To: San Francisco Bay Conservation and Development Commission (BCDC)
From: Bonnie J. Johnson, PhD, AICP, School of Public Affairs and Administration, University

of Kansas
Date: Nov. 1, 2018

RE: Nov. 15" BCDC Session - Innovation in the Everyday: Avant-garde Staff Reports —

Seeking Commissioner Insights

Description of Research Project

Thousands are written every year, but how many are read, understood, let alone, empowering?

The purpose of this research is to revamp a critical communication device in local
government - staff reports. Staff reports are typically written by city or county planners in
response to applications for rezonings, comprehensive plan amendments, variances, special use

permits, site plans, or plats, among other

things. In the case of the BCDC, the
commission is reviewing applications for
permits and reading staff reports containing
staff summaries and recommendations
concerning the Bay. Staff reports make
their way to advisory boards, such as,
planning commissions, historic preservation
committees and then on to governing bodies,
like city councils, county commissions, and
the BCDC who make the final, legally
binding decisions on applications. Though
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planners and administrators write thousands
of staff reports every month in the United
States, there have been few scholarly

publications on the topic, and one of those was my own study published in 2016.

This past summer I was an Integrated Arts
Research Initiative Faculty Research Fellow with the
Spencer Museum of Art at the University of Kansas.
I, undergraduate research assistant Savannah
Wakefield, and museum staff Joey Orr and Jeffrey
McKee worked on creating staff reports inspired by
art. We created avant-garde staff reports using
fashion thinking. Fashion designers create avant-
garde pieces of clothing that may not be very
wearable in hopes of inspiring ready-to-wear. We are
creating avant-garde staff reports seeking to
completely rethink every-day staff reports. We are
using style boards (images of actual staff reports
compiled into a poster), mood boards (images

Figure 1 — Word Cloud of Audience Texts, National Planning Conference
Session, "Leading with Staff Reports", May 8, 2017
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Figure 2- Style Board of Staff Reports

compiled into a poster to create a certain ambiance, but also to boost fresh, lateral thinking), and




prototypes of avant-garde staff reports
to open our eyes to other ways of
thinking. We created avant-garde staff
reports in the form of long and short
videos, a game board, newsletters, a
collage, and a mobile.

The Integrated Arts Research
Initiative (IARI) fellowship is in
preparation for my sabbatical in the
spring of 2019. With the avant-garde il -
staff reports from the IARI, I am Figure 3- Mood Board - Staff Report as Ticket to the Future
creating more practical staff reports and
I am testing them with planning commission focus groups. The first focus group was with the
Mainland and Islands planning commissions in Glynn County, Georgia in August of 2018. My
second is with the BCDC in November of 2018. In early 2019, I will conduct more focus groups
with other commissions recruiting them from each region: northeast, southeast, middle of the
country, northwest, and southwest. The focus groups will evaluate formats, writing of staff
reports, and rethink staff reports in hopes of improving their readability, effectiveness, and
usefulness.

BCDC - Nov. 15 Session — What to expect?

I am wanting your opinions about what makes for a “good” staff report. However you
define that. I will be collecting your thoughts at the BCDC session on Nov. 15", T hope the
overview of staff reports and the more avant-garde staff reports you will see in an introductory
video and in the link provided below will spark your suggestions and perhaps some unexpected
ideas. The link below asks you to do some homework before the Nov. 15" session. The
directions are as follows: (Hint: if you do nothing else, read the presentation notes from #I,
watch a little of the video staff report from #6C, and look at the revamped BCDC staff report
under #8.)

1°' — Watch video of staff report overview (or read presentation notes) — video is 36 minutes on
YouTube

2" _ Take a look at a typical staff report from Lawrence, KS

3" _ Look at Avant-garde staff report based on the Lawrence, KS example which is a game
board

4™ and 5" - Try out the same Lawrence, KS case but these two staff reports have a bit more style
6MA - an Avant-garde staff report that is minimalist
6B — an Avant-garde staff report as a newsletter

6"C — the same Lawrence, KS staff report as a video staff report (there is a long version and
short version)



7t — an Avant-garde staff report as a collage
8" — a redone BCDC staff report based on the “Mission Rock™ case inspired by the collage in #7
Here is a link to the resources 1 — 8:

https://kansas-my.sharepoint.com/:f:/g/personal/bojojohn_home ku edu/ErQ8pBez3PlIinVSFeTvX-
uYBxJuKsD8KIiEGUcRN27QVHGQ?e=78vdkj

You will see in the online packet of information a “consent form” and a form for “notes”.
The Consent Form is to give me permission to conduct a focus group of your Commission and
collect your thoughts. We will have forms for you to sign at the meeting. The form describes the
research and tells you who to contact if I do not perform the research in an ethical manner. The
other form for “notes” is just that, for you to take notes as you look over the items in 1 — 8.

At the meeting, [ will give a brief overview and then I will ask you the following
questions:

e What do you like or appreciate about staff reports today?

e Do you have any worries or concerns about staff reports today?

e New information — Is there anything about staff reports today that you think people do
not know but should know?

e How do you use staff reports in your decision-making? Could that change if staff reports
changed? How or now not?

e Ofthe various staff reports you saw in the materials given before the meeting, what parts
did you like? Not like?

e Did the avant-garde staff reports (mobile, game board, minimal, newsletter, video,
collage) spark any new ideas or unexpected ideas for improving staff reports? Any
suggestions for some other avant-garde staff reports?

e How should staff reports be made available? Paper? Podcast? Video? Online? Poster?
Other ways?

e Is there anything I have not asked about but you would like to share about staff reports?

e What are you hopes and wishes for staff reports?

We will get everyone’s thoughts on the questions, I and staff will take notes, and we will try to
reinvent “the staff report™.

Thank you for your assistance in this
project, which could improve the
work of commissions across the

country.



https://kansas-my.sharepoint.com/:f:/g/personal/bojojohn_home_ku_edu/ErQ8pBez3PlInVSFeTvX-uYBxIuKsD8KiEGUcRN27QVHGQ?e=78vdkj
https://kansas-my.sharepoint.com/:f:/g/personal/bojojohn_home_ku_edu/ErQ8pBez3PlInVSFeTvX-uYBxIuKsD8KiEGUcRN27QVHGQ?e=78vdkj

You can watch the presentation here if you want. It is 36 minutes
long.

https://youtu.be/gswQszJE2BU

There is a clickable link in the "Watch_Presentation_36_minutes.
pdf .
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Hello, thank you for tuning in via video or reading this presentation. I’'m hoping you will
come along with me and accept the challenge of rethinking staff reports. First off, I'm
Bonnie Johnson, AICP, PhD and here | am talking at a meeting of my neighborhood
organization. I've read staff reports as the chair of my neighborhood organization. I've
written staff reports in my 8 years as a city planner for the cities of Liberty, MO and
Amarillo, TX and Johnson County, KS. Once, | wrote 15 staff reports in one month when |
worked for the City of Liberty. As an urban planning professor at the University of Kansas, |
teach planning students how to write staff reports. | have also read and used staff reports
to make decisions as a member of the Lawrence/Douglas County, KS Metropolitan Planning
Commission. It was as a planning commissioner that | really started to rethink the staff
report, or, at least, to wonder if there was a better way. | would dutifully read my packet
each month, drive by the properties, and to my disappointment, | would still be confused
as to what to do. | thought, “Here | am, a professional planner, and I’'m struggling to know
what’s best. What about others who don’t have a master’s degree in urban planning and
years of experience? What must they be going through when they read these reports?” So
— | started to do some research and to figure out if there was some way to get out of this
rut of the same old (ineffective) staff report. After some initial research, | realized | needed
some other people to go on this journey with me and that’s where planning commission
members like you come in. | hope this presentation will get you thinking about staff
reports in new ways, dare | even say in “avant-garde” ways and that you’ll bring your
thoughts with you when we meet at our study session.



Your packet
* Consent form — bring it to our meeting
* Notes page — to take notes!

* Read/watch 15t - Presentation (this - you can watch
the video or read the presentation)

* Read 2" - City of Lawrence, KS standard staff report

* Read/do 3" — Avant-garde game board staff
report/exercise — give this exercise a try and bring it
to our meeting

* Read 4t - Taylor’s staff report
» Read 5t — Caitlin’s staff report

« Read 6% — Avant-garde staff reports: Minimal,
Newsletter, Video

You will get a packet to read before coming to our study session. Your study session will be
where | will gather your feedback on your thoughts about staff reports and how you would
change or create more innovative staff reports. In the packet will be a consent form that
you can sign (and thus consent to being part of my staff report research) or not sign and
just bring your input, and be assured that | will not use your feedback in my research. You
can watch a video of this presentation or read it. As you read/watch this presentation,
note any of the staff report variations that you like or any ideas that you have which are
sparked by the presentation and by your own experience. Bring your notes to our meeting.
After this I'd like for you to read a standard staff report from the City of Lawrence, KS. | use
it because it is pretty indicative of what you see in staff reports and | then want you to see
the same staff report presented differently and see what you think. Next is an “avant-
garde” staff report based on the Lawrence case presented as a game board exercise that I'd
like for you to try out — bring this exercise to the meeting and we will compare and discuss.
Next, Id like for you to read or take a look at two staff reports written by my students
where they take the Lawrence staff report and try to reformat it. Lastly, are three more
avant-garde staff reports, some based on cases you might be familiar with and one based
on the Lawrence case.



Staff Reports

These are the reports a professional planner
prepares that digest a particular development
proposal or permit request; assess site conditions;
relate the proposal to the comprehensive plan,
subplans, and functional plans; and make a
recommendation, all against the backdrop of local
government policies and development code
criteria.

(Meck and Morris, 2004)

Before | go too much further on our journey, I'll define “staff report”. Here’s one from the
literature.



Planning Office of the Future
5 Big Ideas

* Think big (create, educate)
* Exercise leadership (address emerging trends)

* Change culture (innovate, become
entrepreneurial)

* Implement big ideas

* Advance equity (speak up for equity and
fairness)

KU KANSAS R

| started searching for new ways of thinking by looking at a recent report put out by the
American Planning Association on “The Planning Office of the Future.” Here are their
recommendations.



The Planning Office of the
Future Report

* They mention staff reports . . .

KU KANSAS




The Planning Office of the Future

“The world rarely recognizes those planning
agencies that perform their work efficiently, as
important as it might be for them to produce
complete and accurate stait reports .

Rather, the planning agencies we recognize
and honor tend to be those that have
significant impacts upon a community’s form,
appearance, vitality, or upon the ways in which
people make decisions about the community’s

growth and development.”

KU i&Af\j}SI}”\l :SI‘ Rock Chalk, JAYHAWK!

As someone who cares about staff reports, the first part kind of hurt BUT the second part
really caught my attention. | thought that partin the red box was what we were supposed
to be doing with staff reports. | mean it is the main way staff communicates with
applicants, citizens, planning commission members, and members of the governing board.
Shouldn’t staff reports be doing this?



What one word do you think of
when you hear “staff report™?

KU KANSAS

Take a moment and answer this question. Write it down and bring it to our study session.
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KU KANSAS

| did a session on staff reports at the 2017 National Planning Conference and | asked the
audience of planners to text me the one word they think of when they hear “staff report”.
Their responses created this word cloud with “Boring” being the most frequent response
followed by “Information/Informative” then “tedious” and on from there. This is what we
are working with — boring, unread yet informative, essential, helpful, required reports.
What can we do to reverse this?



Motivation for Research

 Centrality of staff reports to practice

» Lack of scholarly attention and practical attention

« Hunches — similar across nation; more technical
than communicative

« Questions — basic description of
strengths/weaknesses, reasons for
simiiarity/dissimiiarity

« APA's Task Force — The Planning Office of The
Future (Think big and Lead)

KU KANSAS

| already told you that | did some research on staff reports. Here’s a list of why. Also —
planners write A LOT of these and planning commissioners read A LOT of these. Itis a lot
of work, for what result? From the 2010 Census there are 2,970 cities with populations of
10,000 or above. If we assume each of those cities has someone writing a staff report even
just once a month for a year, that’s over 35,000 staff reports per year. A lot of time and
energy — with what results?

10



Developing evaluation criteria
m forTattmgand Writing the Staff Report

Planning Advisory Service Wiriting staff reports on proposed developments and pesmit applications is a core skil af

planning practice.

Writing Better
Zoning Reports

Diwencan Erfey

Rock Chalk, JAYTHAWK!

KU KANSAS

A colleague, Assistant Professor, Ward Lyles, AICP, PhD and |, looked at the 3 publications
on how to write staff reports and put together some evaluation criteria that we eventually
ended up calling the “Staff Report Evaluation Tool”. The earliest known writing on the topic
was by Duncan Erley from 1976. He thought photos would be great but too expensive to
use for every report (they were expensive then!). His report was updated in 2004 and now

maps and photos are recommended.

11



Developing evaluation criteria

3C’s

Compiiance
YN A Consistency

KU KANSAS

Then there’s a short article in 2014 in “Planning” magazine emphasizing the “3 C’s”.

12



Purposes of Staff Reports

» Digests information
« Factually describes project/request

* Objectively describes why the application is
before the commission/board

« Assesses site conditions

* Relates proposal to plans and policies

- Dﬂﬂl‘\l‘AO I'\f\f\l"o“:ﬂﬂ
NclLuiuo Luuiuiia

» Anticipates and answers questions
« Makes recommendations
Builds legally defensible record

KU R'AM'S'ABL Rock Chalk, |AYHAWK!

Part of what makes staff reports so difficult to write is this (above) - - all the various
reasons for doing them. These reasons are all from the limited literature on staff reports.
This is a lot for a report to do especially when it is also asked to be produced and read
quickly. I'm wondering how you feel abut the item in the blue box? Should it also do this?

13



Sample of Municipalities for which Staff Reports were Analyzed (n=94)
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We collected staff reports from 94 cities in 41 states.
They were for simple, rezonings.

The cities ranged in population from 2,501 to 8,274,527.

The number of pages for each staff report ranged by 1 to 71 (average 9.38; median 5
pages).



Our Sample

Staff reports from 94 cities

— Simple, rezonings

41 states

Population range: 2,501 to 8,274,527
— Mean 192,719; median 68,722

- Page numbers: 1 to 71

— Mean 9.38; median 5

KU KANSAS

We collected some staff reports from across the country

Rock Chalk, |AYHAWK!

15
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KU KANSAS

Remember the “Staff Report Evaluation Tool”. We used it to evaluate the 94 staff reports.

We graphed our results looking at two dimensions in particular. Across the bottom is how
the staff report performed on very traditional, unbiased, “just the facts” sort of criteria
(more rational, technical reports, so to speak). Along the side was more modern criteria
focused on how “communicative” the report was (more friendly to read). The three low
performers (which will remain nameless in the red circle) have populations of 3,120;
26,818; and 52,676 and are from both coasts; two are 1 page and 1 is 2 pages. The three
high performers are Beaverton, OR (population 90,704 and 52 pages) Athens, GA (pop
112,760 and 20 pages), and Honolulu HI (pop 375,571 and 71 pages — the longest in the
sample). Only those three (the green circle) are really hitting on both style (easy to read)
and substance (details).

None of the reports are in the upper left which would be ones that are all style but no
substance, there are some in the lower right which are all substance but not style.
Unfortunately, there are ones that are not performing well on style or substance in the
lower left.

16



Findings

79% referenced the comprehensive plan

* 39% specific goals and objectives

« 80% gave recommendation Only 1%
» 40% gave clear justification used

« 45% site map of parcel sidebars

* 9% reference map of parcel in the city
80% used page numbers

L]

« 24% bullet points Lots of technical
* 5% photographs writing for lay
audiences.

KU KANSAS e

Here are the overall findings from our research. In general, lots of technical writing for lay
audiences. Looks like there needs to be a better way.

17
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Zone Changs Application
Review
1048 1% Avenue [TMK: 3-2.014:010)

The next slides are just bits and pieces from various staff reports that might help.
Honolulu, HI has photos, but some captions would help.

18
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CITY of BEAVERTON

STAFF REPORT
June 16 2010

Planning Commusann

Kennoth Ronchor, Assoxiate Plannes #f 20 .

Murray Village Quasi-Judicial Compre hensive Plan Map
Amendment and Annexation Related Discretionary Zoning Map
Ame ndment

CPAZ010-0001 and ZMA2010-0001

Tan Map 1510900 Lats: 01500 nnd 01800
Northeast corner of SW Murray Bivd and SW Jenkine Rd

This is the second segment of & City initiated proguosal to amend the City's
Comprebensve Flan Map and Zoning Map to apply city designations o
proparty meoently anneusd ints the Uity The Uity i seeine 1o sesly
the land we and soning thal most chosely match the intenm W sshington
County designations in terme of sllowed uses denuty and buibding
standards No new dovelopment s propossd ss & part of this sppliestion
Futare developawnt of the ste will be evewed sparaiely

The property s appronimately 18 46 scres in s The proposed
Compreh Plan L

Transt Urwnted and Washington County Resslential  The miernim
soning designatons are Washingtion County Transt (rwated Res
sdemtial 18-24 wnits per mere (TO RIS 20 and Washington County R-9

MNote The orupmnal sotes inchaded three tatlots The first segment was
changed previously and applied only to taxhot 01400 This second
segment apphes 10 the remaining two tankots

City of Beaverton
PO Box 4T85
Beaverton, OR 97076
CPAZON0-0001: Section 1| 5 1 of the Comprebensive Plan (Quasi

Juduial Amendments)
EMAZO10-0001: Section 40.97.15.3.C of the Development Code

RECUMMENDATION Approval of CPAI0I0-000]1 and ZMAI010-0001 (Murray

Village Annexstion-Relsted CPAZMA)

- G B ==y —

Beaverton, OR shows the use of a cover sheet with “decision criteria” and a
“recommendation” on the front page. A cover sheet was one of the original
recommendations from the 1976 Duncan Erley report. A cover sheet is a standard
summary of the application that is used as a template over and over again.

19
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Planning Department
Memorandum

DATE:
TO:

FROM:
PRESENTED BY:

SUBJECT:

APPLICANT/OWNER:

REQUIRED ACTION:

RECOMMENDATION:

PROPOSED MOTION:

SUMMARY:

PREVIOUS ACTION:

September 3, 2009 AGENDA ITEM: 1
Plannung Commussion

Tabitha Perry, Principal Planner
Bill Luttrell, Senior Planner

REZONING APPLICATION ZON09-04: LOOP 101 -
CAMELBACK ROAD - 9802 WEST CAMELBACK ROAD

Fezope fom A-i (Agncuimmni) 10 PAD (Fianned Area
Development)

City of Glendale

Bene . cp oo *

deicToune i us requesi 3 m

neighborhood and consistent with the General Plan

The Flanmung Commission must conduct a lic heanng and
T ihe

The Planning C should rec d approval subject to
the one stipulation

Move to recommend approval of ZON09-04 subject to the one
stipulation contamned i the staff report

This request will amend the zoming and approve a PAD two
acc date a muxed develop on 1.35 acres

On August 6, 2009, the Plannmg Commission mnstiated this request

Glendale, AZ shows another way of setting up a cover page. It include a “proposed

motion”.

20



PLANNING COMMISSION REPORT

MEETMO DATE Jure 11 2008 TTEM NO GO Conrdrate Pareerg 1o Bance némvinactae
SuBsECT Indian Krwr Flaza

LS AS. ]
REGUEST Requeit to conuder the following

1| Approval ko rezone n sppeonamte § 8-scre parcel (Indss Raver Plazs)
rom Neyghborbood C ammercaal Dustnet (C-1) w0 Contral Bunes Dotnet
(C-7) hoxated om e soustirwest cormer of East Thomas Road mnd North
Huvden Road

Ky Iieams for Comsieder ation:
The request i conuistent with the General Plan s land nee desigmanon

Related Policier. Referomces
17U 2008 sed 18-UP- 2008

OwER Inctean Faver Plaza LLC
4803680111
APPLICANT COMTACT  Prmry Boluer
4809901114
LocATION 2430 Noeth Hayden Rosd
BACKGROUND

Joning
The Indom Rover Plars retad crmter o cmvently romed Newghborbood
Consmaercial Dustract (C- 1) that allows retml. service. office snd restnrant

wrs. The propesed Cemtral Buneness Dystrict (C-2) ronsng dnct allows for »
wvamaety of commercial wee it wmclade ban retsl office s wrvice ue
Cemeral Plan

The General Plan Land Use Elemest deugnotes the property s Commmerral
Thas catepory inchudes uses that provade 3 varsety of poods ad services to
werve the conmmamty and reponal nreds and may o hade reudential and
officr sy

Comtext

Located wouth and wes! of fhe souliwes! comes of the mtersection of Nor®
Havden Road and Eaet Thomas Rood, the sie i srround by commercial
mmdty famuly ressdential and the Indon Bend Wnd

Page |

This one has a small map which could be helpful on the cover page but this one doesn’t tell
us much.



Zoning

Current

'Site Size
NAC

Comprehensive
Plan

|

Surrounding
Uses

_Existing Conditions Table
Interim Washington County TO:R18-24 and R-9
Vacant with no devel currently proposed

| Development __|(Site was formerly a mobile home park)

Approximately 18.46 acres

| Five Oaka/Triple Creek NAC ]

Land Use: Interim Washington County Transit Oriented
Street Functional Classification Plan: SW Murray Blvd. and SW
Jenkins Rd. are each classified as an Artenial
Street Improvement Master Plan: The Transportation Systom
Plan Street Improvement Master Plan identifies SW Jenkins Rd. for
future expansion to 5 lanes. (SW Murray Blvd. is already at 5 lanes.)
Pedestrian & Bieycle Master Plan and Action Plans: The
Pedestrian & Bicycle Master Plans identify existing and proposed
pedestrian and bicycle facilities along both streets

Zoning: Uses:
North: Washington County R-5 North: Detached Housing
(italics indicate outside City limits)

South: Campus Industrial Cl and | South: TVF&R Fire Station and
Wash. Co. Industrial IND Maxim Integrated Products

East: Interim Washington County East: Vacant
TO:R18-24

West: Washington County TO:EMP | West: Nike

Beaverton, OR makes good use of tables to show the “usua

every staff report they do.

III

information that’s probably in

22



09-22-53

1978-1880

Retracement plat 1978-1880 of T14N, R2W, Section 11, 12,

14 of the Seward Merndian, Alaska

01-20-54

Lot 54

Pament #1157972 for SM, AK, T14N, R2W, Section 11, Lot

54 consisting of 1.87 acres. This patent is subject to a
right-of-way not exceeding 50 feet in width, for roadway

and public utilities purposes, to be located along the north,

east and south boundaries of said land.

1964

Single family with attached garage consisting of 1,095
square feet constructed on subject parcel

04-29-74

GAAB Eagle River Areawnde rezoming OR 74-66

03-15-77

Subdivision by Deed of Lot 54 less the north 150 feet
(37,599 square feet) recorded.

10-22-81

Plat 81-238

SOA Department of Highways Right of Way Map, F-042-
1{38) AO 6192, Sk Bowl Road to Eagle River recorded.

11-13-08

Complaint case opened of construction of a structure one
hundred or more square feet in area without a land use
permit, LUEE95980. A stop work order was issued for a
house had been destroyed by fire: it had enjoyed

nonconforming rights as a single family use and structure
in the B-3 District.

Anchorage, Alaska has a table showing previous applications and when they happened.

23



II. CURRENT STATUS

The Planming Staff 15 tentatively scheduled to present this request and the Planmng Commussion
recommendation to the Mayor and Commission at their agenda setting on June 17, 2010. The Mayor and
Commussion are tentatively scheduled to take action on thus request on July 6, 2010

Athens, GA tells people what to expect next, such as, when the Mayor and Commission will
see this case.

24



COMMUNITY COMMENTS:

At the time this report was written, there was no returned public hearing notices (PHN)
received out of sixty-nine (69) public hearing notices mailed May 7, 2009.

Anchorage, Alaska includes citizen comments.

25



7919 E. Thomas Road Suite 101
Scotrtasdale, Arizona BS5251

480-990-1114
DD S S T JE _Pr oS

NFPFIIL

Scottsdale, AZ puts in a copy of the sheet citizens were to sign if they showed up at the
open house on the property to get more information. This application was apparently by a
business called “Pranksters”.

26



CITY OF CARMEL BY . THE SEA

PLANNING COMMISSION
AGENDA CHECKLIST
MEETING DATE § September 2009 BLOCK: A-1 1OT: 19
FIRST HEARING X CONTINUED FROM: NA
ITEM NO D3 05-64 OWNER. Lecowd & Pegry Fagp

STREAMLINING DEADLINE 10302009

STEECT

Connderstion of Dewgn Srady and Coavtal Development Permat applsc stioen for

alierations 1 a8 exasting reudence located m the Smgle Fanuly Reudential (R-1). Beach
it Rapanan Overlay and Park Overlay Duntnets

ENVIRONMENTAL REVIEW

Exempt (Class J - New Constructica)

LOCATION ZONING

Scemc § SE of §* R-1.BR. PO

ISSUES

Dioes the proposed dewgn o with the Reudentual Deugn Obgectves (CMC 1710.1)
and the Rrudential Dewgn Gudelunes”

OFTIONS

1 Approne the pplcation 1y iubmatied

2 Approve the spplication wih ipecial condshon:

] Contone the spphcanon with & requet for changes
4 Deny the spphcshon

RECOMMENDATION

Opticn 82 (Approve he sppihcaton with special condtioss |

ATTACHMENTS

1 Senff Report dated § Septensber 2009
2 Applcation Materals
1 ] Propect Plass.

STAFF CONTACT  Masc Wiener Assistant Plagses

This was rare — a list of issues to consider on the cover page.
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Ciy OF WEST HAVEN, CONNECTICUT

o Planning and Zoning Commission

AGENDA

The West Haven Planniong and Zoning Commistion will hald 3 Public
Hearing and Regular Meeting on Tuesday, May 25, 20010 jin the Harviet North
Meeting Room, Second Floar, City Hall, 355 Main Street, West Haven, €T ar
7:30 P regarding

CALLTO ORDER
BOLL CALL

APPREOVAL OF MINUTES =May 11, 2010

1 d Litigah 2 iproy L v. Weil Haven

'I’nninlg'!.;_!n;n' ggmmlp.lgl! |'a.o New Maoven of New Maven)
LB Butmases
2 loning Regulaion: Revizion:

A lechon 48 - Telecommunsc ahon: Fociibe:

3. 190 CAURGARI DRIVE Progrem of e Improvemenh

4 of New Haven o ¥
NEW BULinNELs
£ 510 PRIT AVENUE  Bequest lor exh of Lbe Fan App nk Pril Moce LC

Aflomney Vincent Falcone Fie # 05-017
TTAPP REPORTS
COMMIZLION MEMBER REPORTS
ADIOURNMENT

John Panza Charman

Perhaps too short — this is it. The list of agenda items, is the staff report.
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A

sccomplished with an Ovdmance smecding City of Helens Ovdimance No 2150 and
smendng the official ronmnyg map

The Cory Communucn will review asd bold » publsc bearmng ou this zone change request
on June 16, 2008

SIZE
Three (3) developed rendental kot with & combuned total of spproumatety 41,718
squane fret on approvmately 96 of an acre

PRESENT LAND USES
Diveloped revadential dwelling

ADJACENT LAND USE
Norh and West Sungle and muin- famaly resdential
East and South Swgle- famuly prudential. Golf Conne

ADJACENT ZONING

North snd West B-J snd R4 Dutrcts.
Emt R-3T# 16

Soutt R-2 Dyanicr. PLI Dusanct

CURRENT ZONING
F-2 (Sanghe- Fanuly Feswdestial) Dhinct

FROPOSED ZONING:
-3 (Medman Deaury Reudeanal ) Dumct

RECOMMENDATION

Seaff pecommends APPROVAL for the adoption of s Ovdmance smending Ciry of Helena
Ovdemance No 1539 sad mnendung the official zomng map. for 8 zooe change from -2
(Semgle-Fammly Ressdential) o an B-3 (Malts-Famuly Ressdential) Dutrct for twee (3)
developed lotn. Legally desciibed s refevenced froes the Bock of Deeds A Tract of land
contmmng 273 acres av described i Bock M1 Page 8074, with a property addews of 130
West Custer Avenme. Lot A-1 on COS 23119268, with » property address of 404 Wet
Custer Avenve. Stump Tracts Tract B from Book M24 Page 4370, with a property sddvess
of 408 West Cunter Avense Helema Mostass praevally located Genevally bocsted north of
Custer Avesue South of Russell Lane

EYALUATION

Nt
Momtans MCA Section 76-2-304, “Parposes of Zoming”™ stabes

Helena, Montana puts the recommendation in a box so it is easy to find.
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7

May 12, 2010 Public Hearing

APPLICANT AND PROPERTY
OWNER:

NEW OAK GROVE
BAPTIST CHURCH

— - Mrw (hak Bagaing { barch

STAFF PLANNER: Waren Prochen

ADORESS [ DESCRIPTION: 1200 Head Rirver Ficad

G ELECTION DISTRICT: SITE SUE AUl

13T RNOIT000 PRONCESS ANNE 7 102 scres Less than €5 o DN
SUMMARY OF REQUEST

The asocikcant requests 8 Condional Use Permit 1o slow a0 padton o g

TP D i 1340 Teo Conamonal Uise Permis were of

GG Tt e

The aoehcant & propomng B SOSEon et sl consel of & new S0 fal Lichen sres. CotroomE.

oty ana The tote square otage of The sddton B
approurmately 16 500 suaare feet The exmbog sanciuary apace seats J50 people and wil not be
eapanses

The charch ofice reports afendance curen®y 8t 1735 tor Sundey morming service The (hurch oflers &
530 am Sunday school oicwed by an 11 00 & m eorshe service There 8 ais0 3 Wednesday evening
Bibe Study The church oflce hours are 500 8m 1o 300 pm. on Monday Tvough Thurssay There s no
Sy Care Bnd Curmently no DA 1 POK SayCare of P tacity

The tharch adSon cortinues The use of the BNoh veneer tuf o an updsied ook Mets mofing & used
Wit 3 larger correce frestment The man lobby srape round T sosting font entrance I slow Te
Patursl bgh o T apace 8nd provide for Randcapped sccest A new wpee B inet n heght gues more
promunence io e taoty and dertibes T Churth &8 & MOFRu Dlace

NEW OAK GROVE BAPTIST CHURCH

Agenda Rem 7
Page 1

Virginia Beach, VA uses some different formatting to catch your attention.
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BACKGROUND INFORMATION

FRIOR CASES Case Numbes & Date of Appaoval

Arnrration NA
Asrodner: NA

Sketch Plan NA

Master Plan NA

Prelumasary Subdivincs Plas NA

mal Subds Fim NA
Fnﬂ!wﬂ- Nooe

Forest Stand NA

Prehumasary Forest Conservation Plas NA

L Board of s Canes NA

Ase 3l A vt NA

—

DEVELOPMENT Area

CHARACTERISTICS

Total Lot Area Approxumately 17000 square feet
Lal Downtows Reudential (DR)

NA

P Rosdway Dedication NA
« (HOA) NA
Pk Lagd Dedic stiog NA
Immsmn Ases
CHARACTERISTICS
P Dunabed Lot Ares NA
s Suface Pato NA
F om Site NA
rabed Floodplun A
Nootidal Wetland: cn Sute NA
Dhusturbed W etlands NA
MDE Permut NA
FACTLITIES AND SERVICE
Comprebenuny oW Accens Proviucn
Plae Clavufication
Winchester Street Local Road 40 En_t&ﬂ‘

Frederick, MD literally uses a checklist.
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This is a nice map showing the whole city then zooms in the site under consideration.
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SPECIFIC INFORMATION

Roundtable L.L.C. has applied to rezone C-0, Non-retail Business District
i 1y 3.2 acres of located at the

o e Permitted Uses: The main use allowed in this
southwest comer of Camelot and Westwoods ety -

district is offices for professionals <
Drives from RP-3, Planned One-family Cluster - i F—— :#u
District and CP-2, Planned General Business dentists, lawyers, physicians, and real estate
District to C-0, Non-retail Business District. The | agents. Other permitied uses are mortuaries,
proposal is to develop offices on the property medical clinics, and day care centers. For day

(I:xh:memd(,} '['Ileappllwnhlsmbmnnd mu d’?JQTMM

g how the site could
bedevdnpedmthmoﬁ'anmwodsan
via a bridge, office buildings resembling homes along Camelot, and parking hidden internal to
the site.

