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August 11, 2020  

  

City of Shawnee  

Community Development Department  

11110 Johnson Drive  

Shawnee, Kansas 66203  

  

RE:  Preliminary Site Plan/Rezoning/Preliminary Plat Submittal  

 5700 King Multi-Family  

  

Dear Mr. Allmon:  

  

We are excited to propose a new multi-family development for the former Wonderscope site at 5700  

King Street. This letter shall serve as a description of the project and the efforts put forth by our team  

to ensure this development continues to enhance Shawnee’s growing downtown district. This project  

is intended to provide needed residential living opportunities and grow the wonderful community that  

already exists in this area.  

  

We are grateful for the collaboration efforts of you and your staff over these past months in preparing  

for this submittal. Our hope is that you are as excited about this project and the positive effects it will  

have for the city of Shawnee as we are.  

  

Project Developer  

Sunflower Development Group is located in downtown Kansas City, Missouri on Grand Boulevard. We  

have been part of the greater Kansas City area development community, and beyond, for 15 years.  

During that time, we have created many successful commercial, residential and mixed-use  

developments, including our own office’s location within the historic mixed-use project The Grand. We  

believe in working with our partners to build iconic spaces that blend past, present and future to  

transform sites into thriving places of community and commerce.  

  

So, why Shawnee?   

  

We believe in Shawnee and that “Good Starts Here.” The historic downtown district is growing and  

providing additional living opportunities will only help further its growth and energize the area. The  

proximity of our proposed project to this district and convenient access to I-35 via Johnson Drive  

makes this an ideal location for a multi-family community. The many surrounding amenities, such as  

the parks and Old Shawnee days, local restaurants and retail, make Shawnee a desirable city for people  

looking to settle into a community and call it home. We believe that this project will create many  

opportunities for good things to start here.  

  

Project Description  

The 5700 King Multi-family project is located on 57th Street between King Street & Flint Street on the 

site of the former Wonderscope facility. The project shall be a 5 story, 189-unit, market-rate apartment 
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community with integral parking garage on the ground level. The apartment units offered include 

Studios, One Bedrooms, One Bedroom plus Den, Two Bedroom and Two Bedroom plus Den, ranging  

from 460 SF to 1,528 SF. The residential units will boast large windows to let in natural light,  

professionally designed interiors, 9 &10-foot ceilings, spacious walk-in closets, quartz countertops,  

high end cabinetry package, upgraded appliance package, and in-unit washers and dryers.   

  

The project shall include approximately 8,300 SF of indoor amenity space spread across two levels  

with an on-site leasing office located on Level 1. The community’s residents will be served by many on-

site amenities. Indoor amenities shall include a 24-hour health and fitness center, indoor mailroom,  

community lounge areas, co-working spaces, private dining and event space and dog wash station.  

Additionally, the project will include a private outdoor amenity courtyard with swimming pool,  

greenhouse, grill area, fire pit, outdoor games and multiple lounge areas. The Level 1 amenity space  

and leasing office will also act as a storm refuge area for the residents.  

  

Private parking for the residents will be provided by a fully enclosed, structured garage as well as  

surface stalls flanking the building’s West, East & South sides. Our total parking count for this 

development is 253 stalls. We are proposing 189 apartment units totaling 221 bedrooms. Our unit 

total includes 68% studios and one-bedroom apartments. We are providing more than one stall per 

bedroom, which is typical for newer multi-family developments in the area. We have also come to an 

agreement with our Splash Cove neighbor to use their parking lot as overflow for our residents, if 

necessary. The current Splash Cove parking lot will be reworked to provide adequate parking to 

accommodate both facilities. A landscaped median & fence are being proposed between the 

apartment’s surface lot and Splash Cove’s lot to differentiate the two. No parking is planned along 57th 

Street and the Northern portions of Flint Street and King Street.  

 

The parking lot and garage are accessible from both Flint Street & King Street at the South end of the  

building to encourage traffic flow away from the single-family residential neighbors. The main public  

pedestrian entrance to the building is also located at the South end, allowing the North end to be more  

passive in nature.  

