appurtenances.

M. Perimeter buffer landscape areas will be planted with shrubs capable of reaching 3 feet in height above the adjacent parking

area or walk, covering a minimum 35% of the length of the landscape area.  Ornamental and/or shade trees (where appropriate) will be
included in these buffer areas.

N. Bike Racks will be provided where appropriate and for long and short term bicycle parking per Section 88.

O. Design aspects as per Chapter 88 shall be provided and adhered to, including street trees, bicycle parking, etc.

P. Outdoor speakers shall not be allowed.

4. GENERAL SIGNAGE DESIGN CRITERIA

· Project and retail signage are paramount in developing the overall design quality and character of the Antioch Redevelopment project.
Following are guidelines that will be followed to ensure a pedestrian friendly and inviting atmosphere.

· Each retail store is allowed a maximum of one integral sign for each exterior face contiguous with the interior retail store space of the
building, and subject to the limitations outlined below.  Secondary signage is permitted in the window facing the street when the primary
sign cannot be viewed by pedestrians because of awning or overhang.

· Signs attached to buildings shall be integral.

· The Developer encourages the use of façade signs and blade signs, signage on canopies and awnings, and interior glass signs.

· Signage shall be limited to trade name, logo and decorative accents.  To maintain a high quality environment, no formed plastic,
injection molded plastic or box-type back-lit panel signs are permitted.

· All signbolts, fastenings and clips shall be hot-dipped galvanized iron, stainless stell, aluminum, brass or bronze.  They should be
concealed, if possible.

· No signmaker labels or other identification shall be permitted on the exposed surface of signs, except those required by local ordinance.
If required by local ordinance, such labels or other identification shall be in an inconspicuous location.

· No exposed conduit, conductor or transformers will be permitted.

· Service doors to tenant areas throughout the project shall have a standard identification (tenant name and address only).  This signage
shall be designed and installed by the tenant.

· The lighting to tenant's signage shall be controlled by a 24-hour time clock set in accordance to the Developer's specified hours.

5. STOREFRONT SIGNAGE DESIGN CRITERIA

· Signage type, size, proportion and location are required to be an integral part of the overall design concept for the storefront.

· LIGHT BOXES WILL NOT BE PERMITTED.

· All other bold, creative designs will be considered.

· Tenants can have a single ILLUMINATED SIGN integral to their storefront that fits one of the following:
·· Back-lit:  Plexiglass can be on an opaque background.  Letters may be etched in the back of mirror or individual plexiglass letters

of logo pushed through cut-outs in metal panels.  Can letters may be used directly on the façade, or on raceways if required by
Developer.

·· Edge-lit:  Etching must be V cut.  Concealed light source must be highly illuminated to ensure visibility against a light background.
Can letters may be used directly on the façade.

·· Surface Illuminated Sign Behind Storefront:  With remote, concealed spotlighting.  Suggested materials include: carved and
painted wood, ceramic tiles with raised letters, carved stone and forged, cut-out or cast metal letters.  The sign must be brightly
illuminated from a light source that does not cause glare to the public and does not project past the storefront glazing.

· All signage and graphic lighting must be illuminated during the hours the center is open.  This illumination shall be controlled by a 7-day,
24-hour time clock, set in accordance to the hours specified in the lease.

6. FAÇADE SIGNAGE

· Façade signs are intended for immediate recognition of the tenant's premises by the public.  It is recommended that the signage be
designed for day and night-time visibility.

· Signs are limited in size to 5% of the total façade square footage and a maximum of 20 feet in height above the finished floor elevation
of the retail space.

· Signs are mounted on the façade of the store, above tenant's awnings or Developer's canopy, if provided.

· The signage is limited to the trade name only.  One sign is permitted for each exterior face of the building which is contiguous with the
interior retail space, with a maximum of three sides.

· The tenant has maximum freedom in the design of the façade signage, except where otherwise noted.  Suggested types of façade
lettering are:

·· Individual letters, pin-mounted to the façade or on raceways, if required by the Developer.
·· 2-dimensional, 3-dimensional or open channel type lettering.
·· Lettering affixed to a panel that is erected at the façade with the allotted signage area.

· Numerous variations/combinations of the above are possible for the signage, and the Developer welcomes the tenant's creativity.

· For tenants occupying buildings of more than 25,000 square feet, the maximum height shall not exceed 54” and shall not extend more
than 10" beyond the face of the building.

· For tenants occupying buildings of less than 25,000 square feet, the maximum height shall not exceed 30” and shall not extend more
than 8" beyond the face of the building.

· Double stacked letters are allowed but the total height shall not exceed 1.5 times the allowable height for single letter height.

7. ROOFTOP SIGNS

· Rooftop signage shall not be permitted.

8. CANOPY TOP SIGNAGE

· This signage type consists of illuminated signage that sits on top of the Developer-provided canopy that may occur throughout the
project.

· The finish and color of the lettering is ultimately subject to the Developer's approval to ensure only the highest quality for the project.