The arca to be rezoned consists of two tracts. The larger one is Tract B of “Camelot Lots 157-
190" subdivision consisting of 2.5 acres zoned RP-3. The other is an unpiatied tracit zoned CF-2,
originally part of the Seaport development, approximately 0.6 acres located cast of Tract B and
adjacent to Westwoods Drive.

HisTory
RP-3, Planned One-family Cluster District

'I'I!:Clmelot plans from the 1970's (Exhibit D) A Uises: Thia disrict ks for sk

homes and single-family | gt detached homes designed to allow
hmn:si‘orllxmwmd(lllmewbmu These Mm;mmh

plans show the property under id as d statutes or other ownership
clustered single-family homes with shared parking procedures. The minimum lot area per family
zoned RP-3. is 7,260 square feet. When the property was

zoned R-3, a plan was submitted and approved
the
A preliminary plat for 11.7 acres south of Kings Bene Ga RES e T it

Ridge on Camelot was approved in 1984 (P&Z

Case No. 84-154PP) (Exhibit E) and it was rezoned
from RP-3 to R-1C, Standard Single-family Residential District in April of 1984 (P&Z Case No.
84-168). The final plat was approved in May of 1984 (P&Z Casc No. 84-177FP). Part of the
property under consideration along with the property now occupied by Saxon Medical Inc. on

Sidebars can provide more information when needed.
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A Poster?

E IMENARDS, INC. COMPREHENSIVE PLAN AMENDMENT

Maybe we should experiment — here are things students have done in my class. A staff

report as a poster?
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Esecumive Summany

Bacaground whormaton
Furpome tor Beguest
eenarel rhormation
Sae Contest
Bt patoncs Conuderstont
grefcance of 8 Comprenene Pun
e Famcpaten

fea® Ay
Hordsn 2030
brvned Loutrern Deveiogrm e Fun
Bty of Bated Market Sty
e Crmen tor eve

e
Amernatie

Appreaia A Cortact mlormpter

Apperci & G Puan, Chagnes § - il Lt s

Appendin ( Beveed Louthenn Development Far
Agpenau [ ONgRal [ompritenie Fan Amenome st Ervaew
Appendi § Chiden imgut

Appenin F Oy of Lawserce ita Beport
Apperams G Marver ituoy

Tasse 1 Conterard Techrmpae,dunciron Siatrm from foserer
Tacse I Amermatnors

Frgure | Menards Loe Aerad

Fgure 1 e Area and Node Aenal

Fapure 1 e Beiation 10 Limrence B 8 Whose
Fapure & e iadertusl Negroornood 15 Mo
e 3 Unaeresoped Area 1o East

Fogure & Commarrial Ares tn West

Frgure T Apartmentts 1o Soush

Temeune of brievert Parvang ol Jorarg
Fagure § Futurs Lasd Use Mg

A table of contents for long staff reports.
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Pt 1 it o Bppuaets Paing bt Sy

et e e el watus o ot P pspirin
""'"::_- cormer of W. 1128wt mw;u" w“‘r
e ‘:ul hhacz 5 b Sreats itk s 4 o for B e
purriys of it L S cloar »rercnon propert 2002
mimer gt e Ear it Serese sdentdna [R— vt o e pwen b P ]
Py L) [Commernrcont s Fasned ) BOW*" 1o create & shardoeas by e
L L] mtrartn Rergentis Bk m o Sentay S | wiige Sawoper
dg wy Twow et e Ll o st perey
e et g W K1 e
ey .o o
| -
et —— N——

M B Pores 5 0 et N b bt et T i e Y e e

A timeline showing the history of a site.
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For COPURIERCY TRAVEnt (OaR. PORET 8 VR were Dulied O The Frtire COMprERentae plan. Horgon 2010 1o be

onatyed for with the propoted To sccess Horizon 2020, cick v
s Geal & Une compatibie tramsmon from ey | Adionng commertial on the blenards uee
Feutental SEvHORTEnt 10 MOME INteRtve | afed G0 FOT Miow for ITETEIONL. 1 will be
o ey SrECTlY BCENT 10 LPpE Ty resmienti
Gol 1 Use crena for iocation of ] Livabeiety_ properTy vahars open ipacr
- e siental L ety L el
EPIUre TRt IVatETY, ErOperTy vakerl, Open | snferTed COMTTUNTY vahse aterment: and
pace. safety and the gereral weitare are | may be affected by the smerdment to siow
st Searicy
Policy 1.7 | Prote st plansend for suedns- s Thas ettt wonsdd FEdacr the amount
haghert -deruty Seveiopment Awoud reducng | of medeum-eruty resdential ires
ek gnd hagher denasmy reucentisl Seugrated on the Future Lard Lne Map
el SeUgnated on The Futire Lana Ue
Mag
Peboy 21 Preierve biud protec! Dt efwitohment bnd The ihe bied hiri exidling iuei with
ST TESTUTES BUCT B STBRAGE WYL SR | IFRINAE BAG BOOSINE, wheCh Cou Be
mature trees mortered with of aey ol
Policy 2.7 | Encourage the wse of & varety of housing The comprehentive plan Currently dentifies
TP inChadeng TOWRROMmEL TI0 home thet aree o0 apOrOprate for medeam denuty
8 rerc kot lime homes, Chutter housing. revential use whath would ncTease the
and retwement w of houzng svadatie
Fokcy 45 | Street/road confyparations shoukd be The aitional Commarisl S lopreent
Asagrad 10 et et iment ke wrests the smoe of ek et
Hreey/rosd SEETIETIONT On artenal along the north side of W 11° 52 and could
street/rosdt and (oOrinate sTET WAtk potentaby mmpact tratfe fow
SERCONE Spvelnpments.

[T Hgh

G At .

Tl 15 T e
A s g
s raara s St
e b
Tha can caate
o by . }
omied e

[
turmeg on ond o
o vt [E—

Tables with illustrations.
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Figure 4 Residentiol Neighborhood to North

North
Bordering the Northern

part of the site area are
single family homes

Figure § Commercial Area to West Wgure 5§ Undevek Areg to East

East

To the East is a property
privately owned by a Mr
Snodgrass, much of which is
within a fioodpiain/floodway

Directly to the west of the site
area is a Home Depot, Best Buy
and a handful of chain
restaurants

South

Direction South, on the
opposite side of W 31% 5L is
The Connection at Lawrence,
an apartment complex

Photos with captions and tied to a map.
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REQUEST &

Simple and clean. This is all there is on this page.
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SITE BACKGROUND

The site in queton i kosted ot 1900
W Dst Showet in Lawewnce, Lansas

& ot Some part -Gas Lght vl
Lagpe-curmpmty waszts on Bhe 1w but
i mstrened o 0 commundy st
Camerrns of wachncy snd o loch of main

the propeny laceted at 1900 W 11u
et end reommends et ag
TEmprhenLve plan amendrent b
the Lowrence () (ommazion witd &
L L

tenance coeate s desw to ondwwrlop oe 11 000F logely found it by

e the propety The . "

i Dwelie PA) the City

Residentisl Commiisie waghd be pramotng
g ! devrlopmant— g

bacrme Degest L dnrly rosideed the sutrrsded yle of developrrent Lt

ity e 4 2000 Thaie (T 7 that f Mesards n able

T 18 (7oA e mobile Nemr
park the evbr e 1o comeeeal mas
denied on She basis of Morzes 2000

o Louthers Drveicpment Pae 2
rsnang Pue tte weuld reste Liig.

B 017 gt st ywae—dagern Hesghts
Devriopment 3 mult tam by comphen
wa conudernd end appeuved b Phe
e = gueiaen The deveioper sber
doned B o bor ancrten ressens
The 1ty remaers o eslyde bome pai s
this dey

CITY STAFF OPINION

T s demapl ol the
inmprehaniin pun emandmentts
Hanizam 2000 mchbong the Brwced
Lot Dpvplpevent Plan 1 change

QUICK FACTS
Merards, bnc
St Ouariman |

1R00W. J1st St

—
41 wom

oot Landd Une |
Mbsle Home Park

w40 ony plating Lts planmng sed
g b ng etz e regarnd
o comstract o ram siner Mamardy,
e '3 pragatal does ot slige with the
camprrheniive plan and ares plan

B 1 Mae of e i e

Mpaium Deeaty Ketercal

Larmandong Lord Ues |
Cngle bum iy Bessesn
Regenal Commerne

Sidebar with “quick facts” and instead of a “staff recommendation” how about “staff

opinion”?
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ADDITIONAL GENERAL INFORMATION

Horizon 2020:

Revised Southem Development Plan:

Quick Summary:

Public Hearing:
Watten Pablic Opposition:

CPA-13-00067

“Commercal property exists both east and west of 5 lows Sueet along 3st Street
Emphaus shall be pven to muntumng ths commercal node and requests to extend the
commescal corpdor for addinonal setad development thall pot be conudered, howeves
office and office research actmines would be appropoate biod uses along this arteral
corndor

The plannmng aces for the Reind Santberw Drvelapawnt Plaw was expanded to mclude property
slong the W 3st Steet comndor to allow the d of furace P
The plaa identifies the ooah ude of W. 3lst Street between Ousdabl Rosd & Lowsans
Street as appropoate for medmm-denuty residential development

Menards i seelung to sdd 255378 retad squase feet ot the former Jocation of the G Light
Village mobude home park Soch a develop requares 8 prek plan

to Chapter 6 of Honzon 2020 and Chaptes 14 of the Revised Southern Development Plan.
The development would ugubicanty expand the wquare footage svadable for retad sales i
the area, and would sty g vy from p : work that the

ey

: 1

preservation of the mtersection of W. 31t and lowa Sureets a9 & commercaal node and the
prevention of stnp commescial development along W 315t Street

Lawrrnce Jourmal Werid = Apal 1, 2013

Apal 22, %13, Planmung Commisuon Meeting

Erail, Kuk McChue, Ph D~ Apal 18, 2013

Emai, David A. Bugzens, League of Women Voters - Apal 16, 2013

This is just pretty to me.
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ACTION ALTERNATIVES

Srewicper 1 owete ¢ I and budding

slan ¢ hioe wish communy ues
Giver e bedings o the Zor Thr byds mpnar 3 4 e apmey W
Azrrmeet gt ey By OPTION 3 e wn2 o agpdamier ool e spechs
Zarmaenstainy frempacel ord Lrge’ sodal plar e be it e e
e spmans bae azman The et sgmer < apgrmal ol me imapesncsion of lnws et and 11a
inclade. (1) duial, () appe -2 Geret o a0 e ey
30y e Pobec oy
i opplosien  an gl cumplens “sadel plans” bue sack
el o cpecie madel plae e be & . dama J s
L o igwy i Thi - ey Memzan
Tarwet gnd 118 Tirme: e " Lot 2320 441 T rodel par will srine
by agprmial w0 SRt e W e the mpoance o maeing T8 P E R rade ant pmyde demis
Lewernce oy B g el v weledieg
" u:--uo-u-:-n-.: = "
0PTION - % o
-a-n-—up--ﬂ-]u I Seprugae vactueal we
ek " . Ceter isvgmel: 3 lpp ipech
I — Tha srerall gual of Base marducds P B
rverny e e g il ke i
gl w Mpeizn 2000 00 bt e ' improvemest:
un-u---:.“u wrd appan and maie Srapping o & Oveall fom of maflc o and wencnd
0 wack agtios i poccible Thiz deeialic  *PFabie soent” (Dasigr Danderds _ Saasdesnd mnssading v
cormin e O Commiccion doriels  Poeien 2000, 6 T ey e ey sie——
e o
,‘,m_..m,,.,..._._—:_ The sae plan may mchode grees Once u rodel plar 4 cvated planeing
dreriapes decdes 1 drvricy medium- e e sk Pt ckon, s Chy
soruity esdental oo fhe e pavemens, small et Commiszion car macsest the meed .
v e — itend oy mmersial sade
0PTION2 e bed of me sme. o et
landocage cover The bulding slan mar  OPTION §
oeiude o cuie catshmeet sy 48
:'.?“m‘“':“""" Frmrsee gvee el o wesnrcd [T TSP P ———
__,_._,,"__"""_n._,_, ety Tiia aptios & Slialy, e drveisprant of Uesands 0
Tommersie. This sptas wudht sriend P = laaa- o . s
the commprcial ode stlows Toweend piie’ 2 e b Honlbue: 000 b
% sl M e lemge
:.hl.- I m::" ke posh. lnaatars ut thy miwrrcien o W 40
Thls aptios appemer Mosonls . et ad ST aedincluded ducusies
nd does not amemgt 13 mok wnh g HgEEng tiparding tr Requne

Here are alternatives.
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Applicant: Menard, Inc.
Property Mid-American Manufactured H g, Inc., property owner of

record

Location: 1470 W 31st St, Lawrence, KS 66046
On Google map: hitps://goo.gl/maps/WWsmVRkbzow

Video of the surrounding area on YouTube: hitps://youtu. be/abM-v 7T dbki)
Map in relation to city of Lawrence:

~ _be———" ——

Tadum deraty acror

Relevant Code Section(s): RM12 (Mult-Dwelling Residential) Destrict. Menard,
Inc. requests to rezone approximately 41,5 acres from RM12 to CR (Regional
Commercial Development), located at 1900 W 31st Street.

Reason for Request: Menard, Inc. requested to make amendment to the
comprehensive plan Horzon 2020 in order to develop the former Gas Light
Village mobide home park located at the northeast comer of W. 31st Street and
Ousdahl Rd. as commercial store.,

Text, map, color.
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Analysis

This Ltustion B1 many = planneg 1 not Sraghthormird There b many vahert B Gley 8od many poiible

1ohitiom snd that poutve and negater effecty Viewng tha o from muliple
heig the ng of the 1RusBon The comemivon
TRIRLEnTY the people wRhen the (Y of LIWTERCE 10 TRy Mt the public. The

pian repeesents the goss and values of the (ommunfy Meehng these oas snd valuer helps Commsonert
Erage the efects of each st

Mated Vahati

Tha propeied 1te b s bnall bres et the Acodplen snd i Reveed Comperhensive Pan

AR 10 8 Mle wothen the fondpien Managng ilorm weter 50951

runcl meeds to be 3 praority i tha develcpment 5 to g0 through Pooboction snd pressrvalion of

MABL g e prowed L0 water mAnageeent & ey condtion for he witessoe foodelan snd

Ehe agpdants aper vl will eature adherence with thi ek A iy g the
plancung wes.

The 1te 1 Currently toned for medum densmy resdenned to
ey tranURon from the commercial 19 reudentisl Thit progoted
Ehange would be more sbrupt, but Sepachy can be bmitrd A
natursl buer can be created between the e and resdential
paie. with the Rovdplen sree brng wDlaed o tha Trafc
everfiom should not be § Broble with roatweri brtween the
Rehboraood Bad development ot being clotely onmected

Frogrenme of end uier to heip
Bchirve & tTARLTOn 0 Wad use

and intemsty leveh, and to heig
ot miaor or sbrupt changes =
Benay 30 Busding trpd

The site i currently the e o toed for mtdam dentity  dmm——— Mantenance of 3 itrong sad

80 urben uie. B Irom & run down e B Cton bt wetn the
Property 10§ mare intentier use The rursl character of the sres wrban and rursl charecten of
Sowth of the Wi should not be Mfected, esunng the datncnon i wrence/Dougies County

ot Biurred between raral bnd wias

[t areas aee afiopated to
TECEEE new [rTwth new ewiifing
wrhar sreas and paraereten for
s e o gement

Mmumhmﬂcntwmhmd
arean Ths growth s different than propotal in the past. but with
Thoe chumnges, dhor 10 U Sonth Limrence TraMowey the ue coud

Featansbly uied &1 commercal Woace & o o

B ErreAT e TRt
With pact o the wte brey withes the Aocdplen and the adpc [P ———
e bing mottly within e floodpise drve onmaatsl leaturet of PR ———
thas propesty must be & prioety The Saker Wetlands are & mewby Ssmhingtion of ekl res
MR ey e ent i prrng 1TorT mates management [T ———

the proposed ue will hei PrESETVE Bnd pOTECE the Saker projects

Wetiangs Frogect coutt will be Coeered by the asphisst 10 no

Pt funds will be wted for improvements reisted to th site

Explain the application (on the left) but then what does it mean for community values (on

the right)? Connect them.
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What stands in the way of
greatness?
Short turnaround times
Incomplete applications
Multiple projects
Attention spans
Consistency (being evenhanded)
Might be a court case someday
* |lts always been this way

KU KANSAS R

You have just seen different ways of “tinkering” with staff reports. No real earth shattering
changes. When | discuss some of these changes with planners they point out the following
obstacles. Planners have short turnaround times and are not able to spend a lot of time on
“bells and whistles”. They need something that is efficient. Often applications are
incomplete and this again results in staff reports being written at the last minute. Planners
are also juggling multiple projects. Readers have short attention spans and little time to
read lengthy, detailed reports. The reports must be fair and consistent. At any time, an
application could turn into a court case someday.

45



We need to think differently.

« Can staff reports be “avant-garde”?

Now, stay with me here. To get out of our staff report “rut”, we need to think differently. |
love watching creative people work and that means I’'m a fan of shows like “Project
Runway” and “Top Chef”. On “Project Runway” fashion designers compete each week to
create fashion that judges think is innovative, easy to manufacture, and saleable. The
competitions often ask the designers to design something that is “avant-garde” to get them
to think of something new. “Avant-garde” means the garment might not really be wearable
(the models sometimes can barely get down the runway) BUT it then inspires what
becomes “ready to wear”. Why can’t we do the same thing with staff reports? We can start
with “avant-garde” (not very practical staff reports) but use them to inspire real world,
effective staff reports.

Let’s do some rethinking of staff reports.
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Separate facts & analysis

> Seatte. WA Webste
elite -

« Use standard format
I Fitine Berrer Facts with minimum of

Loning Rupave ~ I =T
_—1 ‘.'E'_'.._ =

_ Viegea Be: un VA Flock Hill, 5C

g he Her ey

PAST H"“‘("ﬁﬁ'a’“m‘) —pfuture

Boring ot Bt
ms 174 ”0[“-

5% Warf '

.u. Sy metary 201

Hamdton Co, TN

Liberty, MO

STAFF SUMMARY i

sssssss CT Agenda Haesburg, MS.

Florence, MS Applicatson Foem s I RE E I

Let’s start thinking about staff reports from a “fashion” point of view. Looking to the past,
not much has changed since 1976. They are all very much alike, whether the city seems to
be an “elite” with lots of resources or smaller with fewer resources resulting in “street”
staff reports. You have seen a lot of variations on a theme so far with staff reports, but not

much difference in style or substance.



Some inspiration. . .

We went looking for inspiration in the University of Kansas’ Spencer Art Museum. We
started at the museum, you can find inspiration anywhere. Could be your own local art
museum, history museum, etc. We created boards with bits and pieces of artworks and

other resources that we hoped would inspire some “avant-garde” staff report thinking.
Here’s what we came up with -
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A staff report as a collage. .

. Even using short-cut symbols our community knows.
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Inspiration from maps and travel. Maybe even moving pieces around a board.
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Thinking in three-dimensions — how about a mobile?
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A newsletter?
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Very minimal? Keep it simple.
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> & STAFF REPORTS

What about a staff report that tells a story? Use stories your community knows.
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What about very high-minded staff reports that makes you think big thoughts? What are

the long-term impacts of our decisions today?
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Some avant-garde staff reports - -

| will show you two of our avant-garde staff reports here but there will be a few more in
your packets. Remember, these are not necessarily practical, but do they make you think
of staff reports in different ways? One is based on mobiles seen at museums and one is
based on a game board (this game board exercise will actually be in your packet — | want
you to give it a try and see how it might help you make a decision, bring this sheet with you

to our study session).
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Mobile Staff Report

Here I've drawn a “mobile” on a whiteboard. This is an avant-garde staff report for an
application where the property owner wants to go from a residential zoning to a
commercial zoning. The city’s Future Land Use Plan actually calls for the site to be medium
density residential (townhomes and/or apartments) in the future. At the very bottom is
the decision point where you see some scales — what would you decide in this case? To the
left of the scales is what was on and around the property in the past (single-family homes
and trailers and manufactured homes), next is what the site is presently (a trailer park). To
the right of the scales are competing proposals — on the left is a residential development
with townhomes and apartments, to the right is the proposal under consideration for a
Menard’s store (at a Menard’s you can buy lumber and a gallon of milk). Arching over the
decision point are some criteria for what make a great neighborhood (Site Planning and
Community Design for Great Neighborhoods by Frederick Jarvis, 1993). On the left being
balanced is Excitement and Safety; Convenience and Separation; Relatedness and Identity;
Tradition and Innovation; Affordability and Luxury; Unity and Variety. Hanging off the larger
set of criteria are public values that we often have to think about as we are working for the
public and are in a democracy: Accountability/Representation; Efficiency/Effectiveness;
Social Equity/Diversity; and Justice/Individual Rights. With just about any public decision
making these values will influence what we see as right and wrong. So, thinking in terms of
balancing the criteria and attending to the public values — what do you want to decide? Try
to go back in time, stick with what is on the site presently, go with the Future Land Use
Plan, choose the Menard’s — or does this make you think of something different?
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Game Board Staff Report

For this avant-garde staff report (I have an exercise with this in your packet), it is the same
proposal as the mobile staff report — Menard’s “yes”, Menard’s “no”, Menard’s “Yes with
conditions”, stick with medium density residential in the Future Land Use Plan or
“something else”?

«“

Across the top is the site context. Going from left (west) to right (east) there is a major
intersection, Best Buy, Home Depot, the site is where the gold star is, Naismith Valley
Park/Creek, the Indian Hills neighborhood, and Broken Arrow Elementary School. At the
very bottom there is an aerial of the site in the Past with residential on the site and where
there is commercial today, then next is the Present with a mobile home part on the site,
then the proposal for a Menard’s, and the on the right is what is in the Future Land Use
Plan medium density residential with townhomes and/or apartments.

In the middle are “symbols” from the community, symbols representing what has been
important to the community or issues with the community in the past. In the upper left is
a “commercial node” with commercial around a major intersection and figuring out where
the node stops and residential areas begin, another issue is “retail vacancy” and concerns
that if we build too much retail then we will have vacant space, “downtown” is very
important to protect, “wetlands” this site drains into Naismith Creek and into the Baker
Wetlands, “strip commercial” along major roadways means commercial businesses and
their driveways slow traffic down and slowing traffic down can be good or bad, “mature
trees” shows mature trees on the actual site under consideration — that mobile home park
was there for years and years and large trees line the streets, “near retail” points out that
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there would be a Home Depot next door and also nearby is a hardware store, “red brick and

limestone” - these are traditional building materials in the community, “prairie style” is a
common style of architecture in the newer parts of the community, “transition from
commercial to residential” shows the actual proposal for the site for how the back of the
Menard’s would relate to residential nearby.

With these “symbols” in mind, which do you choose for the site? Go back to the Past, stay
with the Present, stick with the Future Land Use Plan, say “yes” to Menard’s — or maybe
something else?
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More - -

* Look in your packet for some other avant-
garde staff reports
— Board game (do this exercise and bring it to the
meeting)
— Minimal
— Newsletter
— Video as staff report (15 minutes to watch)
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Thank you for your time and
attention — now, what do you
advise?

Bonnie Johnson

bojojohn@ku.edu

KU KANSAS
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PLANNING COMMISSION REPORT
Regular Agenda — Public Hearing Item

PC Staff Report
4/22/13

ITEM NO. 3: HORIZON 2020 CHAPTER 6 AND REVISED SOUTHERN DEVELOPMENT
PLAN (MJL)

CPA-13-00067: Consider Comprehensive Plan Amendment, CPA-13-00067, to Horizon 2020
Chapter 6 Commercial Land Use and Chapter 14 Specific Plans, Revised Southern Development
Plan, to expand the S. lowa Street commercial corridor east along W. 31* Street to include
1900 W 31° Street and identify the area as a Regional Commercial Center. Submitted by
Menards, Inc.

STAFF RECOMMENDATION:  Staff recommends denial of this comprehensive plan
amendment to Horizon 2020, including the Revised Southern Development Plan, to change the
designated land use from medium-density residential to commercial for the property located at
1900 W. 31* Street and recommends forwarding this comprehensive plan amendment to the
Lawrence City Commission with a recommendation of denial.

KEY POINTS

1. The S. lowa Street corridor is classified as an existing Regional Commercial Center with
the intersection of S. lowa and W. 31% Streets being a commercial node.

2. This is a request to accommodate a Menards home improvement store, as well as
additional commercial retail space, at the northeast corner of W. 31* St. and Ousdahl
Rd.

2. The S. lowa Regional Commercial Center limits the amount of retail to 1.5 million square
feet. The center currently contains 1,996,450 square feet and this request would add
255,328 retail square feet in an area outside the designated commercial center, bringing
the total for the center to 2,251,778 square feet (2.25 million sf) of retail.

3. This area, since the 1970’s and through multiple planning efforts, has been identified for
residential development including the most recent Revised Southern Development Plan.

4. Policy 3.11(K) in Chapter 6 of Horizon 2020 states that existing centers shall not intrude
or expand into the surrounding residential or lower-intensity uses. The proposal would
expand into a lower-intensity area along an arterial street.

5. Policy 3.1(B) in Chapter 6 of Horizon 2020 states: “Strip Commercial Development: Stop
the formation or expansion of Strip Commercial Development by directing new
development in a more clustered pattern”.

6. The submitted market study does not support increasing the amount of commercial use
available in this center when other approved locations are taken into account.

7. There are limited commercial areas to accommodate a Menards store in the city. W. 6"
and SLT is one location and there is the potential to extend the Regional Commercial
Center south of the S. lowa and SLT interchange to maintain commercial uses along the
S. lowa Street corridor while taking advantage of the planned S. lowa St. and SLT
interchange. Menards has stated that these locations do not meet their needs at this
time.
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PROJECT SUMMARY

This comprehensive plan amendment (CPA) was requested by Menards, Inc. in order to develop
the former Gas Light Village mobile home park located at the northeast corner of W. 31° St.
and Ousdahl Rd. commercial development. Currently Chapter 6 of Horizon 2020 states,
“Commercial property exists both east and west of S. lowa Street along 31st Street. Emphasis
shall be given to maintaining this commercial node and requests to extend the commercial
corridor for additional retail development shall not be considered; however office and office
research activities would be appropriate land uses along this arterial corridor.” The Revised
Southern Development Plan which is incorporated by reference into Chapter 14 — Specific Plans,
identifies this property as medium-density residential uses.

STAFF REVIEW

S. lowa Street corridor is classified as an existing Regional Commercial Center. A Regional
Commercial Center attracts and serves a population greater than and beyond that of the
community. Within the Regional Commercial Center, nodal development occurs. The S. lowa
Regional Commercial Center is an existing strip commercial development between 23™ Street
and K-10 with nodal development specifically centering around the intersection of W. 31* and
S. lowa Streets. Nodal development requires the clear termination of commercial development
within near proximity of an intersection.

Area History:

The S. lowa Street Regional Commercial Center has had a long history of a large amount of
commercial space that generally fronts S. lowa Street, with a small amount of commercial use
expanding west and east along W. 31* Street. The applicant is requesting extension of the S.
lowa and W. 31 Street node beyond its current boundaries to the east along W. 31% St. The
argument was made that W. 6", 23" and lowa Streets have similar commercial development
and similar traffic counts as the area of S. lowa and W. 31% Streets and should be developed
with a similar strip commercial pattern. It was stated that the property east of the Home Depot
site would be an island of residential before the undevelopable floodplain further east on W.
31" Street making the property suitable for commercial development. Long-range documents
have made a point to discontinue strip commercial development along street corridors that are
not already stripped out, in favor of nodal development.

Below is a timeline summary of planning and zoning recommendations and actions over the
past 20+ years regarding this commercial center. The history reflects continuous support for
limiting the commercial node from expanding along W. 31% Street. The current commercial
uses at the intersection of W. 31* and S. lowa are considered nodal development and is
approximately .3 miles west and east of S. lowa St., along W. 31 Street.

e Plan ‘95 — Approved in 1977. The plan identifies minimal commercial development on
the northeast corner of the intersection of S. lowa and W. 31* Streets and then step-
down of residential to the east. Policy 13 for Commercial Land Use states that strip
commercial shall be avoided.

o South Lawrence Trafficway Corridor Land Use Plan — Approved July 1989. The proposed
land use map limits commercial development to the S. lowa Street corridor.
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o Southern Development Plan — Approved January 1994. Commercial land uses were
restricted to the corner of W. 31* and S. lowa Streets with areas east along W. 31
Street identified for Planned Residential Development.

o City Commission Resolution 5606 — Approved March 1994. The resolution stated the City
Commission endorsed the Southern Development Plan Land Use Policies and endorsed
the Conceptual Land Use Map with the following amendment: “that no more than 25
acres of the land be used for commercial development in the area identified as PUD,
that this commercial development be contiguous, be located as a commercial node at
the SLT, and appropriately consider the existing mobile home park located south of 33"
Street.” (The JC Penney/Cinema development was approved after adoption of the plan
and contains approximately 22 acres.) The northeast corner of S. lowa and W. 31%
Street remained identified for Planned Residential Development.

o  Horizon 2020 — Approved May 1998. Chapter 6 — Commercial Land Use is built around
the concept of nodal development. It states that nodal development is the antithesis of
strip development and that nodal development concept requires the clear termination of
commercial development within near proximity of an intersection. Discussion of the
center as it exists today states that “Commercial property exists both east and west of S.
lowa Street along 31st Street. Emphasis shall be given to maintaining this commercial
node and requests to extend the commercial corridor for additional retail development
shall not be considered; however office and office research activities would be
appropriate land uses along this arterial corridor.”

e Home Depot Proposed Zoning Change - Denied August 2000. Requested to rezone
entire trailer park to commercial. The proposal was denied based on Horizon 2020 and
Southern Development Plan — commercial development should not be extended
east/west along W. 31% Street.

e Home Depot Proposed Zoning Change (smaller area) — Modified version approved
December 2001. The original request for 24 acres was approved with a reduction in
commercial area and Tract A rezoned to PRD with a restriction that the property be only
used for open space & right-of-way to specifically provide a boundary for the eastern
limits of the commercial zoning along W. 31°*" Street.

o Revised Southern Development Plan — Approved January 2008. The planning area for
the Revised Southern Development Plan was expanded to include property along the W.
31 Street corridor to allow the consideration of future transportation issues. The plan
identifies the north side of W. 31* Street between Ousdahl Road & Louisiana Street as
appropriate for medium-density residential development.

o Aspen Heights Development — Medium-density residential development approved for this
site in 2012 but subsequently abandoned by the developer.