  

Approximately 20,000 SF at the North end of the property shall be a tastefully landscaped park with  

small fenced dog area, walking path, and seating. The topography on the North side of the park will be  

built up by using berms to create a sight-line buffer for the single-family residences across the street.  

New street trees will be planted atop the berm for added screening. This park space will be available to  

residents as well as the surrounding community. Additionally, 8 of our 189 units will be provided with  

walk out patios that lead to small fenced “backyards” and have direct access to the adjacent green  

space. No public entrances face the North. These walk-out patios, in concert with a step down in  

building height, provide a more residential, townhome aesthetic to the North side of the project, that  

transitions the building to the surrounding residential properties.  

  

On December 19, 2019, we had an initial meeting with the Shawnee Planning Staff to discuss the  

concept for the former Wonderscope site. Throughout the months that followed, we continued to work  

with Staff to create a plan to share with the community. On May 11, 2020, we invited the neighbors to  

meet with us via Zoom so we could present our plans. Following the meeting, we shared our  

presentation with them electronically. Since that time, we have welcomed additional feedback from  

the surrounding neighborhood and city staff and incorporated ideas into the plan we present today.   

  

A major concern of the neighbors after the May meeting, was the proximity of our 5-story building to  
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their homes. We amended our design and shifted our building 50’-0” to the South to create the park  

space described above. We eliminated 2 levels of apartments on the North side to reduce the scale of  

the building which allowed us to create a townhome aesthetic for those units that face the adjacent  

neighborhood.   

We also eliminated parking stalls on the North end of the property. The intent was to reduce street  

congestion adjacent to the neighborhood and to provide a more pedestrian friendly connection to the  

park and sidewalks surrounding the site.  

  

Additionally, we have provided crosswalk striping at our vehicular entry points to, again, provide  

pedestrian connectivity through our site for residents to comfortably walk to Shawnee’s lively  

downtown district.  

  

Recently, on August 5, we were able to meet once more with the four closest neighbors to our site to  

present our amended design concept and answer any questions they had prior to the formal submittal.  

This meeting also allowed us to correct misinformation that had been shared since our initial  

neighborhood meeting in March. We were glad to have had the opportunity to explain the revisions to  

our plans and how we tried to accommodate their concerns in person.  

  

Project Deviation Requests  

Our goal is always to adhere to the jurisdiction’s requirements that have been thoughtfully put in  

place. However, we do have a small list of deviation requests. We fully believe that these deviations  

only make the development more successful and relate consistently with similar developments around  

the metro area.   

   

1. Minimum Unit Size  

We respectfully request a deviation to allow a unit minimum area of 460 SF to accommodate  

market demand and current real estate trends.  

  

The multi-family market in the Kansas City metro over the past 5 years has experienced   

a growing demand for smaller luxury apartment options.  This demand is primarily seen   

in the college graduate and young professional demographics who are looking for a   

balance of affordability and amenities.  This project provides studio and 1-bedroom units   

which range from 470-908 SF. to allow for lower rent options while offering many social   

and recreational amenities such as community lounges, co-workspaces, 24-hr health and  

fitness center, heated swimming pool, outdoor game areas, and dog park.  This project will  

provide a variety of unit sizes ranging from 470 & 626 SF studios to 1,528 SF 2-bedroom units  

for a balanced offering accommodating a range of demographics.  All dwelling units will have  

patio or balcony spaces and residents will have the opportunity to rent additional storage  

space on property if needed. We are providing only 3 of these smallest studio units, while 27  

studio units are larger at 626 SF.   

   

Please see the attached Exhibit A on Page 5 comparing the proposed unit sizes on this   

project with recently completed and occupied properties with similar approaches to unit   

size.  

  

2. Parking Stall Length  

We respectfully request a deviation to allow our parking stall size to be 9’-0” x 18’-0.”   

As the multi-family market continues to grow and integral parking garages are included, the  
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need for larger expanses of parking decreases. We have successfully implemented parking  

facilities in our other residential projects using 18’-0” long parking stalls with no issue.   