· The maximum allowable height for each sign shall be as outlined for façade signage.

9. ENTRIES / GATEWAYS

· Each designated entry/gateway shall have a monument sign identifying the project development.  The monument sign shall be a
maximum of 9'-0” in height and 8'-0” in length.

· The sign may contain the names of tenants with the development.

· The monument sign shall be externally or internally lit.

· The sign shall be constructed of materials approved for building facades, and the sign design shall be consistent with the architectural
character of the development.

· Way-finding signs shall be allowed throughout the site.  The sign area of the way-finding signs shall not exceed 15 s.f.  These signs may
be externally or internally lit and shall be designed to be consistent with the architectural theme of the development.

· Gateway Monument signs will be used in lieu of individual pad site monument signs.  See sheet C1.3a of the Preliminary Development
Plan for general concepts of the entry/gateway features.

10. SPECIAL CONSIDERATION FOR LARGE SINGLE TENANT USERS

· Special consideration shall be given for single tenant “stand alone” buildings 30,000 s.f. or greater.

· The above guidelines may be reasonably modified to accommodate large single tenant buildings, provided that the
modification/deviation is consistent with the spirit of the guidelines.  In no case shall modifications/deviations be granted that create a
direct negative impact for adjacent residential areas.
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MEETING MINUTES 
 

Internal Pre-Design Meeting 

Date: 02/24/2026 – 5:30pm to 5:50pm 

RE: Public Engagement 

Project # 021-01817 

 

A. Attendance 

a. Dan Horn – Antioch Crossing 

b. Jake Hodson – Olsson 

c. Qiyamah Muhammad – Olsson 

d. Ben Bang (guest) – Dutch Bros 

e. Matt Pepper (guest) – Antioch Village 

f. Tommy Newhouse (guest, call in by phone) 
 

1. Where exactly are the proposed changes located relative to Dutch Bros? 

Ben’s question: 
He wanted to confirm whether the proposed developments were across the street from his Dutch Bros 
location and which parcels were involved. 

Response: 
Jacob and Dan explained that: 

• The proposed tire shop (Lot 15C) and other changes are east of Ben’s Dutch Bros, across the 
street. 

• The plan shown was rotated, which may have caused initial confusion, but the uses are not on 
Ben’s parcel. 

• The development includes areas near Extra Space Storage and another parcel closer to Vivian 
Road and Chouteau.  

 

2. Is this a zoning change for the entire area? 

Ben’s question: 
He asked whether the zoning for the entire area was being changed or if this affected only certain 
properties. 

Response: 
Jacob and Dan clarified that: 

• The zoning itself is not changing. 

• The amendment only adds permitted uses within the existing UR zoning. 

• The changes apply only to the parcels shown in blue on the plan, not the entire district.  

 

3. What new uses are being added, specifically? 

Ben’s question: 
He asked for clarification on what types of developments were being proposed. 
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Response: 
Dan explained three primary items: 

• A Dobbs Tire automotive tire shop on a portion of an existing parking lot. 

• A future quick-service restaurant on part of the parking lot near the former Bank of America 
building (tenant TBD). 

• An indoor kids’ playground as an inline retail use, which would also include a small café 
serving coffee, drinks, and pastries (not intended to directly compete with Dutch Bros).  

 

4. Concerns about environmental impacts of a tire shop 

Ben’s comment/question: 
He expressed some personal concern about environmental issues typically associated with tire-related 
automotive uses. 

Response: 
Dan acknowledged the concern and noted that Dobbs Tire is a quality operator with many established 
locations, implying that the use would be professionally managed and consistent with similar commercial 
corridors. No specific environmental mitigation details were discussed at this stage.  

 

5. Is this meeting the official public hearing? What’s the approval process and schedule? 

Ben’s question: 
He asked whether this was a private call, what other notices were coming, and referenced a notice 
mentioning early March. 

Response: 
Jacob explained that: 

• This meeting was part of the public outreach process; notices were sent to about 70 nearby 
stakeholders. 

• The City Planning Commission (CPC) public hearing will be held March 18 (with paperwork 
due March 10). 

• The earlier March 4 date on the notice would be revised. 

• After CPC, the amendment would proceed to City Council a few weeks later. 

• The CPC hearing will be available via Zoom, and Jacob offered to share the link.  

 

6. Overall impact and reassurance 

Ben’s perspective: 
He emphasized that Dutch Bros is a significant investment for him and that he mainly wanted to stay 
informed, not be obstructive. 

Response: 
Dan reassured him that: 

• The ownership group cares deeply about the area, having redeveloped the former mall site 
years ago. 

• They intend to keep Antioch Crossing a first-class shopping center. 

• The proposed uses are typical for a busy, high-traffic corridor and intended to strengthen the 
overall development.  

 

Outcome 

• Ben stated he had no objections, appreciated the transparency, and was satisfied with the 
explanations.  He indicated he would reach out directly if future questions came up.  