Horizon 2020:

Horizon 2020 states that a nodal development concept requires a clear termination of
commercial development and has policies regarding the discontinuation of strip type commercial
(Policy 3.1(B)). In 2001, when the Home Depot project was approved, the City Commission
provided for that clear edge of the S. lowa and W. 31% Street commercial node by zoning a
tract at the edge of the development for open space and right-of-way for a transition to the
residential to the east. If the subject property is changed to be the new edge of the node, a
precedent may be set for requests for the continuation of commercial development east along
W. 31% Street to Haskell Street where a new interchange is planned for the SLT. This would
create strip commercial development similar to W. 6™ and 23™ Streets. Below is a map showing
the vacant properties which could potentially become a part of a strip commercial development
pattern if requested and approved. The subject property is shown in blue stripe and the vacant
or potentially redevelopable property is shown in pink and gray stripe.
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The S. lowa Street corridor is designated as a Regional Commercial Center. Policy 3.11 in
Chapter 6 identifies criteria for Regional Commercial Centers. Policy 3.11(C)(3) limits these
centers to a maximum of 1.5 million gross square feet of commercial space. Currently the
center has 1,996,450 square feet and the addition of this property to the center would continue
to be inconsistent with this policy, though intensification of the corridor itself is not necessarily
negative given that S. lowa is an existing strip commercial corridor. Policy 3.11(K) states that
existing centers shall not intrude or expand into the surrounding residential or lower-intensity
uses. The proposal would not be consistent with this policy.

Retail Market Study:

The applicant has submitted a project specific retail market study as required by Section 20-
1107 of the Land Development Code and Chapter 6, Commercial Land Use of Horizon 2020,
specifically Policy 3.13. That market study includes all of the required information, including
analysis based on vacancy rates, income trends, population trends, mix of businesses, etc. The
market study includes this analysis for the addition of a Home Improvement Store (189,988 sf)
to be located in Phase | of the development. The report also indicates that an additional 65,350
sf will be built as part of Phase |1, for a total of 255,328 sf.

Policy 3.13 in Horizon 2020 requires a project specific retail market study for projects that
would create 150,000 square feet or more of commercial space. Section 20-1107 of the Land
Development Code applies to zoning or site plan applications that could create 50,000 square
feet of retail space. Staff is reviewing the market study based on the Land Development Code,
in addition to the criteria in Horizon 2020 and because the criteria in the Land Development
Code is the most recently adopted set of criteria.

Horizon 2020, Policy 3.13 (b) states that, “7he project shall not be approved if the market stuady
indicates the commercial profect or any proposed phase cannot be absorbed into the
community within three years from the date of its estimated completion, or that it would result
in a community-wide retail vacancy rate greater than eight percent.” The Development Code
uses a vacancy rate threshold of 8% as one factor in order to determine market health, and the
most recent citywide market study completed in Fall of 2010 figured the city-wide vacancy rate
at 7%, slightly higher than the 2006 vacancy rate of 6.7%.
(http://www.lawrenceks.org/planning/documents/2010Retail.pdf) The market study for this
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project shows that, when completed and entirely vacant, the the construction of the 189,988 sf
home improvement store will push the city-wide vacancy rate to 8.9%. If the total square
footage for both Phase | and Il were constructed (255,328) and vacant, the city-wide vacancy
rate would rise to 9.6%. Staff conducted additional analysis to take into consideration other
commercial projects that have received approvals, but have not been constructed to date. The
below table illustrates the impact that other projects that have been approved will have on the
overall vacancy rate:

Total Square | Total Total Vacant | City-wide
Feet Occupied Square Feet Vacancy Rate
Square
Feet
Total Current Retail | 9,120,567 8,478,372 | 642,195 7.0%
Inventory
Approved Northwest corner | 155,000 0 155,000
— 6" and K-10 Node
Mercato 359,640 0 359,640
Fairfield Farms 200,000 0 200,000
North Mass 217,337* 0 217,337
31%" & Ousdahl — Phase | | 189,988 0 189,988
(Menards)
31°" & Ousdahl — Phase |1 65,340 0 65,340
Total 10,307,872 | 8,478,372 | 1,829,500 17.8%

If all commercial space that has been approved were to be constructed and assumed vacant,
the city-wide vacancy rate would rise to 17.8%.

While the market study shows that the project, upon completion, will push the city-wide
vacancy rate above 8%, this figure alone is not an adequate representation of the impact of
this development. This figure is computed by assuming that the project will either be entirely
vacant upon completion, or that it will cause the same amount of space to become vacant in
other areas of town. Because the majority of the retail space is being built to satisfy a specific
tenant, the applicant has stated that there is “no possibility” that the space will be vacant upon
completion. While new commercial development can lead to vacancies in other parts of town,
the current economic conditions have all but halted speculative commercial building in
Lawrence. The current development trend is that buildings are built with known users or
committed tenants and therefore, it is unlikely that the space will be vacant upon completion.

The applicant has also provided information on the mix of business types and the potential
impact on the downtown area. While the main proposed use exists elsewhere in Lawrence, it is
expected to have a limited impact on downtown. The only similar use downtown is a small scale
hardware store that is not a direct comparison to the large home improvement store being
proposed. It is possible that a large store of this use might pull some business away from other
mixed-use or smaller scale hardware stores in the area, in addition to the immediately adjacent
existing home improvement store, Home Depot. However, the exact impact that this
development may have cannot be determined.

Other demand factors, such as income, employment and population need to be taken into
account as well, when looking at the overall impact of this project on the market as a whole.
The market study does show that from 2000 to 2010, population has grown 11%, income,
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adjusted for inflation, has grown 11.3%, while retail sales have only increased 4.8% for the ten
year period. On the supply side of the market, retail stock has increased 70% from 2000 to
2010, however, it is important to note that some of that increase is because of changes in the
methodology for figuring total retail space. Supply has increased an average of 7% annually,
while population and income have only increased an average of 1.1% annually and retail sales
have increased only and average of .48% annually since 2000. What is important to take away
from the above number is that demand has not kept pace with supply as shown by the limited
income, population, and retail sales growth.

The market study also provides an analysis of “pull factors” or a measure of local commerce
based on a comparison of local spending to the state as a whole. A pull factor above 1.00
indicates that a community attracts retail sales, while a factor below 1.00 indicates that the
community is losing retail sales to outside areas. The Kansas Department of Revenue issues pull
factor reports for all of Kansas. The most recent, issued in December 2012, states that
Lawrence’s pull factor was 1.07 in 2012. In 2000, the pull factor was 1.13, but as recently as
2009, the pull factor was .99. In addition, Douglas County’s pull factor has been below 1.00 for
the last decade and recently is marked at .90 for 2012. Before 2011 and 2012 , the pull factors
for both Lawrence and Douglas has been declining since 2000, indicating that the City was
losing more retail sales to other areas outside of Douglas County. The marked increase in the
City's pull factor these last two years now means that the City is attracting retail sales to the
community.

The market study also provides a demand analysis based on the amount of square feet of retail
space per capita. Currently, in Lawrence there are approximately 104 sf of retail space per
capita. With the addition of this projects square footage to the market, there would be
approximately 107 sf of retail space per capita. In Section 20-1107 (c)(3)(iv) of the Land
Development Code, a maximum threshold of 100 square feet per resident is established to help
maintain market health. It would take more than 5 years for the ratio to fall below 100 sf per
capita if no more retail space were added to the market. However, this analysis does not take
into consideration any of the other approved commercial development. The addition of Mercato,
Fairfield Farms, NW Corner of 6" and the SLT, and the remainder of the Bauer Farm
development that is approved, but not constructed, would result in a ratio of 117 retail square
feet per capita.

The market study satisfies the submission requirements of the Land Development Code and
Horizon 2020. In staff's opinion, proposals to add retail space should be carefully scrutinized
with respect to the indicators associated with demand not keeping pace with supply and
because vacancy rates are arguably reaching unhealthy levels. In light of the availability of
other suitable commercially zoned sites, including Mercato, NW Corner of 6" and SLT, and
Fairfield Farms, the fact that retail demand is not keeping pace with supply, the high retail
space per capita figures, and a vacancy rate that is approaching unhealthy levels, this project is
not supportable based on the market study.

Other Considerations:

If the Planning Commission wishes to recommend approval of the CPA, staff has provided draft
language to Chapter 6 and Chapter 14 - Specific Plans, Revised Southern Development Plan to
address the requested changes.

The changes to Chapter 6 include revising on pg. 6-15 and 6-16 where the center should be
permitted to expand east along W. 31% St.
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The changes to Chapter 14 include the Revised Southern Development Plan, Future Land Use
Maps 3-1 and 3-2, to change the current medium-density residential designation to commercial
and the land use descriptions as to where the designations are located.

Copies of the revised Chapter 6: Commercial Land Use and Chapter 14: Specific Plans, Revised
Southern Development Plan are attached to this staff report with the changes marked.

COMPREHENSIVE PLAN AMENDMENT REVIEW

A. Does the proposed amendment result from changed circumstances or
unforeseen conditions not understood or addressed at the time the Plan was
adopted?

Applicant Response: When the plan was adopted, it was anticipated that commercial
development could be pushed to the outskirts of the city limits and the market conditions would
drive the need for more multifamily housing on the interior. Since the economic downturn
multifamily housing has decreased significantly because it requires a developer with enough
financing to build the housing units with no guarantee of occupancy. The subject tract is 41
acres and because of the shape it would have to be sold as a whole to ensure no parts of the
property was not wasted. It is not longer a reasonable expectation that lenders will finance a
project of such a large magnitude. Commercial development has also slowed significantly and
retailers are becoming much more selective on the sites they choose. If the site will not be
profitable they will not make the investment to build there. it is unreasonable to expect retailer
to develop on sites that are on the outskirts of the town away from the consumers they are
trying to serve. It is very common for retailers to locate near each other to promote multi trip
shopping outings and competition. During the time the plan was adopted Lawrence was home
to several national big box retailers and 17 acres of additional land required for a large store
near the commercial center was not anticipated.

Staff's Response. Horizon 2020 anticipates changes and additions over time. Chapter 6
discusses current commercial developments and future developments. It also outlines how
development and redevelopment should occur. The chapter is specific on requiring commercial
development to be nodal and not continuing strip development as it has occurred in the past.
Commercial nodes have been added or changed over time in order to address type and
location. Past plans for this area and the city as a whole have supported nodal development vs.
strip type development and not expanding the existing S. lowa Regional Commercial Center
west and east along W. 31 Street. The most recent plan, the Revised Southern Development
Plan, which was approved in 2008, identified the subject property as medium-density
residential. That designation was utilized with the recent Aspen Heights plan, though that
potential developer choose not to develop at this time. Additionally the apartment complex at
the southeast corner of W. 31% and Ousdahl established a residential pattern consistent with
the sector plan.

Some may consider the approval and forward movement of the completion of the SLT project
as a change in circumstances. A land use plan for the SLT corridor was completed in 1989
(South Lawrence Trafficway Corridor Land Use Plan) and in general, circumstances have not
changed since the completion of this plan. Plans completed since 1989 have maintained
limiting the commercial uses along S. lowa St.
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B. Does the proposed amendment advance a clear public purpose and is it
consistent with the long-range goals and policies of the plan?

Applicant Response: Yes, the existing subject property is a former mobile home park. the
owner was under contract with another purchaser during 2011 and 2012, during that time the
tenants left the park leaving about 10 holdouts, 25 abandoned trailers, and a lot of garbage.
Trailer parks provide affordable housing to low income residents, however they also tend to
have higher crime rates and are generally not maintained in the same first class condition as a
single family house. The park that occupied the subject property was deteriorating and needed
some major renovations to the roads and the housing units. Because the park is currently
empty it is likely that it would stay that way until a residential developer stepped in with the
capital to develop 41 acres of residential units. The second possibility is the park owners restart
the former use as a trailer park and operate it under those conditions until it is sold to another
user. The third option is that Menards purchases the property and develops all 41 acres into a
commercial node attracting additional businesses to Lawrence in a well maintained
development. Under this option the land would not site empty and would be developed into a
first class retail development center that complements the city of Lawrence and fits well within
the character of the neighborhood.

Staff's Response. The proposed amendment is not consistent with the goals and policies
outlined in Horizon 2020 or in the Revised Southern Development Plan. Chapter 6 specifically
states that the commercial node at S. lowa and W. 31% Streets shall be maintained. Recent
amendments to Horizon 2020 have given direction to offer large retail locations at the
intersection of W. 6™ St and SLT and included discussion regarding expanding the Regional
Commercial Center designation south of the SLT on S. lowa St. Specifically the Mercato
development at the northeast corner of the intersection of W. 6™ and SLT would be the only
location that would be able to accommodate a store of that size.

The Revised Southern Development Plan identifies the subject property as medium-density
residential and the commercial node at S. lowa and W. 31 Street to be maintained.

In order for the proposal to be consistent with long-range plans, changes to the Revised
Southern Development Plan and Chapter 6 will need to be made.

C. Is the proposed amendment a result of a clear change in public policy?

Applicant’s Response: Menards, Inc. is requesting the amendment because it does not conform
with the future land use designation of this property. The long range goals listed in Horizon
2020 include Diversity, Pursuit of Quality, Compatibility, and Sustainability. These goals can be
met through the comprehensive design of the development and the developments buildings,
landscaping, and open space. The property location on a busy arterial road and access points
are ideal for a commercial property however the future land use plan did not take these matters
into consideration and designated the property residential. The comprehensive plan was
designed to prevent unrestricted commercial growth and encroachment into residential areas.
It is the intent of this project to prevent any impacts on the adjacent residential properties and
increase the quality of living by providing a new aesthetically appealing commercial
development.

Staff's Response: This policy from pg. 6-2 states: Nodal Development is the antithesis of “Strip
Development”. “Strip Development” is characterized by high-intensity, auto-oriented uses,
shallow in depth and extending linearly along a street corridor, with little consideration given to
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access management and site aesthetics. The Nodal Development concept requires the clear
termination of commercial development within near proximity of an intersection. Further, Policy
3.1B states: “Strip Commercial Development: Stop the formation or expansion of Strip
Commercial Development by directing new development in a more clustered pattern”.

Public policy has not changed regarding nodal commercial development versus strip commercial
development. The policy directs stand alone commercial uses to commercial nodes. In this
case, a mostly built commercial center. The description of the commercial center states that
commercial development along W. 31* Street should not expand in order to maintain the node
in its current boundaries. A transitional area has been provided between the existing
commercial node edge and planned medium-density residential on the north side of W. 31%
Street and an existing medium-density residential development on the south side of W. 31%
Street offers a boundary for the commercial node. A proposal for a medium-density residential
development was approved in 2012 for this site and there was no discussion that this site would
be more appropriate for commercial development during that process.

In addition, the following shall be considered for any map amendments:

A. Will the proposed amendment affect the adequacy of existing or planned
facilities and services?

Applicant’s Response.: The proposed project and amendment will not have a negative impact
on any facilities or services. There are no public facilities around the site that could be
impacted by the change from residential to commercial. Menards, Inc. is performing the
required due diligence on traffic impacts and will be responsible for maintaining adequate
intersection operations. All utilities will be analyzed as part of the civil engineering plans and
will be reviewed by the city engineering staff prior to any permits being issued.

Staff's Response: The property is currently served by existing facilities and services. Further
review would be completed as part of site planning to address the potential issues but the
property is generally able to be served.

B. Will the proposed change result in reasonably compatible land use
relationships?

Applicant’s Response: Adjacent to the subject property to the west is the largest commercial
node in the City of Lawrence. The Menards development project would extend this commercial
development along a well traveled arterial road. The same development has taken place along
23" St. to the north and 6™ St. along the north edge of town. The land to the east is
undevelopable due to the expansive floodway that runs through it, leaving this property as an
island of residential in the city’s largest commercial district.

Staff's Response: This development conflicts with the nodal development policy by extending
an already existing commercial node and transforming it into strip development along W. 31%
St. The proposal does not meet Goal 2 in Chapter 6 which is to ensure a compatible transition
between the commercial development and less intensive uses. There is no transition in land
use or zoning to the existing low-density, planned medium-density residential to the east or RS7
zoned property to the north.
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C. Will the proposed change advance the interests of the citizens of Lawrence
and Douglas County as a whole, not solely those having immediate interest in the
affected area?

Applicant’s Response: Yes, the proposed commercial development will draw more consumers
into the city of Lawrence increasing the economic impact on the entire community. The project
will create 250 new jobs for the Menards store along and depending on the final uses at least
50-200 jobs when the outlots are developed. The city of Lawrence has on national home
improvement retailer within 30 miles, this allows that retailer to sell merchandise at a non-
competitive pricing. Competition would allow the consumers that will come from 25+ miles to
shop in Lawrence to purchase goods at competitive prices increasing the economic value of
each trip, and increasing the likely hood of a return trip.

Staff's Response. The expansion of this commercial node will provide new retail opportunities
for the community as a whole, as well as potentially attract visitors to the city, contributing non-
local dollars to the local economy which can be considered an advancement of the interests of
the citizens of Lawrence and Douglas County if the potential is realized.

PROFESSIONAL STAFF RECOMMENDATION

While staff welcomes the opportunity to accommodate Menards at an appropriate location, the
request is not, in staff's opinion, compatible with the existing land use designations of the
Revised Southern Development Plan and revising the plan is not appropriate for the reasons
outlined in this report and when the comprehensive plan policies are reviewed as a whole.

Staff recommends denial of this comprehensive plan amendment to Horizon 2020, including the
Revised Southern Development Plan, to change the designated land use from medium-density
residential to commercial for the property located at 1900 W. 31* Street and recommends
forwarding this comprehensive plan amendment to the Lawrence City Commission with a
recommendation of denial.

Findings for recommendation of denial:

1. The S. lowa Street corridor is designated as Regional Commercial Center which limits
the amount of retail to 1.5 million square feet. The center currently contains 1,996,450
square feet and this request would add 255,328 retail square feet in an area outside the
designated commercial corridor, bringing the total for the corridor to 2,251,778 square
feet (2.25 million sf) of retail.

2. The proposal is in conflict with Horizon 2020 Policy 3.11(K) which states that existing
centers shall not intrude or expand into the surrounding residential or lower-intensity
uses.

3. The proposal is in conflict with Horizon 2020 policy 3.1B which states: “Strip Commercial
Development: Stop the formation or expansion of Strip Commercial Development by
directing new development in a more clustered pattern.”

4. This development does not comply with the Revised Southern Development Plan which
is adopted as part of Horizon 2020, Chapter 14: Specific Plans and identifies the subject
property as medium-density residential. The applicant has not demonstrated a clear
change in public policy or change in circumstances to support a change in the plan.

5. The submitted market study does not support increasing the amount of commercial use
available at this center when other approved locations are taken into account.
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In the event that the Commission desires to accommodate the proposed project, staff has
provided draft language in order to make the necessary changes to Horizon 2020, including the
Revised Southern Development Plan.



CHAPTER SIX - COMMERCIAL LAND USE

The Plan’s goal is to strengthen and reinforce the role and function of existing commercial areas
within Lawrence and Douglas County and promote economically sound and architecturally
attractive new commercial development and redevelopment in selected locations.

STRATEGIES: COMMERCIAL DEVELOPMENT

The principal strategies for the development and maintenance of commercial land use areas
are:

. Support downtown Lawrence as the Regional Retail/Commercial/Office/Cultural
Center with associated residential uses through the careful analysis of the
number, scale, and location of other mixed-use commercial/retail developments
in the community. Downtown Lawrence is the cultural and historical center for
the community and shall be actively maintained through implementation of the
adopted design guidelines that regulate the architectural and urban design
character of this regional center.

. Establish and maintain a system of commercial development nodes at selected
intersections which provide for the anticipated neighborhood, community and
regional commercial development needs of the community throughout the
planning period.

. Require commercial development to occur in "nodes", by avoiding continuous
lineal and shallow lot depth commercial development along the city's street
corridors and Douglas County roads.

. Encourage infill development and/or redevelopment of existing commercial areas
with an emphasis on Downtown Lawrence and existing commercial gateways.
Sensitivity in the form of site layout and design considerations shall be given to
important architectural or historical elements in the review of development

proposals.

. Improve the overall community image through development of site layout and
accessibility plans that are compatible with the community's commercial and
retail areas.

. Require new Commercial Centers in the unincorporated portion of Douglas

County to be located at the intersection of two hard surfaced County Routes or
the intersection of a hard surfaced county route and a state or federally
designated highway and no closer than four miles to another Commercial Center
in the unincorporated portion of Douglas County.
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NODAL DEVELOPMENT

The Goals and Strategies in this chapter center on the Nodal Development Concept for new
commercial development and the definitions of the four different categories of commercial
nodes: Neighborhood, CC200, CC400, and Regional Commercial. The Nodal Development
Concept encompasses all four corners of an intersection, although all four corners do not need
to be commercially developed. The concept of nodal development shall also be applied to the
redevelopment of existing commercial areas when the redevelopment proposal enlarges the
existing commercial area. The following text provides a detailed description of the appropriate
uses and development patterns for each respective category of commercial development.

Nodal Development is the antithesis of “Strip Development”.  “Strip Development” is
characterized by high-intensity, auto-oriented uses, shallow in depth and extending linearly
along a street corridor, with little consideration given to access management and site
aesthetics. The Nodal Development concept requires the clear termination of commercial
development within near proximity of an intersection. Commercial development that does not
occur directly at the corner of an intersection must be integrated, through development plan
design and platting with the property that is directly at the intersection’s corner. Termination of
commercial development can be accomplished through a number of methods, including: 1)
Placement of transitional uses, such as office and multi-family to buffer the adjoining
neighborhood from the commercial area; 2) restricting the extension of new commercial uses
past established commercial areas; and 3) defining the boundaries of the development through
the use of “reverse frontage” roads to contain the commercial uses.

DESIGN STANDARDS

The city shall strive to improve the design of shopping areas. The objective will be to work with
commercial developers to achieve compact, pedestrian-oriented centers versus conventional
strip malls. The overall goal of these standards is to improve community aesthetics, encourage
more shopping per trip, facilitate neighborhood identification and support, and make shopping
an enjoyable event.

New design standards shall be developed and adopted which better integrate the centers into
the surrounding neighborhoods and create a focal point for those that live nearby. They should
include elements that reflect appropriate and compatible site design patterns and architectural
features of neighboring areas. Site design and building features shall be reflective of the quality
and character of the overall community and incorporate elements familiar to the local
landscape. Using a variety of building incentives to encourage mixed use development will
bring consumers closer to the businesses

Design elements of particular interest that will receive close scrutiny include:

1. Site design features, such as building placement, open space and public areas,
outdoor lighting, landscaping, pedestrian and bicycle amenities, interfacings with
adjacent properties, site grading and stormwater management, parking areas
and vehicular circulation (including access management).

2 Building design features, such as architectural compatibility, massing, rooflines,
detailing, materials, colors, entryways, window and door treatments, backsides
of buildings, service/mechanical/utility features and human-scale relationships.
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COMMERCIAL CENTER CATEGORIES

The Comprehensive Plan includes recommendations for the improvement of existing commercial
areas and the development of compatible new commercial areas. It establishes a system of
commercial and retail development that applies to both existing and new development
locations. This system involves the designation of different types of commercial areas to
distinguish between the basic role and types of land uses and the scale of development. These
include the neighborhood, community and regional commercial classifications. The following
descriptions are based upon recognized standards formulated by the Urban Land Institute (ULI)
and knowledge gathered by the community through past experiences.

An integral component in the description of each commercial center category is the designation
of an amount of commercial gross square footage deemed appropriate for each center
classification. However, this plan recognizes that there will be instances in which a rezoning
request for a commercial district will not be accompanied by a development plan showing the
total amount of gross square footage associated with the rezoning request. In such
circumstances, part of the commercial rezoning request shall include a statement regarding the
maximum amount of commercial square footage that will be permitted with each particular
commercial rezoning request.

n commercial Uses

For the purposes of this section of the Plan, the term “commercial” means retail businesses as
defined as one whose primary coding under the North American Industrial Classification System
(NAICS) falls into at least one of the following sectors:

1. Sector 44-4S: Retail Trade;
2. Subsector 722: Food Services and Drinking Places;
3. Subsector 811: Repair and Maintenance; and
4. Subsector 812: Personal and Laundry Services
(] Downtown Commercial Center

The Downtown Commercial Center is the historic core of governmental, commercial,
institutional, social and cultural activity. Transitions to adjacent neighborhoods are traditionally
provided through alleyways or landscaping improvements rather than a change in use or
density. The Downtown Commercial Center is restricted to the historic commercial core of
Lawrence. The boundaries of Downtown Lawrence correspond with the boundaries outlined in
the “Comprehensive Downtown Plan”, and are described as: starting at the Kansas River, south
along Kentucky Street to just south of Vermont Towers, then east to Vermont Street, south
along Vermont Street to North Park Street, east along North Park Street to Rhode Island Street,
north along Rhode Island Street to 11" Street, west along 11" Street to the alley east of New
Hampshire Street, north along the New Hampshire Street alley to 9" Street, east on 9" Street
to Rhode Island Street, then north on Rhode Island Street to the Kansas River.

The Downtown Commercial Center is the Regional Retail/Commercial/Office/Cultural Center for
the community and is considered a destination driver that attracts and serves the area beyond
that of the local community. The Downtown Commercial Center has an established
development and architectural/urban design pattern. Uniqgue among commercial centers in
Lawrence, the Downtown Commercial Center combines a variety of land uses, including
governmental, retail, office, public facilities, institutions, churches, and residential. Linear in
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design, the Downtown Commercial Center is focused along Massachusetts Street with New
Hampshire and Vermont Streets serving as secondary activity areas. General building patterns
are urban. Mixed-use, multi-story buildings are the most common building form and parking is
provided on-street and through community parking lots and parking structures.

Building designs and public improvements are focused on providing a pedestrian-oriented
commercial experience. Massachusetts Street has a distinct streetscape with sawtooth parking
and a focus on first floor (pedestrian oriented) retail use. Vermont and New Hampshire Streets
provide the major vehicular movement patterns and provide access to the majority of the
community parking areas. Alleyways, which provide service access, are one of the main
character-defining elements that distinguish the Downtown Commercial Center from other
commercial centers. To ensure there are a variety of commercial uses, the maximum footprint
for an individual store is limited to approximately 25,000 gross square feet. One of the keys to
the success of the Downtown Commercial Center is the ability to provide a wide range of
leasable square footage that is both flexible and capable of being tailored to a specific use.
Construction within the Downtown Commercial Center is regulated by a set of design guidelines
administered through an Urban Conservation Overlay Zoning District.

An important ingredient to ensuring the continued viability of Downtown is keeping it the center
of the city’s social and institutional activities. To maintain downtown as the city and County’s
hub of governmental functions; uses and buildings such as City Hall, the County Courthouse,
Municipal Library, Douglas County Senior Center, Fire/Medical Department’s Main Office, Police
and Sheriff Offices, the Municipal Pool and the Municipal and District Courts shall remain located
in Downtown.

(] Neighborhood Commercial Centers

The typical nodal development concept for Neighborhood Commercial Centers includes
commercial on only one corner of an arterial/collector street intersection or arterial/arterial
street intersection. The remaining corners are appropriate for a variety of other land uses,
including office, public facilities and high density residential. Commercial development shall not
be the dominant land use at the intersection or extend into the surrounding lower-density
residential portions of the neighborhood. The surrounding residential area shall be provided
adequate buffering from the commercial uses through transitional zoning or lower-intensity
developments. Transitions shall be accomplished by using a number of methods, such as
intensive landscaping and berming, grouping of lower-intensity developments, incorporation of
existing natural land features into site layout and design (ex. open space along a creek), or a
combination of these methods.

Neighborhood Commercial Centers may contain a variety of commercial uses, including a
grocery store, convenience store, and other smaller retail shops and services such as a
barbershop or beauty salon. To insure there are a variety of commercial uses and that no one
use dominates a Neighborhood Commercial Center, no one store shall occupy an area larger
than 40,000 gross square feet. The only exception is a grocery store, which may occupy an
area up to 80,000 gross square feet.

A Neighborhood Commercial Center provides for the sale of goods and services at the
neighborhood level. Neighborhood Commercial Centers shall contain no more than a total of
100,000 gross square feet of commercial space with the exception of Neighborhood Commercial
Centers that include a grocery store. Neighborhood Commercial Centers that have a grocery
store larger than 60,001 gross square feet may have up to a total of 125,000 gross square feet
of commercial space.
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To ensure that the commercial area in a new Neighborhood Commercial Center has adequate
lot size and depth, any proposal for a commercial development shall have a length-to-depth
ratio between 1:1 and 3:2.

In order to facilitate the orderly development of future commercial nodes, Lawrence shall
attempt to complete “nodal plans” for each future commercial center in advance of
development proposals.

If a nodal plan had not been created by the city, the need to create a nodal plan for a specific
intersection shall be “triggered” by the first development request (rezoning, plat, preliminary
development plan, etc.) submitted to the Planning Department for any portion of the node.
The creation of the nodal plan may involve input from landowners within the nodal area,
adjoining neighborhoods and property owners, and appropriate local and state entities. The
appropriate governing body (City or County Commission) shall approve the nodal plan before
development approval within the nodal area can move forward.

[ Mixed-Use Redevelopment Center

The City of Lawrence includes areas where existing structures that have not been utilized for
their original purposes for an extended period of time, have experienced a high turnover rate,
or have remained vacant for an extended period of time and, therefore, are suitable for
redevelopment. Such areas present potential opportunities for redevelopment into mixed-use
centers, offering a mix of residential, civic, office, small-scale commercial, and open space uses.
This mixed use is encouraged in individual structures as well as throughout the area.

Mixed-use redevelopment centers shall include a mix of uses designed to maintain the character
of the surrounding neighborhood, achieve integration with adjacent land uses, and be no larger
than six acres in size. As such, retail uses within mixed-use redevelopment centers shall not
exceed 25% of the net floor area within the subject area, and a single retail shop or tenant
shall not occupy more than 16,000 square feet of a ground-floor level, net floor area.
Neighborhood integration shall also be accomplished by providing transitions through alleyways
and use and landscaping buffers, and by ensuring existing structures are incorporated into the
new center where possible. New development shall respect the general spacing, mass, scale,
and street frontage relationships of existing structures and surrounding neighborhoods. The
City’'s Historic Resources Administrator shall be contacted if it is likely that historic structures
exist within or near the project area.

Centers shall provide multi-modal services, allowing bicycle, pedestrian, vehicular, and, if
available, transit options. Pedestrians should be able to navigate the site safely and efficiently,
and travel to and from the site with ease. Pedestrian-scaled street furnishings, plantings, and
gathering places shall be utilized to allow for social activity in public places. Bicycle parking shall
be provided when required by the Zoning Regulations, and transit services shall be incorporated
into the design where necessary.

n Mixed-Use Districts

The City of Lawrence includes areas where infill and new development opportunities exist that
would appropriately be developed or redeveloped as a mixed-use district. Such areas present
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potential opportunities for development and redevelopment as mixed-use districts, offering a
mix of residential and non-residential uses. This mixed use is encouraged in individual
structures as well as throughout the area. There are also areas that are currently mixed use in
nature that should be preserved.

Mixed-use districts shall include a mix of uses designed to maintain the character of the
surrounding neighborhood, achieve integration with adjacent land uses, and be no larger than
20 acres in size. Neighborhood integration may also be accomplished by providing transitions
through alleyways, variation among development intensity, implementation of landscaping
buffers, or by ensuring existing structures are incorporated into the development where
possible. New development shall respect the general spacing, mass, scale, and street frontage
relationships of existing structures and surrounding neighborhoods. The City’s Historic
Resources Administrator shall be included in the review process if it is likely that historic
structures exist within or near the project area.