We are maintaining a minimum 24’-0” drive aisle and 9’-0” wide stalls.   

  

Please see the attached Exhibit B on Page 5 comparing parking stall sizes for this project with  

recently completed and occupied properties with similar parking needs.  

  

 

3. Landscape  

We respectfully request a deviation to the street tree requirements due to the urban nature of  

our project.  In order to create an active streetscape environment, additional parking and  

successful pedestrian connections, space for street trees where the building abuts King Street  

& Flint Street is limited.  Therefore, we request the street tree requirement along Flint Street  

be reduced from 16 to 10 & along King Street, from 16 trees to 9.    

  

Where space limitations do not allow street trees, we will provide decorative planters to help  

soften the parking garage façade.  Architectural elements including canopies, metal screens and  

high-quality building materials (brick & stone) are also incorporated to dress up the façade.  

  

  

We look forward to continuing to work closely with city staff, planning commission, council members  

and neighbors through the rest of development process. We greatly appreciate your time in reviewing  

our proposal.  

  

Please do not hesitate to reach out to us for any questions or concerns.  

  

  

Sincerely,  

  

  

Jason Swords  

Principal  

Sunflower Development Company  
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Unit Name Unit Size (GSF) Project Total Unit Size (GSF) Project Total Unit Size (GSF) Project Total Unit Size (GSF) Project Total Unit Size (GSF) Project Total

STUDIO 626 S.F. 27 494-509 S.F. 40 552-612 S.F. 26 430-584 sf 51 553 SF 18

STUDIO 460 S.F. 3

A-1 668 S.F. 99 742-969 S.F. 97 644-822 S.F. 103 636-978 sf 61 595-822 SF 62

B-1 908 S.F. 24 971-831 sf 9 941-1,207 S.F. 42 941-1,005 sf 22 1,017-1,105 SF 28

B-2 882 S.F. 4

C-1 1,029 S.F. 21 1,120-1,309 sf 34 1,125 S.F. 24 1,081-1,149 sf 82 1,040-1,366 sf 68

D-1 1,324 S.F. 7 1,481-1,721 sf 5 1,974 S.F. 1 1,425 sf 4 1,407-1,640 sf 24

PH 1,528 S.F. 4

TOTAL: 189 185 196 220 200

776 S.F. 822 S.F. 862 S.F. 905 S.F. 1,024 S.F.

UNIT INFORMATION

5700 KING  MULTI-FAMILY

AVERAGE UNIT SF

531 Grand

Kansas City, MO

STUDIO

2BEDROOM + 2BATH + DEN:

2BEDROOM + 2BATH:

1BEDROOM + 1 BATH + DEN:

1BEDROOM + 1BATH:

4400 Washington Avenue 80 Domain at City Center

Lenexa, KSOverland Park, KSKansas City, MO

Total # Stalls

Total # Units

Total # Bedrooms

# Stalls/unit

Min Stall Length

Max Stall Length

Min Stall Width

Max Stall Width

Min Aisle Width 24'-0" 2-way 22'-8" 2-way 17'-6" 1-way 24'-0" 2-way 24'-0" 2-way

Max Aisle Width 24'-0" 2-way 25'-0" 2-way 24-6" 2-way 24'-0" 2-way 24'-0" 2-way

9'-0"

189 185

224

196

222

220

306

200

284

338

1.7

18'-0"

18'-0"

9'-0"

9'-3"

296

1.3

17'-10"

18'-0"

9'-0"

9'-0"

242

1.2

15'-0"

20'-0"

7'-6"

9'-0"

226

1.2

17'-0"

19'-4"

8'-8"

9'-0"

253

1.3

18'-0"

18'-0"

9'-0"

5700 King

Kansas City, MO Kansas City, MO Overland Park, KS Lenexa, KSShawnee, KS

531 Grand 4400 Washington Avenue 80 Domain at City Center

EXHIBIT A
UNIT SIZE COMPARISON

EXHIBIT B
PARKING COMPARISON