Mixed use districts shall provide multi-modal services, allowing bicycle, pedestrian, vehicular,
and transit options. Pedestrians should be able to navigate the site safely and efficiently, and
travel to and from the site with ease. Pedestrian-scaled street furnishings, plantings, and public
spaces shall be planned to be utilized to allow for social activity. Bicycle parking shall be
provided when required by the Zoning Regulations, and transit services shall be incorporated
into the design where necessary.

] Inner-Neighborhood Commercial Centers

A subcategory of this section is Inner-Neighborhood Commercial Centers. Typically, this is an
existing commercial area within an established neighborhood. Existing Inner-Neighborhood
Commercial Centers are located at:

Southeast corner of 12" Street and Connecticut Street

West side of the intersection of 14" Street and Massachusetts Street
Intersection of N. 7" Street and Locust Street

6" Street between Indiana Street and Mississippi Street

E. 9" Street corridor starting at Rhode Island and going east
Northeast corner of Barker Street and 23" Street

7" Street and Michigan Street.

Northeast corner of 13" and Haskell

Redevelopment of these existing Inner-Neighborhood Commercial Centers should be facilitated
through the use of alternative development standards that allow for reductions in required
parking, open space, setbacks, lot dimensions and other requirements that make it difficult to
redevelop existing commercial areas

(] Community Commercial Center

A Community Commercial Center provides goods and services to several different neighborhood
areas. It requires a site of sufficient size to accommodate buildings, parking, stormwater
detention and open space areas. Although it may include a food or drug store, it is likely to
provide a broad range of retail uses and services that typically generate more traffic and require
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larger lot sizes then found in a Neighborhood Commercial Center. Community Commercial
Center uses may include hardware stores, video outlets, clothing stores, furniture stores,
grocery store, movie theaters, home improvement stores, auto supply and services, athletic and
fitness centers, indoor entertainment centers, etc.

Community Commercial Center (under 200,000 square feet): CC200

The primary purpose of the CC200 category is to provide for the expansion and redevelopment
of existing Community Commercial Centers. However, a new CC200 Center can be designated.
Expansion of an existing CC200 Center shall not intrude into surrounding residential areas or
lower-intensity land uses. Any proposal for commercial expansion or redevelopment occurring
in an area designated as a CC200 Center shall include a plan for reducing curb cuts, improving
pedestrian connections, providing cross access easements to adjacent properties, and creating
and/or maintaining buffering for any adjacent non-commercial uses.

All corners of CC200 Center intersections should not be devoted to commercial uses. CC200
Centers should have a variety of uses such as office, employment-related uses, public and semi-
public uses, parks and recreation, multi-family residential, etc.

To insure that there are a variety of commercial uses and that no single store front dominates
the CC200 Center, no individual or single store shall occupy more than 100,000 gross square
feet. A general merchandise store (including discount and apparel stores) that does not exceed
65,000 gross square feet in size may be located in a CC200 Center. The sum of the gross
square footage for all stores that occupy space between 40,000 and 100,000 cannot exceed 50
percent of the gross commercial square footage for the corner of the intersection where it is
located. To provide adequate access and adequate circulation, CC200 Centers shall be located
at an arterial/collector street intersection or arterial/arterial street intersection.

CC200 Centers shall be located with primary access designed to occur from arterial or collector
streets, with secondary access occurring from neighborhood feeder streets or reverse frontage
roads. The purpose of the secondary access is to collect internal neighborhood traffic so that
accessibility from the adjoining neighborhoods does not require exiting the neighborhood to
access community shopping.  These secondary access points are intended only for
neighborhood traffic. The surrounding street design shall be done in a manner to discourage
access to the Commercial Center by non-neighborhood traffic. Pedestrian and bike connection
to the neighborhood shall be emphasized along the secondary routes.

In order to facilitate the orderly development of future commercial nodes, Lawrence shall
attempt to complete “nodal plans” for each future commercial center in advance of
development proposals.

In the absence of a city created nodal plan, the need to create a nodal plan for a specific
intersection will be “triggered” by the first development request (rezoning, plat, preliminary
development plan, etc.) submitted to the Planning Department for any portion of the node.
The creation of the nodal plan may involve input from landowners within the nodal area,
adjoining neighborhoods and property owners, and appropriate local and state entities. The
appropriate governing body (City or County Commission) shall approve the nodal plan before
approval of the development within the nodal area can move forward.
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Community Commercial Center (under 400,000 square feet): CC400

The second category of Community Commercial Centers is the CC400 Center. Although these
centers usually average 150,000 gross square feet, they may be as large as 400,000 gross
square feet of retail commercial space if justified by an independent market study. CC400
Centers shall be located at the intersection of two arterial streets that have at least a four-lane
cross-section or the intersection of a four-lane arterial with a state or federally designated
highway.

CC400 Centers shall be located with primary access designed to occur from arterial or collector
streets, with secondary access occurring from neighborhood feeder streets or reverse frontage
roads. The purpose of the secondary access is to collect internal neighborhood traffic so that
accessibility from the adjoining neighborhoods does not require exiting the neighborhood to
access community shopping.  These secondary access points are intended only for
neighborhood traffic. The surround street design shall be done in a manner to discourage
access to the Commercial Center by non-neighborhood traffic. Pedestrian and bike connection
to the neighborhood shall be emphasized along the secondary routes.

The nodal development concept for CC400 Centers includes the possibility of commercial
development on more than one corner of an intersection. The non-commercial corners of a
community commercial node are appropriate for a variety of non-commercial retail uses
including office, public or religious facilities, health care, and medium- to high-density
residential development. Community Commercial development shall not extend into the
surrounding lower-density residential portions of neighborhoods. The adjoining residential area
shall be provided adequate buffering from the commercial uses through transitional zoning or
development. Transitions may be accomplished by using a number of methods, including
extensive landscaping and berming, grouping of lower-intensity uses, incorporation of existing
natural land features into site layout and design (ex. open space along a creek), or a
combination of these methods.

To insure that a specific intersection complies with the CC400 Center nodal standards, a nodal
plan for each new CC400 Center must be created. The nodal plan will define the area of the
node and provide details including: 1) existing natural features; 2) appropriate transitional uses;
3) appropriate uses for each specific corner of the intersection; 4) access points for each
corner; 5) necessary infrastructure improvements; 6) overall flow of traffic in and around the
node and the surrounding area; and 7) any other necessary information.

A key element to a nodal plan is the designation of the appropriate uses for each corner of the
node, which shall be governed by the above-listed details. Those details will be used to analyze
a potential node. The analysis of the node may readily reveal the appropriate use for each
specific corner. However, the analysis may reveal that no one use is appropriate for each
specific corner, but instead a variety of uses may be considered appropriate for a specific
corner. In a situation where all the corners maybe considered appropriate for commercial uses,
the location of the commercial space will be dictated by the timing of the development
application and the development standards located in this chapter.

In order to facilitate the orderly development of future commercial nodes; Lawrence shall
attempt to complete “nodal plans” for each future commercial center in advance of
development proposals.
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If the city has not created a nodal plan, the need to create a nodal plan for a specific
intersection will be “triggered” by the first development request (rezoning, plat, preliminary
development plan, etc.) submitted to the Planning Department for any portion of the node.
The creation of the nodal plan may involve input from landowners within the nodal area,
adjoining neighborhoods and property owners, and appropriate local and state entities. The
appropriate governing body (City or County Commission) shall approve the nodal plan before
approval of the development within the nodal area can move forward.

At least 95 percent of the commercial gross square footage in a new CC400 Center shall be
located on two corners of the intersection. The remaining five percent shall be located on one
of the remaining two corners. To comply with the square footage maximum for a CC400 Center
and to ensure that the commercial area has adequate lot size and depth, any commercial
development proposal for a single corner shall have a length-to- depth ratio between 1:1 and
3:2 and be a minimum of 20 acres in size. Proposals in which the commercial gross square
footage is less than ten percent of the total square footage of the proposal do not have to meet
the minimum acreage and lot length-to-depth ratio requirements.

No one store in a CC400 Center shall occupy more than 175,000 gross square feet. The sum of
the gross square footage for all stores that occupy space between 100,000 gross square feet
and 175,000 gross square feet shall not exceed 70 percent of the gross commercial square
footage for the corner of the intersection. If a proposal for a corner of the intersection includes
more than 100,000 gross square feet of commercial space, the proposal shall include a single
store building that has at least 40,000 gross square feet of commercial space.

Community Commercial Center (under 600,000 square feet): CC600

The third category of Community Commercial Centers is the CC600 Center. The primary
purpose of the CC600 center is to provide opportunities for development of new Community
Commercial Centers for fringe areas as neighborhoods grow and develop,

These centers allow a maximum of 600,000 square feet of commercial retail space and shall be
located at the intersection of two state or federally designated highways. Other uses of a non-
retail nature do not have a space limitation. A maximum of 90 percent of the commercial retail
square footage in a CC600 center shall be located on two corners of the intersection. The
remaining 10 percent shall be located on one or both of the remaining two corners.

CC600 centers should be developed in a nodal development pattern and be part of a specific
land use plan that includes the node. The nodal plan shall also address surrounding land uses
and provide for adequate transitioning of uses.

] Regional Commercial Centers

A Regional Commercial Center may provide the same services as a Community Commercial
Center but should provide a greater variety and number of general merchandise, apparel and
furniture stores, among other tenants. Because of the overall scale and mix of uses, a regional
retail commercial center attracts and serves a population greater than and beyond that of the
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community.

The minimum area for a commercial development plan on any corner is 40 acres and the
minimum street frontage is 1,400 linear feet. This will ensure a new Regional Commercial
Center is capable of development with the critical mass mixture, including sites for multiple big
box buildings, required parking, stormwater detention, and open space areas. A Regional
Commercial Center node shall not contain more than 1.5 million gross square feet of retalil
commercial space. The only location for the next Regional Commercial Center is at the
intersection of either two state or federal highways, or the intersection of a street identified on
the Major Thoroughfares Map as an arterial street and a state or federal highway.

Development of another Regional Commercial Center will have significant impacts on the
Lawrence/Douglas County community and its existing retail centers, and will place increased
service demands on the community’s infrastructure system. Due to these impacts, consideration
of a Regional Commercial Center by the Planning and City Commissions shall utilize the best
available information in the analysis, public hearing and decision making process. Therefore,
when the next Regional Commercial Center is proposed, an independent market analysis shall
be required at the review and analysis stage and prior to public hearing. The entity proposing
the Regional Commercial Center shall provide the funds necessary for the city to hire an
independent consultant, selected by the applicant from a list of approved consultants
established by the city, to perform the market analysis study.

The market analysis study shall be required, at a minimum, to analyze the proposed Regional
Commercial Center based on the following criteria: 1) the overall viability of the commercial
proposal and the impact of the proposal on the economic vitality and health of the community
in the form of impacts on existing commercial centers; 2) the appropriate phasing or timing of
development of the ultimate center size based on the community’s ability to absorb additional
commercial square footage over a three year period; 3) a comparison of the private costs
versus public infrastructure and services costs to develop the commercial center proposed; and
4) other factors identified as relevant impacts on the market by either the developer or the city.
The three year time period is a typical cycle for a commercial development to go from a concept
to the opening of a store.

As with the Community Commercial Center, in order to insure that a specific intersection
complies with the Regional Commercial Center nodal standards, a nodal plan for a new Regional
Commercial Center shall be created. The nodal plan shall define the area of the node and
provide details, including: 1) existing natural features; 2) appropriate transitional uses; 3)
appropriate uses for each specific corner of the intersection; 4) access points for each corner;
5) necessary infrastructure improvements; 6) overall flow of traffic in and around the node and
the surrounding area; and 7) any other necessary information.

A key element to a nodal plan is the designation of the appropriate uses for each corner of the
node, which shall be greatly governed by the above-listed details. Those details will be used to
analyze a potential node. The analysis of the node may readily reveal the appropriate use for
each specific corner. However, the analysis may reveal that no one use is appropriate for each
specific corner, but instead a variety of uses may be considered appropriate for a specific
corner. In a situation where all the corners may be considered appropriate for commercial
uses, the location of the commercial space will be dictated by the timing of the development
application and the development standards located in this chapter.

If the city has not created a nodal plan, the need to create a nodal plan for a specific
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intersection shall be “triggered” by the first development request (rezoning, plat, preliminary
development plan, etc.) submitted to the Planning Department for any portion of the node.
The creation of the nodal plan may involve input from landowners within the nodal area,
adjoining neighborhoods and property owners, and appropriate local and state entities. The
appropriate governing body (City or County Commission) shall approve the nodal plan before
development approval within the nodal area can move forward.

] Existing Strip Commercial Developments

Existing strip commercial development areas are characterized by developments that do not
meet current standards for lot dimensions and area, lot frontage, curb cut location(s), or the
presence of internal frontage roads for cross access. These areas developed at a time when
development standards permitted smaller lots, shallower lot depth, minimum spacing between
curb cuts and multiple access points from a site to an arterial street; traffic studies were also
not required prior to development at that time. These strip commercial development areas have
become obsolete as a result of their inability to adjust to increased traffic volumes and
congestion, current needs for site area and depth for redevelopment, and the changing patterns
of shopping of the motoring public. As these strip areas become less desirable locations, the
ability to redevelop individual lots becomes a matter of both property owner and community
concern. The community concern is primarily with the creation of vacant, undeveloped or
underdeveloped commercial areas that have the potential to blight the city’s gateways.

A combination of innovative tools should be developed to assist owners of lots within the
existing strip development areas to redevelop. These tools need to include regulations that
provide accommodations for shallow lot depth, the combination of lots and access points, and
the creation of cross access between lots to minimize the need for individual lot access to
arterial streets. In addition, other tools of a policy nature which would be helpful to
redevelopment need to be considered and, where appropriate, adopted by the appropriate
governing bodies. These tools may include the ability for establishment of public/private
partnerships, special overlay districts, modified development standards for redevelopment
based on an adopted redevelopment plan, tools to assist in lot consolidation and purchase,
adopted access management plans and access point relocations, special benefit districts for
sidewalks and public transportation stops, assistance in acquiring cross access easements, and
similar tools providing community benefit.

Existing Strip Commercial Development areas shall not be permitted to expand or redevelop
into the surrounding lower-intensity areas. Redevelopment within Strip Commercial
Development areas shall be approved only when the redevelopment complies with any adopted
redevelopment plan or access management plan for the area. Cross access easements and curb
cut consolidation should be considered a standard element of any redevelopment plan, as shall
a solid screen or buffer along all property lines that adjoin residentially zoned or developed
areas.

n Auto-Related Commercial Centers

A unique type of commercial development is an Auto-Related Commercial Center. These
centers include a wide variety of uses such as auto sales and repair, restaurants, hotels, and
other similar uses that attract a large amount of the traveling public. However, these uses are
not limited to Auto-Related Commercial Centers. A common feature of all these uses is that
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they typically have a small amount of commercial square footage under roof, but require a large
amount of acreage for parking or sales display.

Because these centers have a limited variety of uses and a relatively small amount of
commercial square footage, Auto-Related Commercial Centers do not fit within the definition of
a Community or Regional Commercial Center. These types of centers are very intensive and
therefore need to be directed to areas that have an ability to handle the intensive nature of an
Auto-Related Commercial Center.

Auto-Related Commercial Centers shall be located at the intersection of two state or federally
designated highways. To ensure that the Auto-Related Commercial Centers develop in a
planned manner that provides a positive benefit to the community, Auto-Related Commercial
Centers shall have a lot length-to-depth ratio between 1:1 and 3:2 and must be a minimum of
20 acres in size.

All the potential locations of an Auto-Related Commercial Center are in areas that serve as
“gateways” into the city. Since they are in “gateway” areas, any proposal for an Auto-Related
Commercial Center shall be closely scrutinized for architectural appearance, landscaping,
signage, etc.

n Recreational Uses

Commercial uses that are primarily physical recreation in nature (uses such as go-karts, skating
rinks, bowling alleys, basketball arenas, soccer arenas, miniature golf, pitch and putt golf, etc.)
may be located in the appropriate Commercial Center classification. High levels of noise and
light can be generated by Recreational Uses. Because of this high level of noise and light,
Recreational Uses shall be compatible with the surrounding existing or planned uses. Proposals
for such uses do not need to meet the size or ratio requirements stated in the respective
Commercial Center definitions. Proposals for Recreational Uses shall provide adequate
buffering for adjacent non-commercial uses, shall use a minimal number of curb cuts, and
provide cross access easements to adjoining properties.

If a Recreational Use is proposed in a Neighborhood or CC200 Center, the amount of
commercial gross square footage occupied by the Recreational Use shall be counted toward the
maximum amount of commercial gross square footage allowed. A Recreational Use located in a
CC200 can occupy up to 50,000 gross square feet. The purpose of regulating the size of
Recreational Uses in Neighborhood and CC200 Centers is to preserve and protect the smaller,
neighborhood scale associated with these types of Centers.

The amount of commercial gross square footage occupied by Recreational Uses located in a
CC400 or a Regional Commercial Center shall not be counted toward the maximum amount of
gross commercial square footage allowed in the respective Commercial Center. The square
footage of a Recreational Use is not included in the total commercial square footage because
CC400 and Regional Commercial Centers are typically larger-scale commercial developments.
This reduces the impact of the Recreational Use on the scale and massing of the CC400 or
Regional Center.

The acreage used to accommodate a Recreational Use may be used to meet the minimum
acreage requirements for a respective Commercial Center, if the Recreational Use and
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additional commercial uses at the corner of the node are integrated together.

Community facility-type recreational facilities can be located in non-commercial areas if given
the extra scrutiny that is associated with the issuance of a special permit such as a Special Use
Permit.

LAWRENCE - EXISTING COMMERCIAL AREAS
Lawrence currently has a number of commercial and retail development areas:

Downtown Lawrence

N. 2" Street and N. 3" Street

lowa Street (Harvard Street to W. 6™ Street)

S. lowa Street (23™ Street to the South Lawrence Trafficway)
W. 23" Street (lowa Street to the existing commercial development east of Louisiana
Street)

E. 23" Street (Learnard Street to Harper Street)

W. 6™ Street (Alabama Street to lowa Street)

W. 6™ Street (lowa Street to Kasold Drive)

W. 6™ Street and Monterey Drive

W. 6™ Street and Wakarusa Drive

Clinton Parkway and Kasold Drive

Clinton Parkway and Wakarusa Drive

19" Street and Massachusetts Street

19" Street and Haskell Drive

15" Street and Kasold Drive

15" Street and Wakarusa Drive

9™ Street (Kentucky Street to Mississippi Street)

Existing commercial areas in Lawrence will need to be upgraded in the future to remain viable
in the marketplace. The Plan calls for the incremental improvement of these existing
developments through the addition of landscaping and aesthetic improvements as uses change.
Some existing developments may be converted to other uses as needs change within the
community. Specific land use recommendations for the existing commercial development areas
are provided below.

° Downtown Lawrence

Throughout the development of this Plan, the need to preserve, improve and enhance
Downtown Lawrence has been shown to have broad community support. Goals and policies in
the Plan are written to ensure Downtown Lawrence remains competitive and viable as a
Regional Retail Commercial Center. Downtown Lawrence shall remain the Regional
Retail/Commercial/Office/Cultural Center because it is: 1) a physical and cultural symbol of the
strength of the community; 2) a gathering point for many civic and cultural functions; 3) the
"historic core" of the community which establishes a vital continuity between the past and the
present community; and 4) the site of major public and private investment.

The Comprehensive Downtown Plan reiterates the specific functions of a downtown. These
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functions include provisions for a retail core, office space, entertainment services, peripheral
residential development, cultural facilities (including performing arts, museums and libraries)
community social needs (including club and organizational meeting facilities), government
offices and facilities, health services, convention and hotel facilities. The Comprehensive
Downtown Plan also states this area should provide, "the economic, physical and aesthetic
environment around which the populace can develop an intense pride in the community, a focal
point for identification and drawing together for common interests, a meeting place where
people can communicate and relax -- the heart of the city".

To distinguish Downtown Lawrence from other commercial and retail areas, and to preserve
and enhance its role in the community, Downtown Lawrence is designated as the Regional
Retail/Commercial/Office/Cultural Center and shall be the only location within the planning area
developed for such use. Gateways to Downtown Lawrence should be emphasized and
enhanced to contribute to the "sense of place" of this unique area of the community.

The distinction as the Regional Retail/Commercial/Office/Cultural Center, above and beyond
other commercial areas within the community, is significant. Downtown Lawrence serves the
greater needs of the community as a focal point for social, community and governmental
activities. The Plan's goals and policies encourage the continued development of a broad mix of
uses in downtown Lawrence with an emphasis on retail as a major land use. It is vital to the
community's well-being that Downtown Lawrence remain the viable Regional Retail Commercial
Center.

For Downtown Lawrence to remain economically stable and vital there is a need to expand the
boundaries beyond the current configuration illustrated in the adopted Comprehensive
Downtown Plan. This anticipates the need to provide additional parking areas and locations for
commercial and public-related development in the future. At this time, the Comprehensive Plan
does not recommend areas for downtown expansion, but opportunities for expansion and
redevelopment do exist within the current boundaries of Downtown Lawrence. Action to
expand Downtown Lawrence can only be reasonably undertaken following a comprehensive re-
evaluation of downtown needs, assets, growth potentials, use mix, and preferred locations for
conservation and development. Re-study of the Comprehensive Downtown Plan should explore
the following options to improve Downtown Lawrence: development of a comprehensive
parking plan and implementation schedule, evaluation of transportation options, improvement
of access to downtown from the east, west and south, and inclusion of more uses along the
river and integration of these developments into downtown.

. N. 2" Street and N. 3" Street

The Comprehensive Plan recommends that N. 2™ Street and N. 3™ Street play an enhanced role
in the community as a commercial corridor, acting as an important entryway/gateway to
Lawrence. This corridor is considered to be an Existing Strip Commercial area. The
Comprehensive Plan identifies the intersection of the N. 3™ Street and 1-70 as a possible
location for an Auto-Related Commercial Center.

Marginal, obsolete and underutilized sites and incompatible uses along this corridor should be
redeveloped or reconstructed. For example, existing heavy industrial uses along the northern
portion of the corridor should be relocated within the planning area and the sites redeveloped
with compatible commercial, service or retail uses. New development and redevelopment shall
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include improved parking, signage and landscaping improvements that enhance the overall
aesthetic and environmental conditions along the corridor. The city should encourage and work
with land owners to undertake property improvement within the area. The city should consider
special financing mechanisms, such as benefit districts or tax increment financing to assist in
private and public improvement projects for the area.

Historically, the North Lawrence area including the N. 2" and N. 3™ Street corridor has had
repeated floodwater and stormwater problems. The Comprehensive Plan recommends that a
comprehensive drainage study be completed as soon as possible and before any additional new
development occurs along the N. 2" Street and N. 3 Street corridor. The study shall be a joint
project between the city and private property owners. The drainage study shall provide a plan
for addressing existing flooding and stormwater problems, as well as devising a plan for dealing
with additional runoff from future development in the area.

o N. lowa Street (Harvard Road to W. 6" Street)

N. lowa Street is considered an existing Community Commercial Center limited to 200,000
square feet of commercial gross square footage (CC200 Center). The N. lowa Street area
includes a variety of independent developments and the Hillcrest Shopping Center. Most
parcels within the northern segment are already developed. Future development and
redevelopment shall occur within the existing commercially zoned areas and shall emphasize
coordinated access control and transition yard improvements with adjoining residential areas.

. S. lowa Street (23" Street to K-10)

S. lowa Street is considered an existing Regional Commercial Center. S. lowa is a strip
development that is intensely development between 23™ Street and K-10. The corridor
connects with existing commercial development along 23rd Street. With recent development at
the northeast corner of 31% Street and lowa Street, and the location of several discount stores
in close proximity to one another, this commercial corridor has evolved into a Regional
Commercial Center, serving regional shopping and entertainment needs.

K-10 provides a physical barrier and edge to the commercial corridor that has developed.
Additional retail commercial uses shall not occur south of the highway, except for the possible
location of an Auto-Related Commercial Center. Two of the four corners of the intersection
have existing auto-related uses. Located at the northwest corner is a hotel and an automobile
dealership is located on the northeast corner. Because of access to two major highways (K-10
and US-59) the area south of K-10 could be a location for an Auto-Related Commercial Center.
Both corners are an appropriate location for an Auto-Related Commercial Center, provided that
the floodplain issues for the southwest corner can be addressed.

In general, development and redevelopment along the lowa Street segment shall emphasize
consolidated access, frontage roads, coordinated site planning and design, and high quality
development. Development signage should be in scale with sites and should complement and
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not compete with signage of adjoining parcels. Improved landscaping would enhance the visual
appeal of the corridor. Landscaped transition yards should be established between residential
and non-residential uses.

o w. 23" Street (lowa Street to the existing commercial development east of
Louisiana Street)

The W. 23™ Street corridor is an Existing Strip Commercial area. The commercial development
along W. 23" Street is the prototypical “strip development” that is centered on the automobile.
This area was once considered to be one of Lawrence’s most desirable locations for a retalil
business. However, the status of the W. 23™ Street corridor as a highly desirable retail location
has been supplanted by retail developments at South lowa and in the western portion of the
city.

The 23™ Street corridor will remain an important commercial location in the city. For the
segment of the corridor between S. lowa Street and Tennessee Street, the Plan emphasizes
visual site improvements related to signage, landscaping and development design. A key factor
in the long-term stability of this area is the improvement of traffic access and operations as
properties along this corridor redevelop. If access and circulation are not simplified and the
area made comfortable to the motorist, shoppers may seek other portions of the community in
which to do business. In cooperation with property owners, the city should undertake parkway
landscaping improvements. This action, coupled with placing utility lines underground
(wherever practical), will help to improve the physical image of the area. All new development
or redevelopment occurring along this corridor shall be required to consolidate curb cuts and
provide access easements to adjoining properties.

Landscape and screening improvements between commercial and residential areas are
particularly important along this segment where development is compact and differing land
uses are situated in close proximity.

o E. 23" Street (Learnard Street to Harper Street)

E. 23" Street is an Existing Strip Commercial Development. Redevelopment and infill
opportunities are available along the entire corridor and are emphasized along the older
commercial segment of 23" Street, east of the Santa Fe Railroad. This area has historically
been a "fringe location" and has not been developed as intensively as the western section of
23rd Street. The Comprehensive Plan recommends the area maintain a community commercial
focus. A substantial amount of property exists between Haskell Avenue and Harper Street that
should be redeveloped to geographically balance commercial development occurring in other
areas of the community. The area should become more retail and office in orientation. Future
development and redevelopment shall include parcel consolidation and re-subdivision to
establish properly sized and configured commercial sites to encourage a coordinated and unified
development pattern.

Like the lowa Street corridor, emphasis is also placed on improved and coordinated signage in
scale with development, as well as on minimizing curb cuts on 23rd Street.

. w. 6" Street (Alabama Street to lowa Street)
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This is the oldest section of the W. 6" Street corridor and is an Existing Strip Commercial
Development. There are a variety of uses along this corridor, but the primary two are fast food
restaurants and medical offices and supplies. This section is typical strip development with
small individual lots, each with a curb cut onto W. 6" Street. The Comprehensive Plan does not
recommend the expansion of this area beyond the property currently zoned commercial or
office. All new development or redevelopment occurring along this corridor shall be required to
consolidate curb cuts and provide access easements to adjoining properties.

o W. 6" Street (lowa Street to Kasold Street)

This portion of the W. 6™ Street corridor is an Existing Strip Commercial Development. The
development patterns along this section of W. 6" Street are newer than eastern portion of W.
6" Street. However, the commercial area is still a “strip development”, characterized by
numerous curb cuts and intensive retail development fronting the majority of W. 6" Street. The
Comprehensive Plan does not recommend the expansion of this area beyond the property
currently zoned commercial or office. All new development or redevelopment occurring along
this corridor shall be required to consolidate curb cuts and provide access easements to
adjoining properties.

. W. 6" Street and Monterey Way

The intersection of W. 6" Street and Monterey Way is an existing Neighborhood Commercial
Center with a nodal development pattern. The Comprehensive Plan does not recommend
expanding the commercial uses beyond the existing commercially zoned property.

. W. 6" Street and Wakarusa Drive

The intersection of W. 6™ Street and Wakarusa Drive is an existing Community Commercial
Center limited to 200,000 square feet of commercial gross square footage (CC200 Center) with
a nodal development pattern. While this intersection is designated a CC200 Center, there
already exists more commercial gross square footage at the intersection than is recommended
for a CC200 Center.

Portions of the intersection of W. 6™ Street and Wakarusa Drive are still developing. However,
the southern half of the intersection is almost completely developed and shall not be expanded
beyond Congressional Drive to the west. The northern half of the intersection is undeveloped.
Commercial development of this portion of the intersection shall not extend beyond Overland
Drive (extended) to the north, Congressional Drive (extended) to the west; and Champion Lane
(extended) to the east. Development proposals for the northern portions of the intersection
shall include not only commercial uses, but also a variety of other uses including office,
community, recreational and multi-family uses.

o Clinton Parkway and Kasold Drive

The intersection of Clinton Parkway and Kasold Drive is an existing Neighborhood Commercial
Center with a nodal development pattern. The Comprehensive Plan does not recommend
expanding the commercial uses beyond the existing commercially zoned property.

o Clinton Parkway and Wakarusa Drive
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The intersection of Clinton Parkway and Wakarusa Drive is an existing Neighborhood
Commercial Center with a nodal development pattern. The Comprehensive Plan does not
recommend expanding the commercial uses beyond the existing commercially zoned property.

. E. 19" Street and Massachusetts Street

The intersection of 19™ Street and Massachusetts Street is an existing Neighborhood
Commercial Center with a nodal development pattern. The Comprehensive Plan does not
recommend expanding the commercial uses beyond the existing commercially zoned property.
New development and redevelopment proposals for this area shall include plans for the
consolidation of curb cuts and provision of cross access easements to adjoining properties.

. E. 19" Street and Haskell Avenue

The southeast corner of the intersection of E. 19" Street and Haskell Avenue is an existing
Neighborhood Commercial Center with a nodal development pattern. The commercial zoning at
this intersection includes the city park property on the southwest corner of the intersection.
The Comprehensive Plan does not recommend expanding the commercial uses beyond the
current commercial zoning at the southeast corner. Enhancement of the corner’s existing retail
space is highly encouraged. Like the Inner-Neighborhood Commercial Centers, this area would
benefit from a reduction in development standards that would increase the potential for
redevelopment.

) W. 15th Street and Wakarusa Drive

The intersection of W. 15™ Street and Wakarusa Drive is an existing Neighborhood Commerecial
Center with a nodal development pattern. The southeast corner is commercially zoned. The
current uses at this corner are a bank and small shopping center. The Comprehensive Plan
does not recommend expanding the commercial uses beyond the existing commercially zoned

property.
. W. 15th Street and Kasold Drive

The northeast corner of the intersection of W. 15" Street and Kasold Drive is an existing
Neighborhood Commercial Center with a nodal development pattern. The commercial zoning at
this intersection includes the southwest corner. The Comprehensive Plan does not recommend
the expansion of commercial uses beyond the footprint of the existing retail uses on the
northeast corner.

. w. 9" Street (Kentucky Street to lllinois Street)

This area is an existing Neighborhood Commercial Center with a strip development pattern that
serves as a gateway into Downtown Lawrence. The group of buildings at the northeast corner
of W. 9" Street and Indiana Street has a scale and configuration of structures similar to
Downtown Lawrence. The majority of the development along this corridor is characterized by
stand-alone structures with multiple curb cuts. New development and redevelopment proposals
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along this corridor shall include consolidation of curb cuts and cross access easements to
adjoining properties. Because the corridor serves as a gateway to Downtown Lawrence, the
Downtown Architectural Design Guidelines should be amended to specifically address this area.

Approximate Built Neighborhood | Existing Strip Regional
Existing Commercial Areas Strip Nodal | Square Footage* Commercial Commercial CC200 CC400 Commercial
Downtown X 1.3 million
N. 2" St and N. 3" St X 225,000 X
lowa (Harvard Rd to W. 6™ St) X 190,000 X
S. lowa (23" St to K-10) X 1.3 million
W. 23" St (lowa St to Louisiana St) X 660,000 X
E. 23" St (Learnard St. to Harper St.) X 190,000 X
6™ St (Alabama to lowa St) X 140,000 X
W. 6" St (lowa to Kasold) X 209,000 X
W. 6" St & Monterey Way X 100,000 X
W. 6™ St &Wakarusa Dr X 400,000 X
Clinton Pkwy & Kasold Dr X 110,000 X
Clinton Pkwy & Wakarusa Dr X 28,000 X
E. 19" St & Massachusetts St X 95,000 X
E. 19" St & Haskell Ave X 27,000 X
W. 15" St & Kasold Dr X 50,000 X
W. 15" St & Wakarusa Dr X 19,000 X
9" St (Kentucky St to lllinois St) X 40,000 X

* This column includes all approved gross square footage of commercial space.

Linear and Nodal development definitions follow the definitions found on page 6-2.

The definitions of Neighborhood, Existing Strip Commercial, CC200, CC400, and Regional

Commercial Centers are on pages 6-3 through 6-12.

A list of existing Inner-Neighborhood Commercial Centers is found on page 6-7.
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LAWRENCE - NEW COMMERCIAL AREAS

All new commercial and office development shall occur in accordance with the plan
recommendations. New commercial, retail and related uses shall be developed as a node with
shared parking areas, common access drives, and related design and appearance. Nodes shall
be positioned and oriented to the primary street intersections where they are located, avoiding
a "strip" pattern as a result of extension of commercial uses along the streets from where the
node originated.

Commercial nodes include other important community services and facilities, such as satellite
post offices, police, fire and emergency services, religious facilities, community centers and
other services and institutions. Inclusion of these uses assists the integration of the commercial
area into the overall neighborhood, serving multiple communities and service needs in a single
location, and creating physically distinctive use areas apart from traditional commercial areas.

The Comprehensive Plan includes recommendations for the location of new commercial
development. As the community grows, it may be necessary to change the recommended
location of a Commercial Center(s) or not use a designated intersection for a commercial uses.
If there is a need to move the recommended location of a Commercial Center or downgrade the
recommended size of a center, the Comprehensive Plan shall be amended. Through the
amendment process, the proposed location and/or change in size of the Commercial Center will
be reviewed based on the effects the change will have on infrastructure systems, the
surrounding land uses, the neighborhood and the community-at-large.

The Comprehensive Plan does not support increasing the size or number of new Commercial
Centers, however small, new inner-neighborhood centers are possible and/or anticipated as
part of an overall new planned neighborhoods.

o Inner-Neighborhood Commercial Centers

New Inner-Neighborhood Commercial Centers shall be allowed in very unique situations, such
as when Center is part of an overall planned neighborhood development or can be easily
integrated into an existing neighborhood. Inner-Neighborhood Commercial Centers are to be
an amenity to the adjacent residents and serve only the immediate neighborhood.

A new Inner-Neighborhood Commercial Center shall have no gas pumps, drive-thru or drive-up
facilities. The Center shall be pedestrian oriented and have no more than 3,000 gross square
feet of commercial space. The Center shall be located on a local, collector or arterial street. It
may also take access from an alley. Inner-Neighborhood Commercial Center uses may include
book stores, dry cleaning services, food stores, beauty salons, etc. Inner-Neighborhood
Commercial Centers may also include residential uses.

New Inner-Neighborhood Commercial Centers shall be designed as an integrated part of the
surrounding neighborhood so that appearance of the commercial area does not detract from
the character of the neighborhood.

Horizon 2020 does not specifically indicate the location of new Inner-Neighborhood Commercial
Centers due to their unigue situations.
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o Neighborhood Commercial Centers

The Comprehensive Plan recommends the following intersections as potential locations for new
Neighborhood Commercial Centers.

Franklin Road extended and E. 28th Street extended
E 1500 Rd and N 1100 Rd

E 1000 Rd and N 1000 Rd

E 1000 Rd and N 1200 Rd

Clinton Parkway and K-10

W. 15™ Street and K-10

E 800 Rd and at the potential east/west arterial 1 mile north of US-40
E 700 Rd and US-40

. E 800 Rd and N 1500 Rd

10. E 1000 Rd and N 1750 Rd

11. E 1500 Rd and US Highway 24/40

CoNok~wDE

These areas are all intended for development as small, compact commercial nodes that provide
goods and services to the immediately adjoining neighborhood areas. They shall be developed
in a manner that is consistent with the goals, policies and recommendations of the
Comprehensive Plan.

o Community Commercial Centers (CC200)

The Comprehensive Plan recommends the following intersection as potential location for a new
CC200 Centers.

1. E. 23" Street and O’'Connell Road
o Community Commercial Centers (CC400)

The Comprehensive Plan recommends the following intersections as potential locations for new
CC400 Centers.

1. Eastern leg of the SLT and K-10 (southeast of the intersection of E 1750 Rd and K-10)
2. US-59 and N 1000 Rd

The development of these nodes shall carefully follow the commercial goals and policies.
Commercial development shall not occur in advance of market conditions that would support
such development, nor shall it be permitted to occur in a manner that is contrary to adopted
city infrastructure plans.

o Community Commercial Centers (CC600)

The Comprehensive Plan recommends the following intersection as potential location for a new
CC600 Center.

1. W. 6" Street and K-10
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) Auto-Related Commercial Centers

The Comprehensive Plan recommends the following intersections as potential locations for new
Auto-Related Centers.

1. 1-70 and K-10
2. US-59/40 and I-70
3. US-59 and K-10

o Regional Commercial Centers

The need for development of a new Regional Commercial Center within the community is not
anticipated within the planning period. Consideration of requests to expand existing
commercial areas shall include the potential for development of additional Regional Commercial
Centers and the impact of such expansion and development on the existing commercial
inventory. The need for additional regional commercial development within the community
shall be evaluated on a regular basis, based upon updated land use and population data.
Before a new Regional Commercial Center is considered, the Comprehensive Plan shall be
amended to include the possibility of a new Regional Commercial Center.

UNINCORPORATED DOUGLAS COUNTY - EXISTING COMMERCIAL AREAS

Unincorporated Douglas County currently maintains a variety of commercial areas. Each of
these areas provides neighborhood level retail goods and services to both farm and non-farm
residents. As the rural areas of Douglas County continue to receive new non-farm residential
development, demands will increase for retail goods and services.

It is recommended that these commercial locations be developed as small convenience service
nodes, providing products to meet the day-to-day requirements of rural residents. The
development of these nodes shall follow the basic principles described for commercial
development or redevelopment. It is important that these commercial locations provide for
adequate wastewater treatment facilities in the future. Any new or expanded developments
shall utilize treatment systems that minimize potential environmental impacts.

The design of these locations should be consistent with the rural character of Douglas County.
Therefore, design and development standards should promote larger, more spacious settings
and encourage building and site design reflective of the unique characteristics surrounding each
location.

UNINCORPORATED DOUGLAS COUNTY - NEW COMMERCIAL AREAS

Commercial locations in both unincorporated Douglas County and Douglas County communities
together provide reasonable accessibility in terms of distance and the type of goods and
services available. As Douglas County continues to urbanize, the need for additional
commercial space in the unincorporated portions of Douglas County will increase. New
commercial areas shall not be located within a four mile radius of any existing commercial area.
There are already a number of existing commercially zoned areas in the unincorporated
portions of Douglas County. Most of these locations are well placed at the intersection of a
hard surfaced County Route and a state or federally designated highway.
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Areas that are already zoned commercially and are located at the intersection of a hard
surfaced county route and state or federally designated highway should be expanded to serve
any increased demand for commercial space in the county. The Comprehensive Plan
recommends that only one new commercial area be created in the unincorporated portion of
the county. The southeastern area of the county does not have any commercially zoned areas.
To serve this area a commercial development could be located at the intersection of US-56 and
K-33 or US-56 and County Route 1061.

A limiting factor to the size of any commercial development in unincorporated Douglas County
will be the availability of utilities, particularly water and sanitary sewer. Any on-site treatment
system shall be designed to minimize its impacts on the environment. The amount of gross
square footage of a commercial development shall be limited to a total of 15,000 gross square
feet to serve the surrounding rural area.

Commercial activities related to conference, recreational, or tourism uses associated with
Clinton Lake, Lone Star Lake, or Douglas County Lake shall be exempt from the locational
criteria applied to new commercial areas or expansions of existing commercial areas. A
commercial area serving the recreational needs (boat rental, bait shop, lodging, etc.) of persons
using the county’s lake facilities may be located at an entrance point to a lake.

Conference, recreational, or tourism uses located in the Rural Area, and which include some
significant level of urban development, shall satisfy the criteria listed in Chapter Four. Such
uses shall also include a mandatory minimum 200’ natural buffer area or other appropriate
distance as determined by the Board of County Commissioners. Proposed conference,
recreational, or tourism facilities shall include a site specific site plan with rezoning applications
to demonstrate that the criteria listed in Chapter 4, and the 200’ buffer area, have been met.

HORIZON 2020 6-23 COMMERCIAL
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INTRODUCTION

Background and Purpose

The original Southern Development Plan was adopted March 1, 1994 by the
Lawrence City Commission. This plan covered an area roughly bounded on the
north by W. 31% Street, to the west by Kasold Drive, to the south by the north
bank of the Wakarusa River, and to the east by Louisiana Street. This land was
historically used for agricultural purposes and with the growth of the city moving
south and west, a guide for development was needed. The study area has not
developed to the extent that the Southern Development Plan had anticipated,
and the plan needs to be updated.

The purpose of the Revised Southern Development Plan is to update the
boundaries of the study area and update the plan regarding land use, existing
facilities, and transportation to show current information. Also, updated land use
policies, and future land use maps are needed to reflect the current conditions
and current community visions.

Description of Planning Area

The planning area for the Revised Southern Development Plan has been
expanded to include property along the W. 31% Street corridor to allow the
consideration of future transportation issues. The adjusted planning area for the
Revised Southern Development Plan contains approximately 2,260 acres, and is
shown on Map 1-1. The planning area is contained as follows:

- to the north: W. 31% Street and the properties north of W. 31°" Street
between Ousdahl Road and Louisiana Street;

- to the west: E. 1150 Road extended;

- to the south: the north side of the Wakarusa River;

- to the east: E. 1500 Road (Haskell Avenue).
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Policy Framework

Horizon 2020 serves as the overall planning guide and policy document for this

plan.

In addition to Horizon 2020, guiding policy is also obtained in other

adopted physical element plans. Together, these plans serve as the general
“umbrella” policies under which the plan is developed. Listed, these plans are:

Horizon 2020, The Comprehensive Plan for Lawrence and Unincorporated
Douglas County. Lawrence-Douglas County Metropolitan Planning Office.
1998.

Transportation 2025, Lawrence/Douglas County Long Range
Transportation Plan. Lawrence/ Douglas County Metropolitan Planning
Office and LSA Associates. September 2002.

Lawrence-Douglas County Bicycle Plan, Lawrence/ Douglas County
Metropolitan Planning Office. May 2004.

Lawrence Parks & Recreation Department A Comprehensive Master Plan.
Leon Younger & PROS. 2000.

31%" Street Corridor Study, lowa Street to County Route 1057.
TransSystems Corporation. January 28, 2003.

City of Lawrence, Kansas Water Master Plan. Black & Veatch. December
2003.

City of Lawrence, Kansas Wastewater Master Plan. Black & Veatch.
December 2003.
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EXISTING CONDITIONS

Current Land Use

The Revised Southern Development Plan’s current land uses vary from farmland
to commercial uses within its approximately 2,260 acres. According to the
Douglas County Appraiser’s Office, the majority of the acreage is categorized as
Parks/Rec/Open Space and Commercial land uses. These two uses comprise of
over half of the planning area’s acreage. The appraiser’s land use acreage totals

excludes most road right-of-ways.

Table 2-1
Appraiser’s Land Use Classification Acres
Single Family Residential 37.03
Mobile Home 0.74
Multiple Family 16.48
Mobile Home Park 96.87
Residential - Other 0.87
Vacant Residential 63.44
Farm 111.40
Farm Residence 1.41
Vacant Farm 692.24
Commercial 104.16
Commercial-Auto 13.69
Commercial-Service/Office 4.38
Vacant Commercial 8.10
Transport/Communication/Utility 3.51
Vacant Transport/Communication/Utility 89.08
Vacant Parks/Rec/Open Space 763.22
Public/Institutional 31.52
TOTAL 2,038.13
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Current Zoning

The City of Lawrence Land Development Code and the Zoning Regulations for
the Unincorporated Territory of Douglas County are intended to implement the
goals and policies in Horizon 2020 in a manner that protects the health, safety,
and general welfare of the citizens. The Land Development Code and the
Douglas County Zoning Regulations establish zoning regulations for each land
use category which development must follow.

The Revised Southern Development Plan planning area is located partially in the
county and partially within the city. Map 2-2 shows the current zoning
designations and the tables below describe the map designations.

Table 2-2
City Zoning District Name Comprehenswe Plan
Designation
Single-Dwelling Residential . : .
RS10 (10,000 sq. feet per dwelling unity | -CW-Density Residential
Single-Dwelling Residential . . .
RS7 (7,000 sq. feet per dwelling unity | -OW-Density Residential
RM12 Multl-Dwelllng ReS|dent|aI (12 Medium-Density Residential
dwelling units per acre)
PRD Planned Residential Development N/A
CO Office Commercial Office or Office/Research
CS Strip Commercial N/A
PCD Planned Commercial N/A
Development
GPI General Public and Institutional N/A
UR Urban Reserve N/A
Table 2-3
Cou_nty District Name Comprehenswe Plan
Zoning Designation
A Agricultural District Agriculture
B-2 General Business District N/A
V-C Valley Channel District N/A
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Current Infrastructure

Water

City water is supplied to most of the planning area that is within the city limits.
The portions of the planning area that are located in the county are not located
in a rural water district. These properties are obtaining water from wells located
on the property. The City water lines are shown on Map 2-3.

Sanitary Sewer

City sanitary sewer is supplied to most of the planning area that is within the city
limits and to limited areas in the county. The portions of the planning area
located in the county that are not serviced by City sanitary sewer are serviced by
private septic systems. The City sanitary sewer lines are shown on Map 2-3.

Storm Sewer

City storm sewer is provided throughout the planning area that is within the city
limits by storm pipes, storm channels, or by way of streams. The portion of the
planning area that is in the county is partially serviced by way of streams. The
City storm sewer and streams are shown on Map 2-4.

Gas

Southern Star Gas has pipes that pass though a large portion of the planning
area. These pipelines are shown on Map 2-4.
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Floodplain

The FEMA (Federal Emergency Management Agency) designated special flood
hazard area makes up a large portion of the Revised Southern Development Plan
planning area and is shown on Map 2-5. Of the total 2,260 acres within the
planning area, 1,464 acres are located within the floodplain and/or the floodway.
The floodplain is any land area susceptible to being inundated by flood waters
from any source. The floodway is the channel of a river or other watercourse
and the adjacent land areas that must be reserved in order to discharge the base
flood without cumulatively increasing the water surface elevation more than a
designated height. Developing in the floodplain is allowed both in the City and in
the County based on the corresponding regulations. No development is allowed
in the floodway except for flood control structures, road improvements,
easements and rights-of-way, or structures for bridging the floodway.
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Parks and Recreational Facilities

The planning area of the Revised Southern Development Plan includes one park
and recreational facility shown on Map 2-6. The planning area includes existing
and future bike routes and recreational paths. Bike routes are a network of
streets to enable direct, convenient, and safe access for bicyclists. A
Recreational path is a separate path adjacent to and independent of the street
and is intended solely for non-motorized travel.

The Haskell-Baker Wetlands is located on the eastern edge of the planning area
and includes approximately 583 acres of wetlands. These wetlands are jointly
owned by Baker University, Haskell Indian Nations University, the Kansas
Department of Wildlife and Parks, and University of Kansas. The wetlands are a
National Natural Landmark and they support 471 documented species of vascular
plant, 254 species of bird, and 61 additional vertebrate species. A self guided
tour of the wetlands via a boardwalk is provided through the wetlands.
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Transportation

Streets

Transportation 2025 (T2025) is the comprehensive, long-range transportation
plan for the metropolitan area. T2025 designates streets according to their
functional classification or their primary purpose. These functional classifications
are shown on Map 2-7. The classification system can be described as a
hierarchy from the lowest order, local streets that serve to provide direct access
to adjacent property, to collector streets that carry traffic from local streets, to
major thoroughfares (arterial streets) that carry traffic across the entire city.
Freeways and expressways are the highest order of streets and are designed
with limited access to provide the highest degree of mobility to serve large traffic
volumes with long trip lengths.

The planning area for the Revised Southern Development Plan includes all the
Transportation 2025 identified gateways into Lawrence from the south. S. lowa
Street/Hwy 59 is identified as a major gateway, and Louisiana Street /E. 1400
Road and Haskell Avenue/E. 1500 Road are identified as minor gateways.

Transportation 2025 identifies the South Lawrence Traffic Way (SLT/K-10) and S.
lowa Street/Hwy 59 as truck routes.

Transit

Lawrence has a public transportation system (The “T”) which operates
throughout the city. This system allows people that do not live within walking
distance of a neighborhood to utilize the neighborhood services without relying
on an automobile. The city transit system has three routes that travel into the
Revised Southern Development Plan planning area, which are shown along with
shelters and a transfer location, on Map 2-8.

= Route 5, 23rd/Clinton Crosstown - Wakarusa/South lowa/Industrial Park,
travels through the planning area along Kasold Drive, W. 31%" Street,
Neider Road, Four Wheel Drive, and S. lowa Street.

= Route 7, South lowa/Downtown, travels through the planning area along
Lawrence Avenue, W. 31% Street, Neider Road, Four Wheel Drive, W. 33™
Street, Ousdahl Road, and S. lowa Street.

= Route 8, KU/South lowa/Downtown, travels through the planning area

along Lawrence Avenue, W. 31° Street, Neider Road, Four Wheel Drive,
W. 33" Street, Ousdahl Road, and S. lowa Street.
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RECOMMENDATIONS

Land Use (See Map 3-1 or Map 3-2)

Low-Density Residential:

The intent of the low-density residential use is to allow for single-

dwelling type uses.

Density: 6 or fewer dwelling units per acre

Intensity: Low

Applicable Areas:
= Property southwest of the intersection of Kasold Drive

and W. 31° Street, and west and east of E. 1200 Road.
= Property southwest of the intersection of Four Wheel
Drive and W. 33" Street.

Zoning Districts: RS7 (Single-Dwelling Residential), RS5 (Single-
Dwelling Residential), RM12 (Multiple-Dwelling Residential),
RM12D (Multi-Dwelling Duplex Residential), PD (Planned
Development Overlay)

Primary Uses: Single-family dwellings, duplex, attached dwellings,
group home, public and civic uses

Medium-Density Residential:

The intent of the medium-density residential use is to allow for a

variety of types of residential options for the area.
Density: 7-15 dwelling units per acre
Intensity: Medium
Applicable Areas:
= Property to the south of W. 31% Street and west and east
of Lawrence Avenue.

= Property to the southwest of the intersection of Four
Wheel Drive and W. 31° Street.

= Property between Ousdahl Road and Louisiana Street,
south of W. 31 Street. )

*  Property—to—thenortheast-ofthe—intersection—ofH— W31
Street-and-Ousdahi-Reatd-

= Property to the north and west of the intersection of
Louisiana Street and W. 31" Street.

= Property to the southwest of N. 1250 Road.

Zoning Districts: RS5 (Single-Dwelling Residential), RS3 (Single-
Dwelling Residential), RM12 (Multiple-Dwelling Residential),
RM12D (Multi-Dwelling Duplex Residential), RM15 (Multiple-
Dwelling Residential), PD (Planned Development Overlay)

Primary Uses: Single-family dwellings, duplex, attached dwellings,
multi-dwelling structures, group home, civic and public uses
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Residential/Office:

The intent of the residential/office use is to allow a mix of office

use with low-density residential uses.

Density: 4-15 dwelling units per acre

Intensity: Low-Medium

Applicable Areas:
= Property along the east side of Ousdahl Road, south of

W. 31% Street.

Zoning Districts: RSO (Single-Dwelling Residential-Office), PD
(Planned Development Overlay)

Primary Uses: Single-family dwellings, duplex, group home, civic
and public uses, veterinary, offices, personal improvement

Office:

The intent of the office use is to allow for general office uses that

would be minimally evasive to nearby residential uses.

Intensity: Medium

Applicable Areas:
= Property to the south of W. 31% Street and west and east

of Lawrence Avenue.

Zoning Districts: CO (Commercial Office), PD (Planned
Development Overlay)

Primary Uses: Civic and public uses, medical offices, veterinary
office and grooming, general office

Traditional Neighborhood Development (TND):
The intent of Traditional Neighborhood Development areas are
characterized by mixed land uses, grid like street patterns,
pedestrian circulation, intensively-used open spaces, architectural
character, and a sense of community.
Density: Variable
Intensity: Variable
Applicable Areas:
= Property between Ousdahl Road and Louisiana Street,
south of W. 31 Street.
= Property to the southwest of N. 1250 Road
Zoning Districts: T3, T4, T5, T5.5
Primary Uses: Residential, retail, office, civic
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Commercial:
The intent of the commercial use is to allow for retail and service
type uses geared toward the community as a whole and auto-
related uses geared toward traffic from Hwy K-10.
Intensity: Medium to High
Applicable Areas:
= Property to the south of W. 31% Street and west and east
of lowa Street/Hwy 59_including the northeast corner of
W. 31°" Street and Ousdahl Road. (Regional Commercial
Center)
= Property to the southeast and southwest of the
intersection of K-10 and Hwy 59. (Auto-Related
Commercial Center)
Zoning Districts: CC (Community Commercial Centers District), PD
(Planned Development Overlay)
Primary Uses: Civic and public uses, animal services, eating and
drinking establishments, general office, retail sales and
services, vehicle sales and services

Open Space:
The intent of the open space use is to protect the FEMA designated

floodplain by allowing very minimal development for the public use.
Intensity: Minimal
Applicable Areas:
= Property to the north of the Wakarusa River.
= Property designated by FEMA to be 100 year floodplain or
floodway.
Zoning Districts: OS (Open Space), UR (Urban Reserve)
Primary Uses: Passive recreation, nature preserve, agricultural

Public/ Institutional:
The intent of the public/institutional use is to allow for public and
civic uses, recreational facilities, and utility uses.
Intensity: Variable
Applicable Areas:
= Residential care facility south of the intersection of W.
31% Street and Lawrence Avenue.
= Social service facility south of the intersection of W. 31
Street and Harrison Avenue.
= Post office west of Ousdahl Road and south of W. 31%
Street.
Zoning Districts: GPI (General Public and Institutional)
Primary Uses: Civic and public uses, recreational facilities, utility
services
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Policies

General

1.

Traditional Neighborhood Design (TND) is encouraged where
identified.

Gateways

1. Development shall enhance ‘Gateways’ by creating an aesthetically
pleasing view into the city.

2. Aesthetically pleasing landscaped entry way along Gateways shall
be required. Both public and private property owners are
responsible for achieving and maintaining this aesthetically pleasing
landscaping.

3. Fencing installations shall incorporate continuous landscaping at the
base and edges of the fence to integrate the fence with site and
landscaping

4. High quality, aesthetically pleasing building materials should be
used.

5. Pedestrian friendly connectivity between properties shall be
incorporated.

Commercial

1. Encourage diversity and gradation of uses with access restricted to
arterial, frontage road, or collector streets. Commercial curb cuts
on major arterials shall be discouraged and frontage roads shall be
encouraged.

2. Planned Development Overlay zones shall be self-contained with
consideration given to: independent traffic networks; land use
buffers; and/or a gradation of land uses, as well as, landscaped
buffer(s) along the perimeter of the planned commercial
development.

3. Future commercial development and/or redevelopments of existing

commercial areas shall be in the form of Planned Development
Overlays.
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Residential

1.

Landscaped or open space buffers shall occur between major
arterials and residential developments (exclusive of dedicated right-
of-way).

The gradation of residential intensities of land uses is encouraged
as this area develops or redevelops. Medium intensity areas shall
be used as buffers between more intensive developments and low-
density residential areas. Low-density residential developments
shall be encouraged to develop on the interior of the
neighborhoods units.

Single-family lots shall be designed to take access only from local
streets.

Planned Residential Developments are encouraged where creative
design solutions are warranted.

Property northwest of the intersection of W. 31 and Louisiana

Streets, north of the FEMA designated floodplain shall:

- have a gross density of no more than 8 dwelling units per acre,
and

- develop with similar residential character to the neighborhood to
the north including such structures as single-family dwellings,
duplexes, triplexes, and rowhouses.

Open Space/Floodplain

1.

2.

3.

Encourage recreational uses that do not alter the natural character
of the area.

Encourage preservation of the floodplain or open space through
private or public/private partnerships.

Areas within the regulatory floodplain shall not be counted as
contributing more than 50% of the open space wsed in the
computation of density for Planned Development Overlays e.g.,
areas designated as open space/floodplain cannot be used to justify
increased residential development densities.

Encourage connection between public lands and bicycle/pedestrian
trails along the South Lawrence Trafficway (SLT).

Encourage acquisition or development of land for neighborhood
recreational paths.
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Landscaping

1.

2.

Encourage extensive open space and/or berming between different
land use categories (e.g., commercial and residential) to provide
noise and visual buffers.

Encourage native/low-maintenance landscape materials on public
lands.

Transportation Network and Corridors

1. Proposed development along W. 31% Street east of S. lowa Street
should assist in the cost of the interim W. 31% Street and Louisiana
Street intersection improvements.

2. Commercial vehicular circulation patterns shall be primarily self-
contained within the commercially zoned and developed area.

3. Limit access points onto arterial streets through the use of frontage
roads and encourage reverse frontage road(s) access to be located
at mid-points of blocks.

4. Sufficient area, outside of the required street rights-of-way, shall be
required to provide screening along major transportation corridors.
This area shall be restricted in use to providing for: utility needs,
berming, and landscaping needs.

5. Churches and other community facilities shall be located where
access is available from collector or arterial streets.

6. Transportation 2030 or subsequent long-range transportation plans,
once adopted, shall supersede any recommendations, actions, or
policies referenced in 7ransportation 2025.

Signage

1. Signs shall be restricted to one building face (side).

2. Signage on the site (in addition to the building face sign) shall be
restricted to monument type signs.

3. Allow only interior illuminated (or comparable) signs.
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Utilities
1. Future utility transmission lines and existing overhead lines shall be
placed underground when installed or replaced.

2. Easements for utility lines shall not coincide with easements
dedicated for another specific purpose e.g., greenspace, drainage,
or to protect environmental or natural characteristics such as
wetlands areas.

3. All utilities should be provided, whether public or private, before
development is allowed to proceed.

Exterior Lighting
1. Encourage maximum efficiency, low wattage, downward directional
exterior lighting. The point source shall be screened from view off-
site.
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From: Burress, David A. [mailto:d-burress@ku.edu]

Sent: Tuesday, April 16, 2013 10:37 AM

To: Denny Ewert

Subject: RE: ITEM NO. 3 SOUTHERN DEVELOPMENT PLAN; REGIONAL COMMERCIAL CENTER and ITEM NO. 4 RM12 TO
CR; 41.5 ACRES; 1900 W 31ST ST

April 16, 2913
To: Dr. Bruce Liese, Chair, and Lawrence/Douglas County Planning Commission
Dear chairman Liese and Planning Commissioners:

Re: ITEM NO. 3 SOUTHERN DEVELOPMENT PLAN; REGIONAL COMMERCIAL CENTER (MJL)
ITEM NO. 4 RM12 TO CR; 41.5 ACRES; 1900 W 31°" ST (SLD)

The League asks that you not change the Southern Development Plan to expand the existing designated area for
a Regional Commercial Center and that you deny the request for a 41.5 acre tract to permit the development of
a Menards store. We ask this for the following reasons:

We question whether the current 23" and South lowa designated Regional Commercial area has the capacity for
any additional commercial zoning beyond that already designated and zoned for commercial use. The amount of
commercial zoning existing now in this Horizon 2020 designated CR has been listed as 1.3 million square feet
and the date on this is April, 2012.

The Revised Southern Development Plan does not recommend that this area be expanded for commercial use
and designates it for medium residential use. The commercial zoning to the west of this was intentionally given
a buffer of residential zoning so that the commercial area would not expand to the east to create a continuous
commercial strip to Louisiana.

If this 41-acre parcel, or even a portion of it is rezoned CR, it will be the only so-zoned property in Lawrence.
The CR District is a conventional district and strictly speaking was not intended to be conditioned to limit the
uses. The fact that only a portion of the property has been configured to include the Menards store (and parking)
creates a major uncertainty on how this property would actually develop. Because this is a CR District request,
the potential for high intensity uses located here exists and because it is surrounded by residential uses on three
sides makes the potential negative impact even more serious.

For these and many other reasons, we urge that the Planning Commission not change the Southern
Development Plan to accommodate the CR District and not grant the current Z-13-00071 request for CR
Zoning.

Thank you for considering our letter.
Sincerely,

David Burress

Is/

President-Elect

League of Women Voters of Lawrence/Douglas County

Cille King
/sl
Land Use Committee



Kirk McClure, Ph.D.
707 Tennessee Street
Lawrence, KS 66044

mcclurefamily@sbcglobal.net

April 18, 2013

Amalia Graham Richard Hird
amalia.graham@gmail.com rhird@pihhlawyers.com
Charles Blaser Pennie von Achen
cblaser@sunflower.com squampva@aol.com

Jon Josserand Clay Britton
jonjosserand@gmail.com clay.britton@yahoo.com
Lara Adams Burger Chad Lamer
laraplancomm@sunflower.com chadlamer@gmail.com
Bryan Culver (Vice-Chair) Bruce Liese (Chair)
bculver@bankingunusual.com bruce@kansascitysailing.com

Re: AGENDA FOR PUBLIC & NON-PUBLIC HEARING ITEMS, Meeting APRIL 22, 2013
ITEM NO. 3 SOUTHERN DEVELOPMENT PLAN; REGIONAL COMMERCIAL CENTER (MJL)
CPA-13-00067: Consider Comprehensive Plan Amendment to expand the S. lowa Street

st st
commercial corridor east along W. 31 Street to include 1900 W 31 Street.

ST
ITEM NO. 4 RM12 TO CR; 41.5 ACRES; 1900 W 31 ST (SLD)
Z-13-00071: Consider a request to rezone approximately 41.5 acres from RM12 (Multi-Dwelling

st
Residential) to CR (Regional Commercial), located at 1900 W 31 Street.

Dear Members of the Lawrence Douglas County Metropolitan Planning Commission,

st
The proposal to expand the S. lowa Street commercial corridor east along W. 31 Street is an example of
predatory development which is not beneficial to our community.
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Capacity of Lawrence to Absorb a Second Home Improvement Center

The Lawrence area, including all of Douglas County, is only barely large enough to support one home
improvement center. Adding a second home improvement center will serve only to force the city’s
existing home improvement center out of business.

As the table below illustrates, Lawrence has enough population to support one store, but it is actually
rather small in terms of the number of homeowners normally needed to support a home improvement
center. If a second store is added, there will be too few people, and especially too few homeowners, to
support both stores. The result is that one store will probably go out of business. All too often in this
type of cutthroat competition, the older store is the one that fails.

The taxpayers of Lawrence are not indifferent to this process. The taxpayers invested heavily, in excess
of $1.5 million, to facilitate the development of the Home Depot store at 31*" and South lowa Streets.
The taxpayers do not want to see this investment lost. Nor do the taxpayers want to see the Home
Depot store become another retail building that becomes vacant and sits for years without a tenant.

Ratio of Home Improvement Stores to Population and Homeowner Households
Kansas City and Lawrence

Kansas City Lawrence Lawrence with
Metropolitan Douglas Added
Area County Center
Total Centers 19 1 2
Population 1,980,619 113,569
Owner households 538,827 24,800
Population:centers ratio 104,243 113,569 56,785
Owners:centers ratio 28,359 24,800 12,400

Market Analysis

The market analysis submitted in support of these proposals is flawed in many ways.

Rate of Absorption

The retail study begins with the assertion that Lawrence can absorb 129,000 to 236,000 square feet per

year by the year 2020. This assertion would assume that Lawrence has a balanced market now. Even
the retail market study submitted admits that the stock of retail space has grown by 72 percent since



2000 while retail sales have risen by only 37 percent. Clearly, the City has permitted developers to build
space at a pace much faster than the spending can support. The result is an over-built condition leading
to underutilization of space and a lack of interest in the maintenance of properties.

Pull Factor

The retail study goes on to assert that the City’s retail pull factor is low. The pull factor measures the
amount of spending per capita in the retail market compared to a statewide average. If the pull factor is
above 1.0, it indicates that the market pulls in more spending than is available from the local population.
Lawrence’s pull factor has been above 1.0 for 10 of the last 12 years. It has been rising for the last three
years. This is an admirable record for a small city located between two larger cities.

The study suggests that a Mendards will improve the pull factor. It is not credible that the consumers
will drive to Lawrence to shop at our home improvement center any more than they do now. The
consumers in the Topeka and the Kansas City metropolitan areas have several home improvement
centers in close proximity to them. They will not drive Lawrence for this purpose.

Population and Income Growth

The retail study does on to suggest that the future growth of Lawrence’s population and income will
support expansion of the stock of retail space. The ultimate limit on the amount of space that the city
can absorb is the spending in the retail market. Income growth in Lawrence continues to lag behind the
Kansas City metropolitan area, holding back the growth in the retail spending. It is unwise to let the
retail market grow faster than the growth in retail spending.

Recommendation

To avoid predatory development that will waste the taxpayers’ investment, | recommend against the
proposed plan amendment and rezoning at 1900 West 31% Street.

To regain strength in the retail market of Lawrence, the Planning Commission needs to exercise extreme
caution with any expansion of the stock of retail space until the retail spending levels grow sufficiently

to return to the balance found in the past.

Sincerely,

0 .

Kirk McClure



April 19, 2013

Kirk McClure
707 Tennessee St
Lawrence, KS 66044

Dear Mr. McClure,

Your letter regarding the proposed Menards project was forwarded to me by city staff. I
have taken the time to respond to every resident that submits comments to the Planning
Commission, city staff, or myself regarding this development. Responses to your
concerns are below.

The term “predatory development” implies that Menards is in some way taking advantage
of and individual or group of people with no regard for their wellbeing. That is certainly
not the case with our Lawrence project. Menards has taken great steps to ensure that not
only will our project not harm the city but improve the city as a whole. On April 8™ I met
with homeowners surrounding the project site and the response to our plans was very
positive. We have included the residents in the planning process from the very beginning
and plan to continue that practice.

I understand your main point to be the competition between Menards and Home Depot
and their viability in the future. Your concerns are shared among several residents of
Lawrence and often in other communities which we are new to. However no one
understands the viability of a business better than the business itself. Menards is in no
way trying to put Home Depot out of business here or in any other location. Competition
is healthy and what makes the American economy strong. If Menards felt there was a
chance their either Menards or Home Depot could not support a store we would not have
a desire to build in the first place. For your information I have attached a list of a few of
our western Menards stores in communities of similar size with either a Home Depot or
Lowes located nearby.

I do not know the history of the taxpayer money that was used in the Home Depot
project. However I can say that Menards is asking for nothing from the city of Lawrence
financially. All Menards is asking for is the ability to compete on a fair playing field with
every other business. Menards has performed studies regarding traffic, flooding, and
utilities to ensure that our project will not harm any other property in the process.

Menards has a pull factor that is not ordinarily anticipated by a market study such as this.
This is very evident by the number of Lawrence residents that travel to our Topeka store
to shop in large numbers. Not only is that Menards store drawing consumers from outside
of the Topeka region where there are other home improvement stores nearby. It is taking
them from the City of Lawrence and it has a home improvement store. It is a reasonable

5101 MENARD DRIVE EAU CLAIRE, WI 54703-9625 PHONE (715) 876-5911 FAX (715) 876-2868




assumption that consumers will drive from all across Douglas County to shop at the
Menards store just like they do in Shawnee County to the west.

Retail studies are only one element in the review of impacts a retailer would have on a
community and they often fail to consider items that make retailers unique. Many
communities have done away with these studies and relied more on experience and
review of each project individually. Again there will be no investment by the residents of
Lawrence to build the store. It is also unlikely that Menards or Home Depot would be put
out of business by this project. Menards would be a great fit within the community and
draw more consumers into the city that would otherwise be driving else ware to shop. If
you have more questions please do not hesitate to contact me.

Sincerely,
Menard, Inc.

L L
Tyler Edwards
Real Estate Representative
Menard, Inc. — Properties
5101 Menard Drive
Eau Claire, WI 54703
P: 715-876-2143
C: 715-579-6699
F: 715-876-5998
tedwards@menard-inc.com

5101 MENARD DRIVE EAU CLAIRE, WI 54703-9625 PHONE (715) 876-5911 FAX (715) 876-2868




Menards Next Door 1/2 Mile 1 Mile Under 3 Miles
1|Topeka Lowes Home Depot
2[Manhattan Home Depot
3|Salina Lowes
4|Wichita West Lowes
5|Wichita East Home Depot
6|Garden City Home Depot
7|Sedalia Lowes
Lowes
8[Lake Ozark Home Depot
9|Jeff City Lowes
10|Colombia Home Depot Lowes
11|St Peters Home Depot
12(Manchester Home Depot Lowes
Home Depot
13|O'Fallon Lowes
Home Depot
14(Lincoln South Lowes
15(Lincoln North Home Depot
16|Grand Island Home Depot
17|Council Bluffs Home Depot
18|Sioux City Lowes
19(Sioux Falls West Home Depot |Lowes
20|Clive Lowes
21|Altoona Lowes
22|De Moines Home Depot
23|Ankeny Home Depot
24|Waterloo Home Depot [Lowes
25(Marion Home Depot
26|Davenport Lowes
27|West Burlington Lowes
28|Rochester Home Depot
29(Rochester South Lowes
30|Mankato Home Depot Lowes
31|Coon Rapids Lowes
32|Blaine Lowes
33|West St Paul Lowes
34|Stillwater Lowes
35|Maple Grove Home Depot
36|Brooklyn Park Home Depot
37|Fridley Home Depot
38|Richfield Home Depot
39|Eden Prairie Home Depot
40|Hudson Home Depot
41 |Rapid City Lowes
42|Fargo Lowes
43|Hermantown Home Depot




44

Cape G

Lowes

45

Marion IL

Home Depot

46

Evansville

Lowes

47

Bloomington

Lowes

48

Champaign

Lowes

Home Depot

49

Danville

Lowes

50

Normal

Home Depot

51

Springfield South

Lowes

52

Springfield North

Lowes

53

Forsyth

Lowes

54

Peoria

Home Depot

55

Galesburg

Lowes

56

Peru

Home Depot

57

Dubuque

Lowes

58

Janesville

Home Depot

59

Racine

Home Depot

60

Fox lake

Home Depot

61

Gurnee

Home Depot

Lowes

62

Kenosha

Lowes

63

Cherry Valley

Lowes

64

Machesney Park

Home Depot

Lowes

65

Wausau

Home Depot

66

Plover

Lowes

67

Oshkosh

Lowes

68

Appleton East

Lowes

69

Manitowoc

Lowes

70

Appleton West

Home Depot

71

West Bend

Home Depot




Avant-Garde Game Board Staff Report — Exercise What would you decide?

Directions: Take a look at the context and criteria. Gold stars indicate the actual site or what is being proposed for the actual site. Red tags indicate the Future (hasn’t happened yet).
Circle which option you would choose. Circle the criteria you used to make your decision. Thank you. Bring this to the study session.
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STAFF REPORT:

Submitted to the City of Lawrence Planning & Zoning Commission

In response to Comprehensive Plan Amendment application submitted by Menards, Inc.
Regular Agenda - Public Hearing Item

Prepared by Taylor Plummer

18 April 2016
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REQUEST &
RECOMMENDATION

Menards, Inc. submitted this application in order to construct a Menards
home improvement store at 1900 W. 31st Street. The proposed
commercial zoning does not align with the land use designation in
Horizon 2020 or the Revised Southern Development Plan - medium-
density residential.

Given the findings stated in this report, the City of Lawrence Planning
and Zoning Commission should deny the Comprehensive Plan
Amendment (CPA-13-00067) to Horizon 2020 and the Revised Southern
Development Plan, to change the designated future land use from
medium-density residential to commercial for the site located at 1900 W.
31st Street. In light of current City plans, an extension of the commercial
intersection (node) in question contradicts sustainable planning
principles and undermines market demand for retail development.

4 CPA-13-0006/



SITE BACKGROUND

The site in question is located at 1900
W. 31st Street in Lawrence, Kansas.

A mobile home park-Gas Light Vil-
lage—currently exists on the site, but

is notviewed as a community asset.
Concerns of vacancy and a lack of main-
tenance create a desire to redevelop or
reuse the property. The current zoning
of the property is RS10 Single-Dwelling
Residential.

Home Depot similarly considered this
site for development in 2000. Their
request to rezone the mobile home
park the entire site to commercial was
denied on the basis of Horizon 2020
and Southern Development Plan, as
rezoning this site would create strip
commercial, instead of the desired
nodal development.The surrounding
low-density residential was also a factor
in this decision. Home Depot was
eventually approved to develop a home
improvement store at a separate, yet
proximate location in 2001.

In 2012-just last year-Aspen Heights
Development, a multi-family complex,
was considered and approved for the
site in question. The developer aban-
doned the site for uncertain reasons.
The site remains a mobile home park to
this day.

CITY STAFF OPINION

"Staff recommends denial of this
comprehensive plan amendment to
Horizon 2020, including the Revised
Southern Develoment Plan, to change

the designated land use from medium-
density residential to commercial for
the property located at 1900 W. 31st
Street and recommends forwarding this
comprehensive plan amendment to
the Lawrence City Commission with a
recommendation of denial.”

City staff largely found that by
approving this comprehensive

plan amendment (CPA), the City
Commission would be promoting
strip commercial development-an
outmoded style of development. Staff
acknowledges that if Menards is able
to find another suitable development
site, only platting, site planning, and
pulling building permits are required
to construct a new store. Menards,
Inc.'s proposal does not align with the
comprehensive plan and area plan.

Fig. 1 Map of site in question

QUICK FACTS

Applicant //
Menards, Inc.

Site in Question //
1900 W. 31st Street

Site Acreage //
41 acres

Current Land Use //
Mobile Home Park

Land Use Designation //
Medium-Density Residential

Surrounding Land Uses //
Single-Family Residential
Regional Commercial

~
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T
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SUMMARY POINTS

e The surrounding area is designated
as a Regional Commercial Center,
orthe most “intense” commercial
land use designated within the
City.

e Thesite is designated as medium-
density residential and abuts
single-family residences.

e Without a lower intensity use, no
true buffer exists between the
commercial node and residences.

e Anextension of the commercial
node creates strip commercial
development, which is outmoded.

e Strip commercial development is
auto-oriented, effectively barring
safe pedestrian and bicyclist
transportation.

e The proposed development does
not comply with the Development
Code of the City of Lawrence,
Kansas, Horizon 2020, or Revised
Southern Development Plan.

e Without a stormwater
management study, site plan, and
traffic impact study, it is difficult
to understand the full impact of
the proposed development on the
surrounding uses, traffic flow, and
the water quality of the nearby
stream.

6 CPA-13-00067

The submitted retail market study
finds Lawrence's population and
income growth unsatisfactory to
support an additional large-scale
home improvement store.

e Sustainability is found when
economic growth, environmentally
beneficial actions, and equity (in
process and in result) are balanced.

® lawrence citizens value
sustainability, planned
and managed growth, and
compatibility between land uses,
as stated in the Overall Horizon
2020Planning Goals.

e The Planning profession
understands sustainability to be
the balanced outcome of economic
growth, environmentally beneficial
actions, and equity (in process and
in result).

ANALYSIS OF
EXISTING PLANS

Chapter six of Horizon 2020 states that
existing commercial centers at all sizes
will not intrude or expand into a lower-
density area along an arterial street

(Policy 3.11(K)). Chapter six also speaks
against strip commercial development:
"Stop the formation or expansion of

) o
/ ‘
e
-,
-

Image of Massachusetts Street

Strip Commercial Development by
directing new developmentin a more
clustered pattern” (Policy 3.1(B)).

The site in question is adjacent to the
South lowa Regional Commercial
Center. Regional Commercial Centers
allow for the highest commercial
densities—1.5 million square feet or
retail space-when compared to other
commercial center designations.
Without the Menards development, the
center currently contains 1,996,450
square feet of retail space, already
exceeding regulation by 496,450
square feet. Menards proposes
255,328 retail square feet, further
exceeding standing regulation.
Importantly, both Horizon 2020 and
Revised Southern Development

Plan designate the site in question

at medium-density residential. Both
plans made several public involvement
efforts; therefore, both plans are
representative of the community's
desires.

Key to any public decision is public
involvement. The community members
help “decision makers understand

how the community envisions future
development” (Horizon 2020 1-3).
Discrediting the work and desires



Image of Massachusetts Street during a community parade

of planning staff and community
members represented in Horizon 2020
and Revised Southern Development
Planfor sole economic development
advancement devalues community
involvement and democratic processes.

SITE ANALYSIS

In order to understand the site's com-
plexities, limitations, and assets, an in-
depth site analysis was completed. The
site’s physical, biological, and cultural
features were examined using a wide
array of resources. Data sources are
documented throughout the analysis.

PHYSICAL ANALYSIS

A physical site analysis focuses on the
physical features of a site, including
soil type and quality, hydrology, and
topography. Any limitations that arise
due to the examined physical features
are summarized in Site Limitations.

SOIL

Soil quality, type, and slope play an
important role when determining if a
site is developable or not. For example,
certain types of soil drain faster than
others, while other types are comprised

of different materials. Essentially, soils
differ by porosity and permeability.
The Web Soil Survey, created by the
Natural Resources Conservation Service
under the United State Department

of Agriculture, provides soil data and
analysis information to the public. It

is the sole authoritative source of soil
surveys. Many professions utilize this
information, such as farmers, but wider
planning efforts can benefit from the
quality assessments.

Fig. 2 below shows four soil types
present on the site, all of which alter

Soil Map

T

Fig. 2 - Soil survey map of site in question

R 6l 2] ¢l _|@] 2l ol s

the site's ability to be developed.

HYDROLOGY

Certain land uses affect runoff's
direction, speed, and effect. For this
reason, understanding the hydrological
system as a whole is key. Water
management is one tool that can be
used to investigate and understand
impaired waters and synthesize
information to make future planning
decisions. Section 303(d) of the Clean
Water Act requires states to identify
all water bodies where state water
quality standards are not being met.

]
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The Kansas Department of Health and
Environment prepares lists of water
quality impaired stream segments,
wetlands, and lakes; planners must
monitor these lists when make land
use planning decisions. For example,
open space is along a stream will limit
negative impacts on water quality
due to impervious surface runoff and
attributable pollution.

Along similar lines, urban stream
syndrome is cause for concern.
Impervious surfaces can alter
hydrological patterns, geomorphology,
and habitat, and can cause polluted
runoff. Many higher-intensity land uses,
such as commercial or multi-family
residential, may not be the proper

land use in proximity to a stream.

Parking lots and other impervious
cover increase stormwater runoff, which
carries pollution to water sources,
unless proper mitigation techniques
are employed. Itis necessary to study
the discharge levels, measured by total
maximum daily loads, from the site into
the stream along the site.

A hydrologic and hydraulic study

is recommended for this site, as

well. Stormwater management is

a vital step when assessing a site's
ability to be developed. A stream is
located on the northeast section of
the site in question; therefore the
northeast portion of the site is in the
regulatory floodplain. Lawrence’s
Land Development Code outlines the
requirements for developmentin and
around a floodplain.

Planning best practices now include
sustainable stormwater management
principles, which include swales,
buffers, wet and dry retention ponds,
rain barrels, and green roofs. These
methods attempt to mimic natural
processes to manage stormwater

and its negative effects. This site’s
proposed high-intensity commercial
use typically involves large swaths

of parking and a high impervious to
pervious surface ratio. Without proper
stormwater management techniques,
this use may not be appropriate for
this site. Comprehensive watershed
management can be more fully
understood using the Environmental
Protection Agency's Handbook for
Developing Watershed Plans to Restore
and Protect Waters.

Impervious surfaces

1| e

FE
FE
FE
. . increased volume

and speed of
surface runoff

decreased
groundwater
seepage

Impervious ‘hard’ surfaces (roofs, roads, large areas
of pavement, and asphalt parking lots) increase the
volume and speed of stormwater runoff. This swift
surge of water erodes streambeds, reduces
groundwater infiltration, and delivers many pollutants
and sediment to downstream waters.

Fig. 3 - Negative consequences of impervious surfaces
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Pervious surfaces

et

decreased
volume and
speed of
surface
runoff

increased
groundwater
seepage

Pervious ‘soft’ surfaces (green roofs, rain gardens,
grass paver parking lots, and infiltration trenches)
decrease volume and speed of stormwater runoff.
The slowed water seeps into the ground, recharges
the water table, and filters out many pollutants and
sediment before they arrive in downstream waters.



TOPOGRAPHY

The topography of the site in
question is important to analyze as
it can greatly affect the development
potential. Horizon 2020 states, "Site
layout and design of developments
shall be planned with attention: to
natural topography and drainage,
adjacent land uses, road classifications,
minimum frontage and entrance
spacing requirements..." as a
growth management policy (4-6).
The U.S. Geological Survey develops
topographic maps-"U.S. Topos"-that
show changes in elevation across a
site. This information is necessary to
understand drainage patterns and
proper site layouts.

The site in question abuts a stream. This
fact alone indicates the need to analyze
the topography, as the site slopes
downward as it approaches the stream.
In this way, sustainable stormwater
management and topography align.

Fig. 4 - Hardiness zones map

Proper stormwater management
techniques will insure minimal impacts
caused by the development of the site.

U.S. Topos are downloadable free

of charge from the U.S. Geological
Survey. The City of Lawrence utilizes
this information in a geospatial format.
While public sector planners do not rely
on topographic information regularly,
the applicants/developers must ensure
that the site is developable at its'
current grade.

BIOLOGICAL ANALYSIS

Abiological site analysis focuses on
the wildlife and vegetation within and
surrounding the site.

WILDLIFE

This site may be habitat for certain
wildlife species important to the
ecosystem. In order to protect these
species, wildlife sightings should be

reported. The Kansas Department of
Wildlife, Parks, and Tourism monitors
threatened and endangered wildlife:
http://ksoutdoors.com/Services/
Threatened-and-Endangered-Wildlife.
This site informs the public of common
wildlife species in the area, as well as
critical species to monitor.

The Menards proposal is one of
redevelopment, not development of
vacant land. For this reason, wildlife
concerns will be minor, yet are still
worth noting. As a part of the proposed
redevelopment, habitat serving critical
species may be integrated into the
landscape, such as milkweed for
monarch butterflies.

VEGETATION

Vegetative cover plays a large role in
the hydrological cycle of a site. In order
to understand the current vegetative
cover of the site, Google Earth and field
visits are key. Enhancing vegetative

Average Annual Extreme
Minimum Temperature
1976 - 2005
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cover is one way to take sustainable
planning practices into developed
areas. For example, the urban forest can
be improved on this site with additional
tree planting. Trees provide $14 million
a year in energy benefits and reduce
more than $500,000 a year in carbon
emissions.

The Menards proposal, if realized, must
include an innovative and sustainable
landscape plan. Native plants, which
are increasingly popular, should be
integrated into the site in a strategic
manner. The site in question falls into
the hardiness zone 6A. Hardiness
zones (see Fig. 4) delineate which
plants are most likely to thrive at a
certain location. Zones are based on
the average annual minimum winter
temperatures, divided into 10-degree F

z
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zones. Landscape architects utilize this
tool to property design the landscape
of a site.

CULTURAL ANALYSIS

Cultural site analysis includes a wide
variety of factors. This type of analysis
essentially determines if the site’s
proposed development fits with the
surrounding properties legally and if

the use is desirable by the community.

ZONING & LAND USE

The current zoning of the property

is RM12 Multi-Dwelling Residential
(12 dwelling units per acre), a medi-
um-density residential district. The
surrounding properties are zoned PRD
Planned Residential Development, 0S
Open Space, RS7 (7,000 square feet

m Wacant Residantial - Commercial- Senvica/Office

[ viater Bodies [ | Single Family Residential | Farm B 2 cant Commercial

D Planning area |:| hdobile Home |: Farm Residence - Tt ans po T ommunicatio nAtility
|:| Multiple Famiby E Vacant Farm - Vacant Trare portiC ommunication/Utility
- Mobile Home Park - Commercial - acant Paks/Rec/Open Space
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per dwelling unit) Single-Dwelling
Residential, RM12 Multi-Dwelling
Residential (12 dwelling units per acre),
and County A Agricultural District.

The current land use of the property
is a mobile home park. Surrounding
the site is commercial, single-family
residential, vacant residential, and

The site in question is not entirely
compatible with the surrounding

land uses as it is currently used. The
Menards proposed development would
be an extension of the commercial
node that exists at the intersection of
31stand lowa. The highest and best
use for this site is not a continuation of
commercial, but a land use that buffers
the single-family residential from the
commercial node. Single story office
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Fig. 5 - Existing land uses,
Revised Southern Development Plan



space or multi-family residential both
can be used in this way.

EXISTING PLANS

As stated in Analysis of Existing Plans,
chapter six of Horizon 2020 and
Revised Southern Development Plan
both speak again strip commercial
development. The site in question
has continually been designated as
medium-density residential. Plan

‘95, approved in 1977, also limits
further commercial expansion

around this intersection and supports
residential development the east

of the intersection. Similarly, the
South Lawrence Trafficway Corridor
Land Use Plan(1989) and Southern
Development Plan (1994) identify the
site in question as residential.

—E‘1150‘RD‘|'E-1 150-RD

N-1200-RD
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D Planning area Private Water Main
- \eter Bodies Weter Main

Additionally, a precedent was set for
this property in 2001. Home Depot's
original proposal was approved with a
clear reduction in commercially zoned
area and an additional restriction

on the tract to the east. This decision
recognized the importance of a buffer,
whether natural or through certain
uses, between the residences and the
commercial node.

UTILITIES

Providing public infrastructure (water,
sanitary sewer, and storm sewer) to

a property is an expensive process

and can be a limiting factor when
developing a property. Utility service is
a non-issue on the site in question, as
itis already developed and within City
limits.

Sanitary Sewer Main

Itis now common practice for a city

to provide a utility map through an
online mapping system. Oftentimes
this online geospatial data is available
to the public through an online service.
Even so, planners traditionally insure
that a site is currently serviced or will
be able to be serviced by this public
infrastructure. Utility companies, such
as Southern Star Gas, also can provide
this utility locater service.

TRANSPORTATION

In the same way as utilities, providing
viable, multimodal transportation
options for all developments is a
municipal concern. The site in question
is serviced by a minor arterial, and is
nearby a principal arterial. Streets are
classified by their function or primary
purpose. Both types of roadway-minor

.
{ .
1

- “'ESJA“’M

E31st St

Fig. 6 - Existing utilities,
Revised Southern Development Plan
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and principal arterial-will likely receive
maintenance dollars, as they are heavily
traversed. Automobiles will be served
primarily on a minor arterial. At 40
miles per hour, bicyclist and pedestrian
traffic is more unlikely.

Nonetheless, a future recreational trail
is planned for this site, running north
and south through the middle of the
site. This trial will connect to the north/
south recreational trail to the north

of the site. Afuture recreational trail

is also planned along 31st Street. The
site’s proximity to the Baker Wetlands
presents a recreational amenity for the
surrounding residential. Most cities can
provide spatial data showing existing
and future bike and trails throughout
the city. Lawrence does just this.
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Planning for pedestrians is increasingly
important. Through clustered and
mixed use development practices,

the practicality of walking increases

if services and goods are provided
within a reasonable distance. Part of
the practicality includes providing
well-maintained sidewalks and other
pedestrian infrastructure. Google Earth
provides a simple way for planners to
analyze sidewalk conditions. As a site
develops, a developer may be in charge
of completing the sidewalk network in
and around his or her property.

Lawrence has a public transportation
system: The "T." The Revised Southern
Development planning area has
three routes that serve it. Fig. 7 below
shows the locations of bus shelters
and the transfer station within the
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planning area. Itis important to ensure
developments of all types, including
residential, commercial, employment,
and entertainment, have access to
transit. This is a more sustainable form
of transportation, similar to carpooling,
which is increasingly demanded.
Municipalities can direct those persons
interested to the regional or city-

level transit service available. As sites
develop, especially around commercial
nodes such as this, it is important

to include transit stops to create an
accessible atmosphere and increase
their customer base. Fortunately, the
site in question is in close proximity to
transit routes.
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Fig. 7 - Existing transit routes,
Revised Southern Development Plan



ECONOMIC ANALYSIS

LOCAL SUPPLY & DEMAND

A retail market study was completed
and reviewed for the site in question.
In order to achieve a balanced market
itis important to measure the supply
and demand of given uses frequently
through a market study. This type of
analysis requires supply side data,
including the amount of retail space
and the number of businesses,

and demand side data, including
population, income, and retail sales
growth over time. Within the demand
side, growth by specific age groups over
time increasingly determines the type
of goods and services to be demanded.
Therefore, an accurate and consistent
measure of commercial space over
time is necessary. With this data, it is
possible to understand the mismatch
between supply and demand in order
to guide development decision-
making. The U.S. Census and American
Community Survey are important
sources of data for studies such as this,
as they provide estimates of residential
units over time. Yet, it is important to
note the margin of error with these
counts. The American Community
Survey estimates generally have a
higher margin of error, as the sample
size is much lower than the U.S. Census.

The supply side data, including the
amount of retail space and the number
of businesses can be troublesome data
to gather. As the 2010 Retail Market
Report stated, accurate and consistent
measures of retail square footage over
time is necessary. Municipalities should
(technically) be able to measure new
growth through building permits,

yet non-tenant specific stores create
inconsistency in this measure. The
number of businesses can be measured
through sales tax reports, as gathered
by the Kansas Department of Revenue.
The demand side data—population and
income-is easily gathered through the
U.S. Census or American Community
Survey, depending on when the data is
being gathered. Sales tax revenue data
is collected by the Kansas Department
of Revenue. Data inaccuracy issues
arise if the businesses reporting reports
from a reporting address, rather than
the physical location of the retail store.
Similarly, businesses with multiple
locations may only submit one form.
Both data limitations are important to
keep in mind.

Once the data are gathered, vacancy
rates over time can be determined, as
well as retail space demand per capita.
The vacancy rate can assess the health
of a market. It is the ratio of occupied
retail space to total retail space. Retail
space demand per capita is the ratio
of total retail space to total population.
Similar analyses can be completed

by commercial district if the districts
are defined and square footage is
measurable. The absorption rate, or
how quickly a building can be absorbed
into a market, can be determined with
this data, as well.

Itis important to note that at any given
time, a market may not be balanced;
each retail option may not be fully
absorbed into the market. Therefore,
forecasted absorption rates can be
limited in accuracy. Ultimately, the
absorption rate is limited by spending
in the retail market.

REGIONAL ANALYSIS

When analyzing the potential impact
of a development on the health of a
market, it is important to take a regional
approach. In essence, Lawrence can

be seen as part of the periphery of

the larger Kansas City metropolitan
area. Given Lawrence's proximity to

the Kansas City metropolitan area, it is
necessary to understand that Lawrence
residents likely travel to Kansas City for
some of their retail needs. Lawrence
and Kansas are economically and
socially tied. As a way to understand
this connection, Reilly's Law of Retail
Gravitation, a trade area analysis, or the
Huff Model analysis should be used/
completed. An overview of Reilly's Law
of Retail Gravitation analysis method is
provided below.

Reilly's Law of Retail Gravitation:

e This provides an estimate of the
maximum distance customers will
travel to shop for goods or services.

e The premise is that people are
attracted to larger places to shop,
but time and distance influence
these decisions.

e The "breakpoint," where trade is
equally divided between the two
centers (in this case, Lawrence and
Kansas City).

* The breakpointis the point where
trade is equally divided between
two centers.

e The data needed are distances
between locations and populations.

* This analysis can be integrated into
the Menards proposal in order to
understand if Kansas City residents
would utilize this store location, or
if Lawrence residents would be the
only patrons.

CPA-13-00067 13



SITE LIMITATIONS

While a full analysis of the site was
not completed, various key limitations
arose from the preliminary analysis. The
limitations are summarized as follows.
e The northeast portion of the site
is in the floodplain and slopes
downward towards the floodway.
Development should be limited in
this area and polluted stormwater
runoff should not be directed
towards the floodway.

e Hardiness Zone 6A vegetation
must be integrated into the site
landscape plan to minimize
irrigation needs and maintenance
expenses.

e The current zoning of the property
is RM12 Multi-Dwelling. A
commercial use is not permitted
within this zoning district.

e The planned future land use is
medium-density residential. A
commercial use does not align with
the future land use plan.

e The proposed use does not align
with the existing plans - Horizon
2020 or Revised Southern
Development Plan.

e Pedestrian and bicyclist
transportation may be limited
depending the site design.

e Limited population and income
growth in Lawrence will limit
the market's ability to support
two home improvement stores,
especially with Kansas City
providing ample retail options.

14 CPA-13-00067

SUSTAINABILITY
FRAMEWORK

Climate change is one of the most
serious issues facing the globe today.

A strong consensus finds man-made
emissions as the cause of the changes
in the globe’s climate. Land use actions
such as sprawling development,
deforestation, and agriculture
contribute to the growing levels of
greenhouse gases in the atmosphere.
Planners are increasingly professing the
need to grow sustainably. Urban sprawl,
or auto-dependent growth, has created
quantified negative consequences for
water, air, and human health quality.

Planners have historically recognized
the importance of caring for nature and
living within it. For example, Benton
McKaye wanted to set wilderness

aside for conservation purposes,

while also making it accessible as a
retreat. Sustainability is in essence a

balanced effort of economic growth,
equitable process and distribution,
and environmentally friendly actions.
The nature of sustainability creates
conflicts during development decisions.
Because of this, rational planning is
not the best planning method. Instead,
planners must utilize collaborative

or communicative planning practices
to build consensus between decision
makers, developers, and citizens.

The City of Lawrence utilized a
similar process during the Horizon
2020 planning process. Because the
plan was a true public product, it is
important to rely on the document
as a representation of Lawrence in
the future. Sustainability and growth
management is integrated within
Horizon 2020(1-3). Extending
commercial corridors does not align
with proper growth management.
The existing commercial node at lowa
Street and 31st Street is shown in the
image below.

Intersection of 31st Street and lowa Street



LEGAL FRAMEWORK

COMPREHENSIVE PLAN

The federal government created an
advisory committee in 1921 to create
model state planning and zoning
enabling acts. The Standard State
Zoning Enabling Act delegated power
to zone to municipalities, established
procedures for special zoning excep-
tions, variances from the zoning code,
and procedures for amendments to the
zoning code. The model act also created
a board of zoning appeals and empha-
sized that the zoning code much be

"in accordance with a comprehensive
plan.’

The Standard City Planning Enabling
Act established a municipal planning
commission, authorized the prepara-
tion of a city master plan, and required
review of proposed publicimprove-
ments by the established planning
commission. Additionally, the Act
created and authorized subdivision
(how land is divided and managed)
regulation, created regional planning
commissions, and authorized the
preparation of the "official map” to
document the location of proposed
publicimprovements. Both acts ac-
knowledged that land use planning is a
local issue, best handled by those who
reside there.

The evolution of land use control influ-
enced the idea that land is both a com-
modity and a resource. Comprehensive
plans now act as a growth management
tool. Comprehensive plans constitute
the general outline of projected devel-

opment, while zoning is a regulatory

tool designed to implement the plan.

Comprehensive plans also:

e Establish community vision

e Establish fundamental land use
policies

e Areasource of information and
legislative findings

e Enhance legal basis for land use
decisions

The comprehensive plan is official in
nature, as it designed to be adopted
into law by some form of local gov-
ernment. The document should then
serve as a policy guide to decisions
about community development.
Throughout the entire comprehensive
planning process, citizen input should
be obtained, as it is a document for the
community. Planning legislation and
plans are unlikely to be overturned on
constitutional grounds, and therefore it
is authoritative.

LEGAL PROCESS
FOR DEVELOPMENT

The legal process to be followed in this
proposed Menards development is in
process. Menards cannot simply ac-
quire the property and construct a new
store. Instead, Menards must submit a
preliminary development plan to the
City once proper zoning is secured.

If the zoning must be changed, the
rezoning process must be completed as
well. In this case, a zoning map amend-
ment is necessary. If deemed necessary
by planning staff, a traffic impact study,
drainage study, market study, and
downstream sanitary sewer analysis

may be necessary, as determined in the
pre-application meeting. Other gen-
eral documents are required, as well,
including a conceptual plan and a legal
description of the property. Oftentimes,
a rezoning process and preliminary de-
velopment plan will go to the Planning
Commission and City Commission on
the same schedule.

PUBLIC INPUT

This development process includes

a public hearing and public notice
through a posted sign on the prop-
erty for a given amount of time. The
applicant must “describe the reason-
able effort(s) made to meet with and
receive input from individuals required
to receive notice” (City of Lawrence
Preliminary Development Application).
A public hearing takes place at the
Planning Commission and City Com-
mission meeting, which is advertised
in the newspaper. Commissioners then
take the staff report, existing plans, and
public comment into consideration.

DEPARTMENT OF COMMERCE
HERBERT HOOVER, SECRETARY

TA STANDARD
STATE ZONING ENABLING ACT

UNDER WHICH MUNICIPALITIES MAY ADOPT ZONING
: REGULATIONS

BY THE
ADVISORY COMMITTEE ON ZONING

Standard State Zoning Enabling Act
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ACTION ALTERNATIVES

Given the findings in the Site
Assessmentand utilizing the
Sustainability Framework and Legal
Framework, the options for action
include, (1) denial; (2) approval with
no required changes; (3) approval with
site and building design requirements;
(4) continuance of land use application
until a specific nodal plan can be
created for the intersection of lowa
Street and 31st Street; and (5) stated
future approval at a different site within
Lawrence.

OPTION 1

The first action alternative is a simple
denial of the Menards proposal in
entirety on the grounds that it does not
comply with Horizon 2020 or Revised
Southern Development Plan, keeping
in mind that an appeal by Menards, Inc.
to each option is possible. This denial is
certain if the City Commission denials
the proposed development. This option
is, in essence, non-action, until another
developer decides to develop medium-
density residential on the site.

OPTION 2

The second option is complete approval
of the comprehensive plan amendment
and required rezoning to CR Regional
Commercial. This option would extend
the commercial node at lowa Street and
31st Street, negating Horizon 2020 and
Revised Southern Development Plan.
This option appeases Menards, Inc.

and does not attempt to work with the
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developer to create a site and building
plan in line with community values.

OPTION 3

The third option is approval of the
comprehensive plan amendment

and required rezoning to CR Regional
Commercial with the requirement of
an improved site and building plan
that planning staff were comfortable
with. This option relies directly on

the Sustainability Framework, that
understands the importance of moving
away from strip commercial, auto-
dependent development. The goal
"will be to work with [Menards, Inc.] to
achieve compact, pedestrian-oriented
centers versus conventional strip malls.
The overall goal of these standards

is to improve community aesthetics,
encourage more shopping per trip,
facilitate neighborhood identification
and support, and make shopping an
enjoyable event” (Design Standards,
Horizon 2020, 6-2).

The site plan may include green
infrastructure, such as bioswales,
pervious pavement, small street
frontage (that pushes parking to

the back of the site), or significant
landscape cover. The building plan may
include a rain catchment system, an
extensive green roof, or architectural
compatibility. This option is unlikely,
asitwould require significant
publicinvestment into multimodal
infrastructure, such as recreational and
bike paths.

OPTION 4

The fourth option is a continuance of
the land use application until a specific
nodal plan can be created for the
intersection of lowa Street and 31st
Street. "In order to facilitate the orderly
development of future commercial
nodes; Lawrence shall attempt to
complete "nodal plans” for each

future commercial center in advance
of development proposals” (Horizon
2020, 6-8). The nodal plan will define
the area of the node and provide details
including:

1. Existing natural features
. Appropriate transitional uses

3. Appropriate uses for each specific
corner of the intersection

4. Access points of reach corner

5. Necessary infrastructure
improvements

6. Overall flow of traffic in and around
the node and surrounding area

7. Any other necessary information

Once a nodal plan is created, planning
staff, Planning Commission, and City
Commission can reassess the need to
extend the commercial node.

OPTION 5

The fifth and final option is to approve
the development of Menards at a
different site within the City. "Recent
amendments to Horizon 2020 have
given direction to offer large retail
locations at the intersection of W. 6th
Streetand SLTand included discussion
regarding expanding the Regional



Commercial Center designation south
of the SLTon S. lowa St." (City Staff
Report). This option provides Menards
the opportunity to develop at a location
in line with the community's interests.

COMPLETE
RECOMMENDATION

Option 5is recommended to the City
Commission. The Site Limitations are
such that they outweigh the potential
benefits from Option 3-an altered site
and building plan. The first decision in
a site plan is if the location is proper
for the proposed use. In this case, the
existing residential limits the use's

appropriateness. Large retail uses do
not align with single-family residential
uses. Property values, noise pollution,
and traffic congestion are all valid
concerns for property owners. These
concerns were all professed during the
public hearing on this land use action.

As a way to balance the needs of
Menards, Inc. and the community, a
different location is recommended. This
way, nodal development (a sustainable
practice) is furthered. This development
style is more progressive and works

to limit the negative consequences of
urban sprawl. While Menards, Inc. has
stated that this site, at the current time,
does not meet their retail needs, it may

South Lawrence Trafficway construction process

meet their needs in the future. As a
large development, Menards can locate
at W. 6th Street and SLT as a catalyst
site for additional nodal development.
If Menards does not agree with this
decision, the development is not the
right fit for the community. Developing
ata later time will also give the retail
market time to absorb the approved
retail developments, further balancing
the market and, in turn, keeping the
vacancy rate at a desirable level.

CPA-13-00067 17
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Executive Summary

Zibers Consulting was hired to examine the proposed Comprehensive Plan Amendment that would allow Menards, Inc.
to develop a site previously identified as suitable for medium-density residential development as commercial. Four
alternatives have been identified and outlined, however Alternative 4 was chosen as the most appropriate course of
action. Alternative 4 reasons that due to the widespread incompatibility with the comprehensive plan, Revised Southern
Development Plan, and the slow commercial market, staff recommends that the City deny the request for amending the
comprehensive plan to allow for a Menards store to be built on this site

Application Date
Purpose of Request

Submitted By
Property Owner
Current Zoning
Proposed Zoning
Current Use

Proposed Use
Surrounding Use

Surrounding Zoning
Current Language to be
Removed

Proposed Language to be

Added (in red)

Public Notice
Prepared By

Key Points

March 31, 2013

To consider a proposed Comprehensive Plan Amendment (CPA), CPA-13-00067, to Horizon
2020: Chapter 6 Commercial Land Use and Chapter 14 Specific Plans, Revised Southern
Development Plan. Menards wishes to rezone approximately 41.5 acres from RM12 (Multi-
Dwelling Residential) to CR (Regional Commercial), located at 1900 W 31st Street.

Menards, Inc.

Mid-American Manufactured Housing, Inc., property owner of record.

RM12 (Multi-Dwelling Residential)

CR (Regional Commercial)

Residential, site hosts a mobile home park that was largely abandoned when purchased for a
previously approved medium-density residential development

Commercial use as a home improvement retailer

Includes residential to the north, regional commercial to the west, medium-density residential
to the south and privately owned, largely undeveloped land due to the presence of a floodplain
to the east

CR (Regional Commercial), RM12 (Multi-Dwelling Residential), RS7 (Single Family Residential)

Commercial property exists both east and west of S. lowa Street along 31st Street. Emphasis
shall be given to maintaining this commercial node and requests to extend the commercial
corridor for additional retail development shall not be considered; however office and office
research activities would be appropriate land uses along this arterial corridor. (Chapter 6 of
Horizon 2020) Commercial property exists both east and west of S. lowa Street along
31st Street. Emphasis shall be given to maintaining this commercial node and requests
to extend the commercial corridor for additional retail development shall not be
considered; however office and office research activities would be appropriate land
uses along this arterial corridor. (Revised Southern Development Plan)

Applicable Areas: Property to the south of W. 31st Street and west and east of lowa
Street/Hwy 59 including the northeast corner of W. 31st Street and Ousdahl Road.

A public hearing was held April 22, 2013

Zibers Consulting

e This area if allowed to develop east along W. 31 St. could create Strip Commercial Development

e Policy 3.1(B) in Chapter 6 of Horizon 2020 states: “Strip Commercial Development: Stop the formation or
expansion of Strip Commercial Development by directing new development in a more clustered pattern”.

e W. 6™ and South Lawrence Traffic way (SLT) as a proposed alternate location, as well, there is the potential to
extend south along lowa. Menards has stated that these locations do not meet their needs at this time.

e Commercial use on this site is not consistent with several areas throughout the comprehensive plan, not just
Chapter 6, and would need further attention if the amendment is passed

e There is inadequate public input to reflect whether an amendment to the comprehensive plan would be in the
public’s best interests, more input is needed. Additionally impacts on public health and safety were not properly
identified, more information is needed.




Background Information

Purpose for Request
To consider a proposed Comprehensive Plan Amendment (CPA),

What is a CPA?

CPA-13-00067, to Horizon 2020: Chapter 6 Commercial Land Use A Comprehensive Plan Amendment is when a
and Chapter 14 Specific Plans, Revised Southern Development revision is made to a city’s comprehensive
Plan. plan; the long-range guiding document for
General Information physical, economic and social growth. In this

This comprehensive plan amendment (CPA) was requested by case, the amendment would alter the land

Menards, Inc. in order to develop the former Gas Light Village mobile | use for the area east, along W. 31* Street
home park located at the northeast corner of W. 31st St. and allowing commercial development.
Ousdahl Rd. commercial development (See Figure 3). The site itself is
located on the southern edge of the City of Lawrence (See Figure 1).

Currently Chapter 6 of Horizon 2020, the City of Lawrence’s Comprehensive Plan, states “Commercial property exists
both east and west of S. lowa Street along 31st Street. Emphasis shall be given to maintaining this commercial node and
requests to extend the commercial corridor for additional retail development shall not be considered; however office
and office research activities would be appropriate land uses along this arterial corridor.” A commercial corridor is
generally characterized as an area developed on an auto-dominant roadway, with larger retailers, large parking lots and
oftentimes connection with transit services. The Revised Southern Development Plan which is a smaller area plan that
was incorporated by reference in Chapter 14 — Specific Plans of the Comprehensive Plan, identifies this property
appropriate for medium-density residential uses, such as townhomes or rowhomes. This amendment would allow
expansion of the S. lowa St. commercial corridor east along W. 31st Street to include 1900 W. 31st Street (See Figure 3).

Currently S. lowa Street corridor is classified as an existing Regional Commercial Center, and this amendment would
extend the center to include 1900 W. 31° Street. A Regional Commercial Center attracts a customer base beyond that of
the immediate community, instead drawing people from neighboring communities as well. Within the Regional
Commercial Center, nodal development occurs. Nodal development concentrates higher density development around
intersections, usually with planned improvements to roadway services to account for increased traffic. These nodes
concentrate development, allowing lower density development between them as well as a lower intensity of traffic.

The S. lowa Regional Commercial Center is an existing strip commercial development between 23rd Street and K-10 with
nodal development specifically centered on the intersection of W. 31st and S. lowa Streets. Nodal development requires
the clear termination of commercial development within near proximity of an intersection, currently commercial use
extends approximately .3 miles west and east of S. lowa St., along W. 31st Street. Imagine a circle centered on an
intersection with commercial development restricted to the radius boundary (See Figure 2).
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Site Context

Figure 6 Commercial Area to West

Directly to the west of the site
area is a Home Depot, Best Buy
and a handful of chain
restaurants.

South

Figure 4 Residential Neighborhood to North
BETGNE .

North

Bordering the Northern
part of the site area are
single family homes.

East

To the East is a property
privately owned by a Mr.
Snodgrass, much of which is
within a floodplain/floodway.

Direction South, on the
opposite side of W. 31 St. is
The Connection at Lawrence,
an apartment complex.

Note: Alternative sites have been proposed. Specifically, staff have suggested the intersection at W. 6™ and SLT or
further south along lowa to take advantage of the South Lawrence Traffic way (SLT) updates. Menards has refused both
alternatives citing that the sites would not support their development.

Relevant Historical Considerations

The S. lowa Street Regional Commercial Center has had a long history of a large amount of commercial space that
generally fronts S. lowa Street, with a smaller amount of commercial use expanding west and east along W. 31st Street.
The applicant is requesting extension of the S. lowa and W. 31st Street node beyond its current boundaries to the east
along W. 31st St.

Strip Commercial Pattern

Strip commercial development is one of
the most common types of post-WWII
commercial developments. It is
characterized by stretches of uniform,
connected buildings (usually spanning the
length of a block), with multiple driveways,
increased traffic congestion and excessive
parking. Many cities are trying to move
away from this type of development and
focus on more concentrated development
patterns in an effort to combat sprawl.

The argument was made that W. 6th, 23rd and lowa Streets have
similar commercial development and similar traffic counts as the
area of S. lowa and W. 31st Streets and should be developed with a
similar strip commercial pattern. It was stated that the property
east of the Home Depot site would be an island of residential
before the undevelopable floodplain further east on W. 31st Street
making the property suitable for commercial development. Local
long-range documents have made a point to discontinue strip
commercial development along street corridors that are not
already stripped out, in favor of nodal development.

Figure 8 is a timeline summary of planning and zoning
recommendations and actions over the past 20+ years regarding
this commercial center.



Figure 8 Timeline of Relevant Planning and Zoning

The proposed land use
map limits commercial
development to the S.
lowa Street corridor.

1989

City Commission
endorsed the Southern
Development Plan
Land Use Policies and
the Conceptual Land
Use Map with an
amendment.*

1994

Requested rezoning.
Horizon 2020 and
Southern
Development Plan
don’t support
commercial
development
east/west along W.

31st Street.

2000

Area expanded to
include property along
the W. 31st Street;
identifies the north
side of W. 31st Street
between Ousdahl
Road & Louisiana
Street as appropriate
for medium-density
residential.

2008

1977

Identifies minimal
commercial
development on the
NE corner of the
intersection of S. lowa
and W. 31st Streets
with a stepdown of

residential to the East.

Policy 13 (Commercial
Land Use) instructs
avoiding strip
commercial.

1994

Commercial land uses
were restricted to the
corner of W. 31st and
S. lowa Streets with
areas east along W.
31st Street identified
for Planned
Residential
Development.

1998

Chapter 6 -
Commercial Land Use
states that nodal
development is the
opposite of strip
development and it
requires the clear
termination of
commercial
development within
near proximity of an
intersection.

2001

Reduced commercial
area and rezoned a
portion to PRD** with
a restriction: property
used for open space &
ROW*** to create a
boundary for E. edge
of commercial zoning
along W. 31st St.

2012

Medium-density
residential
development
approved for this site
in 2012 but
subsequently
abandoned by the
developer.

*That no more than 25 acres of the land be used for commercial development in the area identified as PUD, that this commercial development be contiguous, be located as a commercial node at the SLT, and

appropriately consider the existing mobile home park located south of 33rd Street.” (The JC Penney/Cinema development was approved after adoption of the plan and contains approximately 22 acres.) The northeast
corner of S. lowa and W. 31st Street remained identified for Planned Residential Development

** PRD: Planned Residential Development, oftentimes used as a conditional use within different zonings to allow more flexibility in design while establishing design standards and creating a variety of housing
*** ROW: Right-of-way, physical land area acquired for a specific purpose, in this case, reserved for open space




Significance of a Comprehensive Plan

Comprehensive planning is recognized in the profession as beginning in 1909 with Daniel Burnham’s Chicago Plan. In
this, comprehensive planning began to combine function with form to create a safer, healthier and more beautiful city.
It was initially coupled with public works and public health during the City Beautiful Movement but had separated by
varying degrees by the mid-1900s. Since then it has undergone several changes. Recently, due to growing environmental
and public health concerns comprehensive plans have begun to reintroduce topics such as food access, health and
sustainability. Today, this is arguably one of the most important tools planners and cities have in regards to guiding
development.

A well-conceived and effective comprehensive plan will provide the following:

e lLong-range guidance (generally 20 years) for future development

e Reflect and uphold the values and goals of the community through recommendations; garnered through
extensive public input

e Protect and preserve natural and cultural resources

e Provide a non-biased standard which will allow citizens, elected officials, city staff and the development
community to reasonably anticipate the type, location and scope of desired new development

e Integrate any other supplemental or guiding documents or plans to ensure compatibility with each other

e Provide a clear pathway for implementation of the plan’s recommendations

e And most importantly, provide a legal basis for denying development plans that do not conform in court

While amendments are appropriate at times, an amendment to the comprehensive plan should be examined diligently
and with as much foresight as possible. Amendments should also keep in mind that the comprehensive plan should at all
times remain a reflection of the community’s vision for the future. The Future Land Use Map for Horizon 2020 can be
seen below, outlining the communities desired land uses and identifying the site area as appropriate for medium-density
residential use.

Figure 9 Future Land Use Map

Map 3-2

Lawrence Future Land Use

15tn Street

Click here access the City of Lawrence’s Comprehensive Plan.


http://lawrenceks.org/pds/lr-H2020

Public Participation
A Public Hearing was held on April 22, 2013; 12 individuals spoke on the proposed amendment to the two plans.
Speakers consisted of individual citizens and representatives from the League of Women Voters, The Connection
Apartment Complex, Lawrence Association of Neighborhoods, Indian Hills Neighborhood Association, and Old West
Lawrence Association. Of the 12 citizens that spoke, four were opposed, Figure 10 Arnstein's Ladder of Participation
five were in favor and 3 did not concretely specify, however they appeared
to be leaning towards supporting the amendments. There were also two

letters received from citizens. See Appendix E for full details. 8 Citizen Control
In public engagement theory, Sherry Arnstein’s A Ladder of Citizen 7| |Delegated Power Citizen Power
Participation is a long standing work that identifies the levels to citizen 5 Se—"

artnersnip

input, ranging from manipulation as the lowest to citizen control at the
greatest (See Figure 10). Arnstein groups the rungs of the ladder into three 5 Placation
categories: Non-participation, Tokenism and Citizen Power. So far, given the

amount of input as well as the format, this process is squarely set in * Consultation Tokenism
tokenism, at consultation. While this is a legitimate step in the public 3 nforming
engagement process, if not coupled with additional types of participation it
will not ensure that the public’s feedback will be taken into account. 2 Therapy

Nonparticipation
Pairing public engagement method to purpose is important for obtaining 1 Manipulation

quality data from citizens. In Judy Rosener’s article, Matching Method to [ | [ |
Purpose: The Challenges of Planning Citizen-Participation Activities, she uses

a matrix to explain what methods work best depending on the desired result. Rosener states that you must first identify
the purpose of the engagement; is it to identify attitudes? Is it intended to generate ideas? Is it to measure opinion?
Below is a condensed matrix with three additional public engagement techniques and their functions that could be done
in addition to the public meeting.

Table 1 Condensed Technique/Function Matrix from Rosener

Technique Identify Identify Solicit Facilitate Clarify Answer Disseminate = Promote Plan
Attitudes Impacted Impacted Participation Planning Citizen Information | Interaction Program
and Groups Groups Process  Questions between and
Opinion Interest Policy

groups Review

Public Hearing X X X X X X

Citizen

Review Board X X

Focused

Group X X X X X

Interview

Neighborhood

Meeting X X X X X X

Much of the public has cited concerns regarding drainage of the site, concern over the formerly promised boundary at
Home Depot, and concern that development would become Strip Commercial Development. Those in support felt
expressed the desire to increase business, revitalize a “blighted” area and add variety to the commercial retail available
in Lawrence. Overall, given the influential nature of the comprehensive plan, there is insufficient input at this time from
the general public to adequately determine the public’s interests.



Staff Analysis

Horizon 2020

For consistency, relevant goals, policies and values were pulled from the entire comprehensive plan, Horizon 2020, to be
analyzed for compatibility with the proposed amendment. To access Horizon 2020, click here.

Policy or
Goal

Chapter

Content

Staff Finding

5 Goal 6

residential development to more intensive
land uses

Use compatible transitions from low-density

Allowing commercial on the Menards site
area does not allow for transitions, it will be
directly adjacent to single family residential

Goal 1

Use criteria for location of medium- and
higher-density residential development to
ensure that livability, property values, open
space, safety and the general welfare are
sustained

Livability, property values, open space,
safety and the general welfare are all
inferred community value statements and
may be affected by the amendment to allow
commercial development

Policy 1.2

Protect areas planned for medium- and
higher-density development. Avoid reducing
medium- and higher density residential
areas designated on the Future Land Use
Map.

This amendment would reduce the amount
of medium-density residential area
designated on the Future Land Use Map.

Policy 2.1

Preserve and protect the environment and
natural features such as drainage-ways and
mature trees.

The site area has existing issues with
drainage and flooding, which could be
worsened with development of any kind.

Policy 2.7

Encourage the use of a variety of housing
types, including townhomes, patio homes
and zero lot line homes, cluster housing,
garden apartments and retirement housing.

The comprehensive plan currently identifies
this area as appropriate for medium-density
residential use which would increase the
variety of housing available.

Policy 4.5

Street/road configurations should be
designed to avoid curb cuts and local
street/road intersections on arterial
street/roads and coordinate access with
adjacent developments.

The additional commercial development
would increase the amount of curb cuts
along the north side of W. 31 St. and could
potentially impact traffic flow.

Low

Single Familv Home

Residential Density Examples

Medium

Pine Tree Townhouses

High

Anartments Fast of KlJ Stadium

Image Sources: www.realtvstore.com, www.pinetreetownhouses.com, www2.liworld.com

Curb Cuts

Curb cuts provide
access to the road.
A common type is
a driveways to
enter a parking lot.
This can cause
congestion by
increasing the
amount of cars
turning on and off
the street.

Driveway B

Driveway A

Road

10


http://lawrenceks.org/pds/lr-H2020
http://www.realtystore.com/
http://www.pinetreetownhouses.com/

Policy or

Chapter Goal Content Staff Finding

6 Policy 2.1 Ensure compatible transition from The amendment would allow commercial
commercial development to residential to be built directly adjacent to residential
neighborhoods and other less intensive that borders the northern edge of the
land uses. property.

Policy 2.6 Encourage the use of medium- to low- Property is large enough to accommodate
intensity recreational facilities such as bike/hike trails to be used as a buffer
neighborhood parks, bike/hike trails and | between residential and commercial areas.
natural areas as transitional areas.

Policy 3.1(B) | Stop the formation or expansion of Strip | This could set precedent for future
Commercial Development by directing commercial development east of the W.
new development in a more clustered 31t and lowa node, resulting in Strip
pattern. Commercial Development.

Policy 3.5(C) | Existing centers shall not intrude or The commercial development would be
expand into lower intensity land uses. replacing a lower intensity land use.

Policy 3.11 Require a Market Impact Analysis Inferred community value, to protect

existing business.

8 Policy 4.2 Encourage location and concentration of | The site area is just Northeast of 2 transit
land uses and urban design which will lines, any development further east would
promote and facilitate pedestrian access | impede pedestrian and public
to public transportation. transportation access.

9 Policy 1.2 Encourage private/public partnerships This could be applied in modifying the
and innovative techniques for land application to be better suited for the site.
acquisition and open space preservation.

Goal 2 Maintain and enhance the existing parks, | Stated community value, due to the site
recreation, and open space system to proximity to a stream and park there could
meet an expressed community need for | be opportunity to modify the application to
improvements to this system and to better support this goal.
improve the overall community image.

Policy 4.4 Provide connections for ecological The stream in the Northeast corner of the
processes such as greenbelts, which are property would be sensitive to
connected swaths of natural land. development.

Policy 5.2 Encourage and incorporate open space Open space and/or natural areas could be
areas, especially natural areas, into used to serve as buffers between the
development to serve as buffers and/or proposed commercial and single family
transitions between incompatible land development to the north
uses.

12 Policy 1 Business retention and expansion of Concern over business retention of other

existing businesses has become the core
foundation of economic development
efforts for Douglas County. Nationally
and locally, over 80% of new jobs and
investment growth in a community come
from the expansion of existing
businesses.

hardware/home improvement stores has
been expressed by citizens.
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Revised Southern Development Plan
The original Southern Development Plan was first adopted in 1994 and was used to help guide the southern
development of the city as it developed from mostly agricultural uses. The purpose of the revised plan is to keep
boundaries and uses up-to-date. To access the Revised Southern Development Plan, click here.

Section Content Staff Finding
Number
Commercial 23 Encourage diversity and gradation of uses | Allowing commercial use on the Menards
Policies with access restricted to arterial, frontage | Site area does not allow for the gradation
road, or collector streets. Commercial of uses, neither does it restrict access to
curb cuts on major arterials shall be W. 31st St. which is a minor arterial street.
discouraged and frontage roads shall be
encouraged
23 Planned Development Overlay zones The amendment would also be removing
shall be self-contained with the previously designated land buffer on
consideration given to: independent the eastern side of the Home Depot site.
traffic networks; land use buffers; and/or
a gradation of land uses, as well as,
landscaped buffer(s) along the perimeter
of the planned commercial development.
Current 8 Municipal water is supplied to the Current infrastructure is well situated in
Infrastructure majority of areas within the Southern regards to water, sewer and gas; all

Development Plan area, however
residents in the county use private wells
for water access. The Menards site area
does not currently have water main
access, however the adjacent commercial
site to the west could potentially provide
access through extension. Sanitary sewer
and storm sewer are also coordinated by
the city for properties within city limits.
There is currently one sanitary sewer line
that runs through the property, from
Ousdahl and W. 31% St. North to the
residential neighborhood bordering the
site area. A stream is located in the
Northeast corner of the property, with a
storm channel intersecting the site. Gas
lines are also prevalent throughout the
area, with two lines intersecting in the
middle of the Menard’s site area. See map
2-3 and 2-4 in Appendix C.

should be easily accessible with
extensions to the site. Additional
hydrants would need to be added within
the site area, as the nearest ones is
located at Ousdahl and W. 31% St. Storm
sewer and storm water runoff would
need to be addressed. Public comments
have already identified the site area as
one prone to water overflow, and with
its close proximity to a stream that
connects to the Baker Wetlands,
mitigation would need to be included to
ensure that there is sufficient drainage
while at the same time, contaminated
water is not entering the wetland area.

Figure 11 Road Hierarchy and Traffic Flow

T

Through
Traffic
Movement
and Speed

Freeway

Access to Property ——»

Collector and

Distributor
homes
Local . .
Image Collector: A lower-capacity road that moves traffic from local
Source: streets to arterials, is designed to accommodate driveways.
Wikinadia

Arterial: A higher capacity road that move traffic across a city

Frontage: Also known as an access road, runs parallel to
higher-speed roads and allows access to driveways and
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Policy or

Chapter Goal Content Staff Finding

Floodplain and | 11-13 The majority of the Southern Development of any sort would need to

Parks Development Area (65 percent) is within a | be done in a way that does not negatively
FEMA designated floodplain and/or impact the floodways capacity to
floodway. Development within the discharge water efficiently, both during
floodplain is allowed within certain and after construction. Additionally, a
regulations, however development in a commercial use could be designed to
floodway is prohibited except for certain support a recreational bike path, however
conditions. The Northeast corner of the the location may need to be altered as it
site property contains both a floodplain currently runs through the middle of the
and floodway. There is one park in the property.
plan area, the Baker Wetlands, directly
southeast of the Menards site area.
Recreational bike paths are also planned
to intersect the Menards site area and
connect with the park. See maps 2-5 and
2-6 in Appendix C.

Transportation | 15 Access to the site would be from W. 31st | Additional driveway access to W. 31st St.

St. which is a minor arterial street, which
carries traffic across the city. The
Southern Development Area covers all
three identified southern gateways into
the city. There are three transit bus
routes in the area, with two of the routes,
the 5 and 8, touching the southwest
corner of the Menards Property at W.
31st St. and Ousdahl Rd. See map 2-7 in
appendix x.

could interfere with its effectiveness in
moving traffic, minimizing vehicle
conflicts, and improving safety. According
to T2040, the City of Lawrence’s
Transportation Plan, development along
W. 31st St. should be set back enough to
accommodate future road improvements
without being too far removed that transit
access and walkability are impeded.

Baker Wetlands
The Baker Wetlands is one of the most diverse habitats in Douglas

County and functions as open space and park space. To view a video of
the wetlands, click here.

Image Sanirce: ww hakerii edin

/N

Floodplain vs. Floodway

A floodplain is an area adjacent to
a stream or river that may flood in
a 100 year event. A 100 year flood
event means that the chances are
1/100 that the area will flood each
year.

A floodway is a parts of a stream
or channel that are required to
discharge water during storm
events.

13
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Background

Menards has submitted a project-specific retail market study as required by Section 20- 1107 of the Land Development
Code and Chapter 6, Commercial Land Use of Horizon 2020. The comprehensive plan states that this is necessary for
projects that would create 150,000 square feet or more of commercial space. Section 20-1107 of the Land Development
Code applies to zoning or site plan applications that could create 50,000 square feet of retail space.

To determine whether or not a commercial project should be approved, Horizon 2020, Policy 3.13 (b) states that, “The
project shall not be approved if the market study indicates the commercial project or any proposed phase cannot be
absorbed into the community within three years from the date of its estimated completion, or that it would result in a
community-wide retail vacancy rate greater than eight percent.” The Land Development Code reinforces this vacancy
rate threshold of 8 percent as a factor for determining market health. The most recent citywide market study completed
in fall of 2010 calculated the vacancy rate at 7%, which was a slight increase from 2006’s rate of 6.7 percent.

The market study shows that, when completed and entirely vacant, the construction of the 189,988 sf home
improvement store will push the city-wide vacancy rate to 8.9% However, it has been expressed repeatedly by the
applicant that the store will not be vacant upon completion. In fact, the current trend of building stores specifically for
businesses has addressed the issue of vacancy upon completion. However, it has yet to be determined the vacancy
length if a specific business leaves that building, how well other businesses are able to adapt and reuse the building.

Other factors such as supply and demand are also used to determine whether the effects of this commercial project. See
Appendix H for a complete copy of the Retail Market Study and Appendix F for the City Staff’s Analysis.

Section

Supply

Avg. Annual 2005-2000: Change 4.5%
Avg. Annual 2000-1995: Change 4.2%

'~ Subsection Content Staff Finding
Square Overall, the City has a total of 9,120,567 There are four other approved projects
Footage square feet of space in commercial zoning | not yet constructed totaling an additional
districts. Of the nineteen geographic 2,888,017 sq. ft. of commercial space.
districts, the South lowa district contains | Barring an economic crisis it seems overly
the most space, with 1,996,450 square prudent to assume 100% vacancy of newly
feet, or a 22% share of the 2010 Retail built projects. However, a greater concern
Market Report Page 5 market. The would be that the South lowa District
Downtown district contains 1,857,339 already contains a greater amount of
square feet of space or a 20% share of the | space than the downtown district, as well,
market. there could be potential loss of business
to the smaller hardware store located in
the Downtown District. The
comprehensive plan in coordination with
the Land Development Code have stated
that the Downtown District should remain
the economic core of the city. The
introduction of ‘big box’, larger retailers,
in other areas could weaken this core.
Historical Change in supply Supply has nearly doubled during the
Trends Avg. Annual 2005-2010: Change 8.2% 2005-2010 time period, however this

could be in part due to the rapid
economic growth before the recession in
2007.
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Section ' Subsection Content Staff Finding
Demand Per Capita | One measure of demand involves Population is almost always increasing at a
Analysis population and the rate at which decreasing rate as population levels out.
population growth corresponds with So the increase of 16.5 percent from 2007
growth in retail sales and square footage. | to 2010 would be slightly higher than
Usually this is measured as a per capita what could be expected from 2010 —
figure, or an average per person. From 2013. Ideally, a longer range analysis is
2007 — 2010 there was an increase of 16.5 | desired using census data from the
percent in commercial space. decennial census, instead of the American
Community Survey which are only
estimates.
Sales Tax Sales tax is a measure by which to Using sales tax for the years 2007 to 2009
Analysis determine the demand of retail goods could present an inaccurate picture of
and services. The Lawrence market overall | growth or decline since it is set squarely in
has decreased in the ratio of sales tax per | the beginning of the recession. A longer
sg. ft. between 2007 — 2009. Specifically range examination would be helpful of the
the South lowa District has decreased Lawrence market overall.
from 2.7 —2.3.
Pull The City of Lawrence’s has Lawrence’s decreasing pull factor
Factors been decreasing, from 1.11 in 2005 to .99 | demonstrates that more people are
Analysis in 2009, despite the population growing. spending money outside of the city than
within it. The U.S. Census Bureau offers a
regional economics tool called OntheMap
that easily analyzes the inflow/outflow of
jobs, can provide a labor market profile,
and compare two areas. Using this tool
could enrich the current analysis.
Historical Simply stated, the population generally With this in mind, adding more retail that
Trends has been growing at a faster pace than offers similar product as Home Depot, in
money being spent on retail goods. Most | an already large (slightly larger than it
recently, from 2008 to 2009, the should be) area could exacerbate the
population far outpaced retail spending, situation’s decreased retail spending.
which fell by 2.2%.
Conclusion

Added square footage to the already largest commercial district could
create imbalance between the districts. Particular attention should be given
to its potential impact on the Downtown District, which was stated as
“minimal” due to its mostly non-competitive retail. Additionally, this would
place two home improvement centers in the same commercial district,
potentially causing undue competition.

The Retail Market Study advises that, “future additions to the retail market
should not outpace demand, unless other factors outweigh the demand
constraints. Such factors would include neighborhood commercial uses
being needed to serve new residential development, market-benefiting
redevelopment opportunities, or certain locations benefiting from specific
uses.” This amendment meets none of these criteria.

A perfectly balanced area has a pull
factor of 1.00, meaning that the
same amount that people spend
outside of the area on goods is
offset by the amount that people
from out of the area come in to the
area to purchase. A pull factor less
than 1.00 means that more money
is being spent elsewhere than is
being brought into the area and is
seen as an unfavorable balance of
trade and vice versa.
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Comprehensive Plan Amendment Review

A. Does the proposed amendment result from changed circumstances or unforeseen conditions not understood or
addressed at the time the Plan was adopted?

When the plan was adopted, it was anticipated that commercial development could be pushed to
the outskirts of the city limits and the market conditions would drive the need for more multifamily housing on the
interior. Since the economic downturn multifamily housing has decreased significantly because it requires a developer
with enough financing to build the housing units with no guarantee of occupancy. The subject tract is 41 acres and
because of the shape it would have to be sold as a whole to ensure no parts of the property was not wasted. It is no
longer a reasonable expectation that lenders will finance a project of such a large magnitude. Commercial development
has also slowed significantly and retailers are becoming much more selective on the sites they choose. If the site will not
be profitable they will not make the investment to build there. It is unreasonable to expect retailer to develop on sites
that are on the outskirts of the town away from the consumers they are trying to serve. It is very common for retailers to
locate near each other to promote multi trip shopping outings and competition. During the time the plan was adopted
Lawrence was home to several national big box retailers and 17 acres of additional land required for a large store near
the commercial center was not anticipated.

Chapter 6 is explicit in requiring commercial development to be nodal and not continuing strip
development, past plans for this area have supported this desired nodal development. Commercial nodes have been
added or changed over time in order to address type and location. Additional plans included the Revised Southern
Development Plan which identifies this site area as appropriate for medium-density residential. Surrounding land uses
have also created a continuity with these plans, with the addition of the apartment complex just south of the site area.
Furthermore, this designation of medium-density residential was used in the recent approval of the Aspen Heights plan,
despite the developer choosing not to develop at this time. This however further demonstrates the interest and
suitability of the site as medium-density residential. The economic decline was not anticipated during the creation of the
plan, but as it affects housing as well as commercial retail, this does not justify the addition of commercial space.

B. Does the proposed amendment advance a clear public purpose and is it consistent with the long-range goals and
policies of the plan?

Yes, the existing subject property is a former mobile home park. The owner was under contract
with another purchaser during 2011 and 2012, during that time the tenants left the park leaving about 10 holdouts, 25
abandoned trailers, and a lot of garbage. Trailer parks provide affordable housing to low income residents, however they
also tend to have higher crime rates and are generally not maintained in the same first class condition as a single family
house. The park that occupied the subject property was deteriorating and needed some major renovations to the roads
and the housing units. Because the park is currently empty it is likely that it would stay that way until a residential
developer stepped in with the capital to develop 41 acres of residential units. The second possibility is the park owners
restart the former use as a trailer park and operate it under those conditions until it is sold to another user. The third
option is that Menards purchases the property and develops all 41 acres into a commercial node attracting additional
businesses to Lawrence in a well maintained development. Under this option the land would not site empty and would
be developed into a first class retail development center that complements the city of Lawrence and fits well within the
character of the neighborhood.

It is unclear if this amendment would serve a public purpose. It would effectively make use of an
underused area due to the vacancy of the mobile home park. However, the extension of the commercial node is not
consistent with several policies and goals listed throughout Horizon 2020 or the Revised Southern Development Plan
(outline above). The change to commercial use is also not compatible with the surrounding residential uses, as it does
not allow for a gradation of use.
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C. Is the proposed amendment a result of a clear change in public policy?

Menards, Inc. is requesting the amendment because it does not conform with the future land use
designation of this property. The long range goals listed in Horizon 2020 include Diversity, Pursuit of Quality,
Compatibility, and Sustainability. These goals can be met through the comprehensive design of the development and the
developments buildings, landscaping, and open space. The property location on a busy arterial road and access points
are ideal for a commercial property however the future land use plan did not take these matters into consideration and
designated the property residential. The comprehensive plan was designed to prevent unrestricted commercial growth
and encroachment into residential areas. It is the intent of this project to prevent any impacts on the adjacent
residential properties and increase the quality of living by providing a new aesthetically appealing commercial
development.

No, public policy has not changed and is currently adverse to allowing the site to be developed for
commercial purposes. The current identified best use of the land is for medium-density residential which would allow
for gradation of uses, variety of housing, and superior connection to transit on the corner of Ousdahl Rd. and W. 31 St.
Allowing commercial development would lead to an ill-defined edge of commercial development that set the precedent
for allowing additional commercial development East on W. 31 St.

In addition, the following shall be considered for any map amendments:
A. Will the proposed amendment affect the adequacy of existing or planned facilities and services?

The proposed project and amendment will not have a negative impact on any facilities or services.
There are no public facilities around the site that could be impacted by the change from residential to commercial.
Menards, Inc. is performing the required due diligence on traffic impacts and will be responsible for maintaining
adequate intersection operations. All utilities will be analyzed as part of the civil engineering plans and will be reviewed
by the city engineering staff prior to any permits being issued.

The site currently has access to existing facilities and services. Detail for connection and adequate service
would be addressed as part of the site planning process. Attention should be given to the proposed recreational bike
path that is currently planned across the site.

B. Will the proposed change result in reasonably compatible land use relationships?

Adjacent to the subject property to the west is the largest commercial node in the City of
Lawrence. The Menards development project would extend this commercial development along a well traveled arterial
road. The same development has taken place along 23rd St. to the north and 6th St. along the north edge of town. The
land to the east is undevelopable due to the expansive floodway that runs through it, leaving this property as an island
of residential in the city’s largest commercial district.

No, the proposed change will not result in compatible land use relationships. In addition to creating new
Commercial Strip Development, it will be directly adjacent to residential development to the north. The property to the
east is almost entirely within a floodplain and relatively undevelopable. Without considerable screening and buffers the
amendment would not be in compliance with the comprehensive plan.

C. Will the proposed change advance the interests of the citizens of Lawrence and Douglas County as a whole, not
solely those having immediate interest in the affected area?

Yes, the proposed commercial development will draw more consumers into the city of Lawrence
increasing the economic impact on the entire community. The project will create 250 new jobs for the Menards store
along and depending on the final uses at least 50-200 jobs when the out lots are developed. The city of Lawrence has on
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national home improvement retailer within 30 miles, this allows that retailer to sell merchandise at a noncompetitive
pricing. Competition would allow the consumers that will come from 25+ miles to shop in Lawrence to purchase goods
at competitive prices increasing the economic value of each trip, and increasing the likely hood of a return trip.

If able to draw more people into the city, this amendment could increase the pull factor of the city,
contributing positively to the local economy. This however only addresses the economic interests of citizens.
Additionally, this amendment could negatively impact the stream corridor and nearby Baker Wetlands which is of
intrinsic value to the entire community as well as future generations. Also, by replacing medium-density residential with
commercial, there is a possible conceived loss of ridership for the city’s transit system.
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Land Development Code.

According to the Land Development Code, review and decision-making criteria in reviewing and making decisions on
proposed zoning map amendments, review and decision-making bodies shall consider at least the following. To access
the entire Land Development Code, click here.

Criteria

Decision

Action Needed, If Any

Conformance with the Comprehensive
Plan

Does not conform with current policies
and goals throughout

Zoning and use of nearby property,
including any overlay zoning

Does not allow for gradation of uses
compared to nearby properties

Character of the neighborhood

lll-defined effect

Need more public engagement to
accurately assess amendment’s effect on
and compatibility with the
neighborhoods character

Plans for the area or neighborhood, as
reflected in adopted area and/or sector
plans including the property or adjoining
property

Does not conform to the Revised
Southern Development Plan

Suitability of the subject property for the
uses to which it has been restricted
under the existing zoning regulations

Property is very well suited to its current
proposed use

Length of time the subject property has
remained vacant as zoned

Unclear, as it hosted a mobile home park
that was left vacant once purchased for a
residential development in 2012

More information needed

The extent to which approving the
rezoning will detrimentally affect nearby
properties

Would create new Commercial Strip
Development. Could cause negative
competition with neighboring home
improvement store. Could add additional
runoff to a sensitive stream and
subsequent wetland.

The gain, if any, to the public health,
safety and welfare due to denial of the
application, as compared to the hardship
imposed upon the Landowner, if any, as
a result of denial of the application

Unclear. No assessments to public
health, safety and welfare were
considered.

Further analysis of public health, safety
and welfare needed

The recommendation of the City’s
professional staff

Recommendation was to deny
amendment.

For proposals that will create more than
100,000 square feet of retail space within
the city: the impact of the proposed
project on the retail market. Staff will
provide an analysis based on the addition
of the square footage to the retail
market, vacancy rate trends, square
footage per capita trends, and current
demand trends, including but not limited
to population, income, pull factors, and
retail sales using the latest available city-
wide retail market report.

Provided. Demonstrated a growing
population with decreasing spending.
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Staff Recommendations

Recommendations made will take into account the compliance, consistency and compatibility of the proposed
amendment with the various plans, community values and surrounding land uses.

Due to the widespread incompatibility with the comprehensive plan, Revised Southern Development Plan, and the slow
commercial market, staff recommends that the City deny the request for amending the comprehensive plan to allow for
a Menards store to be built on this site. Staff is confident in this recommendation, as it is clear in the comprehensive
plan that this use is not compatible or supported and if the issue goes to court, the comprehensive plan will provide
legitimacy to the decision for denial.

However, below are four alternatives for your consideration. Listed next to the recommendations are the numbers 1-4,
1 being the highest recommended course of action, 4 being the least recommended course of action.

20



Table 2 Alternatives

Option for Action

Alternative 1
Approve

\ Alternative 2

Approve with Modification

Alternative 3
Incentivize an Alternative Site

Alternative 4
Deny

Conditions

None

1.

Consider feasibility of a
public/private partnership with
Menards to purchase the
neighboring Snodgrass property
and maintain it as public open
space which aligns with Goal 3:
Acquire new parkland and open
space areas to stay ahead of
growth and to meet anticipated
community demand and locate
such areas in a manner that is
consistent with the coordinated
planning and development efforts
of the community. Within urban
areas, work towards providing
public green spaces within % mile
of each residence.

. Reduce Impervious surface runoff

through options like green roofs,
pervious lots; redirect contaminated
runoff to a retention basin for
filtration before reentering the
watershed

. Restrict curb cuts to 1 driveway on

W. 31° St.
Connect pedestrian facilities and
recreational bike facilities

. Create an extensive buffer through

native plantings between
incompatible uses and ensure a

1. Counter with a more
suitable alternative site

1. Long-term loss of business;
Menards has stated they will
not return for a ‘long time’
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strong riparian zone along the
Northeast stream

Recommendation 4 (least 3 2 1 (most recommended action)
recommended
action)
Reasoning for As is, the Economic development is a strong This would allow the This amendment is the
Recommendation amendment consideration for new development. comprehensive plan and antithesis of what is stated in

does not comply
with the
comprehensive

This recommendation would increase
the presence of a new retailer, while
also leveraging the site for more public

Revised Southern Development
Plan to remain intact, while
also adding Menards to the

the comprehensive plan and
Revised Southern Development
Plan and would alter the stated

planin its good. City’s retailers values within. At this time
entirety. there is insufficient public input
for so great a change.
Further Action Needed None 1. Public Input 1. Provide Incentives such as None

2. Health and safety assessment

3. Consider incentive zoning to
leverage increased public goods in
the form of recreational or open
space facilities. (Generally, incentive
zoning is legally acceptable if goals
and definitions are clearly outlined
in the ordinance. The benefits must
outweigh the negatives and should
be given special attention so that
they are not deemed a oran

tax abatements, or other
ways to reduce
development costs for
alternative sites

2. Public Input

3. Health and Safety
assessment

A taking is when a land owner is limited in the uses of their property due to regulations, to the point that the property owner is denied full value or

the potential of the full value of their property

Exactions can come in several forms, most familiar are impact fees, which are requirements that the local municipality place on developers to

dedicate land or pay for all/or a portion of capital improvements. This can look like paying for upgrades to roads, public facilities etc.



Appendix A: Contact Information

City of Lawrence
Planning Facilities

First floor, 6 E. 6th St.
Lawrence, KS 66044
Phone: (785) 832-3150
Fax: (785) 832-3160

Mailing address
P.O. Box 708, Lawrence, KS 66044

Directions to the City of Lawrence Planning Office

Directions:
« From City Hall, follow the path (highlighted in blue below) to the Riverfront Plaza, East Bridge Entrance
« Take elevator or stairs down to Level 1

« Follow signs to Development Services offices

Kansas ﬁ

Marriott
Spring Hill

Massachusetts St

New Hampeniro St

Zibers Consulting
Central Office

3725 North Cypress Avenue,
Kansas City, Missouri 64117
Phone: (816) 547-0549

Main Contact
Caitlin Zibers, MUP Candidate 2016
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The following appendices are included as separate documents for the purpose of this assignment:

Appendix B: Comprehensive Plan, Chapter 6 — Commercial Land Use
Appendix C: Revised Southern Development Plan

Appendix D: Original Comprehensive Plan Amendment Review

Appendix E: Citizen Input

Appendix F: City of Lawrence Staff Report CPA-13-00067
Appendix G: Market Study
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A Golden Past.
A Shining Future.

COMMUNITY DEVELOPMENT DEPARTMENT
Planning and Zoning Division

1725 Reynolds Street, Suite 200, Brunswick, GA 31520

Phone: 912-554-7428/Fax: 1-888-252-3/26

Project
Staff

Croposal

Report




Overview

PI‘Oj eCt: The Park at Village Creek (Single-Family
Residential Subdivision)

Applicant: P&M Cedar Products Inc.
Property Address: 385 S Harrington Road, SSI
Property Area: 6.873 acres

Existing Zoning: Undeveloped R-6

~ Proposed 25 residential lots on the north side of
South Harrington Road

~ Direct access to South Harrington Road with
secondary access to Nature Pointe Lane




This application complies with all stipulations of Section 703
of Glynn County Subdivision Regulations.



This application has been deemed compliant by the Planners
Pre-Review, Resubmit, Drainage, Engineering, Fire Depart-
ment, GID Address, GIS Mapping, JWSC, Planning and Zon-
ing, and Traffic with the following comments:



Engineering

-appropriate drainage measures will be needed for reduced
right of way width

- Wetlands survey information will be needed on the con-
struction plans.

JWSC

Final Review updated to “OK/WC.” Details:

Review by transom on 5/4/2018 - Site Plan Review updated to
‘OK." Details:. The JWSC would sign off on a Preliminary Plat
of 25 lots in Basin 2053 as:

“OK/WC- at present water production and waste water collec-
tion capacity is available (25 REU’s) to serve this proposed de-
mand. Capacity is not reserved until payment and acceptance
of the JWSC.”

Review by transom on 5/4/2018 - Civil Review updated to ‘NA’
Details: review pending submittal



IVISION

Proposed Subd

VPOt Files\1Z190\DRGH21900- i, 6/13/2015 7487 AM

PRELIMINARY PLAT OF:

THE PARK AT VILLAGE C

(G.M.D. 25, ST. SIMONS ISLAND, GLYNN COUNTY, GEORGIA

(FORMERLY A PORTION OF LOTS 16 & 16A, HARRINGTON SUBDVISION)

VICINITY MAP

NOTES:
1. BEARINGS SHOWN ON THIS SURVEY ARE BASED UPON SURVEY REFERENCE 2-A.
2. SURVEY REFERENCES:

A. PLAT BY GARY R. NEVILL, GA. R.LS. # 2401, TITLED "A PORTION OF LOT 16, HARRINGTON SUBDIVISION™, DATED
9/16/04, REVISED LAST ON 3/04/05.

Lot 7

B. PLAT BY GARY R. NEVILL, GA. RLS. # 2401, TLED "PARCEL E, LOT 16A, HARRINGTON SUBDIVISION", DATED

NOW OR FORMERLY
4/27/05. JOHN R. NORCLIFFE
C. PLAT BY GARY R. NEVILL, GA. RLS. # 2401, TITLED "LOT 1C, HARRINGTON SUBDIVISION", DATED 8/24/10. (2ONED R-6)

1

PLAT BY GARY R. NEVILL, GA. RLS. # 2401, TITLED "LOT 1D, HARRINGTON SUBDIVISION", DATED 8/24/10.
E. PLAT BY E. A. PENNIMAN, DATED 11/06/1879, RECORDED AT D.B. Y, PG. 293.

. PI}AT/BV GARY R. NEVILL, GA. RLS. # 2401, TITLED "PARCEL F & G, LOT 16A, HARRINGTON SUBDMVISION", DATED
4/28/02.

3. FIELD EQUIPMENT USED FOR THIS PLAT: NIKON DTM-522.

4. THE FIELD DATA UPON WHICH THIS PLAT IS BASED WAS OBTAINED USING AND
RULE 180-7-03. THE CALCULATED POSITIONAL TOLERANCE WAS 0.05 FEET

(ZONED R-6) *

78.3"

ZONE X
(SHADED)

WITH

5. THIS PLAT HAS BEEN CALCULATED FOR CLOSURE AND IS FOUND TO BE ACCURATE WITHIN 1' IN 19,252".

6. THE ADJOINING LAND OWNERS AND CURRENT OWNERSHIP OF THE SUBJECT PROPERTY SHOWN ON THIS SURVEY WERE
TAKEN FROM THE GLYNN COUNTY GIS WEBSITE (WWW.GLYNNCOUNTY.ORG). THE GIS WEBSITE INDICATES THE CURRENT
OWNER IS P & M CEDAR PRODUCTS, INC. (D.B. 1631, PG. 162)

4

Lor 5 (7,869 SF) .

NOW OR_FORMERLY
SHAWN T SANDOW
(ZONED R-6)

(zz 0N 339)

XINO SS300V AONZONIN3

¥'86

7. ACCORDING TO F.LR.M. MAP NO. 13127C, PANEL 0253H, DATED 1/05/18, IT IS MY OPINION THAT THE PROPERTY SHOWN
ON THIS PLAT LIES WITHIN ZONE 'AE'(EL= 9, 10 & 11), 'VE'(EL=12) WHICH ARE IN A SPECIAL FLOOD HAZARD AREA AND
ZONE 'X'(SHADED) WHICH IS NOT IN A SPECIAL FLOOD HAZARD AREA.

8. THIS PLAT WAS PRODUCED WITHOUT THE BENEFIT OF A TITLE EXAMINATION.

LVN

9. A 10" UTILITY EASEMENT IS RESERVED ADJACENT TO ALL ROAD RIGHTS—OF-WAY PER GLYNN COUNTY SUBDMVISION
REGULATIONS, SECTION 605.1.

10. THIS PROPERTY IS ZONED R-6.

11. STREET SIGNS AND STREET LIGHTS PER GLYNN COUNTY SUBDIVISION REGULATIONS.
12, NET AREA DOES NOT INCLUDE FLAG LOT ACCESS AREA OR U.S. ARMY COE WETLANDS.
13. TOTAL NUMBER OF LOTS: 25

MINIMUM LOT SIZE PER R—6 ZONING TEXT: 6,000 SQ. FT.
MINIMUM LOT SIZE THIS PHASE: 6,713 SQ. FT. (LOT 25).

ZONE X
LoT 4

NOW OR FORMERLY
MICHAEL JORDAN
& UISA JORDAN
(ZONED R-6)

Lot 3

NOW OR_FORMERLY
HENRY S. POPELL
(ZONED R-6)

14, BUIIJJ\NG SEI’BACKS (PER R-6 ZONING TEXT)

,00) 3NV aiNlod 3N

NATURE POlNTE
CIR
(80" PUBLIC R/W)

aezvy_3

4.646 ACRES(NCLUDES
1.339 ACRES(NCLUDES
0,798 ACRES(NCLUDES GREEN SPACE & STORM WATER DETENTION AREA)
TOTAL . o v v ie i in s 6.783 ACRES

16. CMPA = JURISDICTIONAL AREA OF THE GEORGIA DEPARTMENT OF NATURAL RESOURCES UNDER THE GEORGIA COASTAL
MARSHLANDS PROTECTION ACT OF 1870.

o 1K)

17. THIS PROPERTY MAY BE SUBJECT TO THE 25" STATE WATERS BUFFER FROM THE CMPA LINE.

18. THE CMPA JURISDICTION LINE SHOWN HEREON WAS CERTIFIED BY SKYE STOCKEL OF THE GEORGIA DEPARTMENT OF
NATURAL RESOURCES IN A LETTER DATED NOVEMBER 30, 2016. 1/2" PVC SET AT ALL TURN POINTS EXCEPT AS NOTED.

19. U.S. ARMY CORPS OF (COE) WETLAND SUPPLIED BY CLIENT.

Lot 2
NOW OR FORMERLY
IAN HUNTER &

JACQUELINE HUNTER

LT 1

20, PER GLYNN COUNTY ZONING ORDINANCES, SECTION 618, THIS PROPERTY IS SUBJECT TO A 15' DEVELOPMENT SETBACK (ZONED R-6) NOW OR FORMERLY
FROM THE CMPA JURISDICTION LINE. ELIZABETH MEADOWS
21, WATER AND SEWER SERVICE PROVIDED BY BRUNSWICK GLYNN COUNTY JOINT WATER AND SEWER COMMISSION. & HUNTER MEADOWS

(ZONED R-6)
22, THIS 40" PORTION OF THE RIGHT—OF—WAY IS RESERVED FOR EMERGENCY VEHICLE INGRESS AND EGRESS TO NATURE
POINTE LANE.

23. OWNER/DEVELOPER:

P & M CEDAR PRODUCTS, INC.
C/0 SHUPE SURVEYING CO., P.C.
3837 DARIEN HWY
BRUNSWICK, GEORGIA 31525
(912) 265-0562

CERTIFICATE OF PRELIMINARY DESIGN LEGEND:
1 HEREBY CERTIY THAT THE PRELMIARY PLAT AND LAYOUT OF THE
ROPOSE D OTHER FEATURES INCLUDED IPF IRON PIPE FOUND [ asprar
N THS. PROPOSED, PRELWINARY PLAT PAVE. BEEN. PREPARED BY ME IRF IRON REBAR FOUND (S)  SQUARE FEET
OR UNDER MY DIRECT SUPERVISION. CUF  CONGRETE MONMENT ORCE MAN
) w WATER LINE
GARY R. NEVILL, GA RLS § 2401 DATE ©  DXSTING SANITARY

SANITARY SEWER LINE
—— BUILDING SETBACK LINE (SBL)

SEWER MANHOLE
U.S. ARMY COE WETLANDS

CERTIFICATE OF PRELIMINARY PLAT APPROVAL

[UNE
ALL REQUIREMENTS OF THE GLYNN COUNTY SUBDMSION RECULATIONS
RELATIVE TO THE PREPARATION AND SUBMITTAL OF PRELIMINARY PLATS REVISIONS
FAVE BEEN FULFLLED. - ADPROVAL OF THIS PLAT IS, WEREBY GRANTED, =
SUBJECT TO FURTHER PROVISIONS OF SAID REGULATIONS. DESCRIPTION
0 LOT & ROAD LAYOUT =

THIS CERTIFICATE SHALL EXPIRE R COUNTY COMvETS
— 17717 TE 13 TO SHOW 36 LO LE
DATE OF APPROVAL 10/17/17] REVISED NOTE 13 TO SHOW 36 LOTS T

11/17/17| REVISED LOT & ROAD LAYOUT
CHAIRMAN, GLYNN COUNTY ISLAND PLANNING COMMISSION 12/06/17| REVISED ROAD NAME AND NOTE 22
PRELIMINARY PLAT - DO NOT RECORD 1/02/18] REVSED LOT & ROAD LAYOU

3/27/18| REVISED LOT & ROAD LAYOUT (25 LOTS)

5/12/18




NOW OR FORMERLY e e e e
. EVA POWELL PARCEL A’
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PARCEL '8

NOW OR FORMERLY
M CEDAR PRODUCTS, INC.
(ZONED R-8, CP) T T T

PARCEL '€’

NOW OR FORMERLY
WILLIAM LAWRENCE w " s "
(ZONED R-6)
ZONE X : T
":. @ T i]@ (Suoe) (ZE?.NEQ)AE ZONE AE ZONE AE e e e e o ™

(EL 10) H (EL 1)

i ZONE AE
S 81°40'20" E PARCEL ‘D" H (VE 12)
— A SN NOW OR_FORMERLY :
12" NATURAL BUFFER : MARJORIE B. HUNTER & o “ " " a
- ALPHONSO J. COOPER §
Tfms \ (ZONED R-6, CP)
‘ PARCEL 'O’
i i - - w - -
! 8 gl 9 "
(7.669 5F) % (7.669 SF) . 1/2" IRF,
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78.3' 784" (NET-12,588 SF) r R
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8 (50’ PUBLIC R/W) H FUTURE ACCESS B
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EA - ’ eaosn T gaosn | .| i2 =
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z} T e | S - (6ROSS-9,018 sr)( (SEE NOTES 16, 17, 18 & 20) LOT 1B A
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o~ -] [ =5. F — (SEE NOTE 19},
- i 17 | Ha 14 / e
[ ug g .o 5P il o. NeT-7.777 s7) | L
g L 2z 3 (GROSS-8,406 SF) \\ :
| ~ e — [+ . \
| ZONE AE — oY . .
SF) ’0 P (E- ‘0) | \‘ J — - \\
> ;25 9 9 96 ol zone e |+ E , )
S @73 sH ‘3 8 (7301 sP) gl @ |3 i ) 2 |80
1068 A L | ‘ (8,628 SF) g [g2
S 1248 — 58.0" —121.6" —~ —te35— ] bB (& 1)
20" BUFFER (TYPE ‘A’ = — ° NOW OR FORMERLY
( A) ) 20" BUFFER (TYPE 'A") » P & M CEDAR PRODUCTS, INC.
w , N 80°50'10" W 480.28' T‘W&E’ﬁ’%‘ﬁm— (ZONED CP)
-
-]
-
APPROXIMATE_CMPA JURISDICTION LINE~
L e T ™
P&M 'EWEAROR ’;)QSERUCLV 'S, INC.
LoT 1D LOT 1¢ LOT 18 } LOT 1A %E-:%‘;‘R:{? erq'% S:ém (ZONED R-8, CP) = ) -
NOW OR FORMERLY NOW OR FORMERLY NOW OR FORMERLY" NOW OR FORMERLY
Stwi | P P & M CEDAR P & M CEDAR RT—OFoWAY DEED TO 5o 25 0 50 100 150
UMP | PRODUCTS, INC. PRODUCTS, INC. PRODUCTS, | INC. PRODUCTS, INC. GEORG! RAL
ATION AUTHORITY FROM_ GLYNN
“ COUNTY, DATED 3/20/58, - SCALE IN FEET
D.B. BN, PG, 547)
SURVEY FOR:
AR
MARSH P & M CEDAR PRODUCTS, INC
“
B PRELIMINARY PLAT OF: THE PARK AT VILLAGE CREEK
NOW OR FORMERLY NOW OR FORMERLY 1 121900 WN BY: N 1 50
JOHN B. McCALLISTER MARCILLA' GAIL' BUTLER Fedes wo pizioo | owsgraiwos | owerds | s - 5
(ZONED R—6) (ZONED R-6) FIELD WORK COMPLETED: 8/1/16 | PLAT COMPLETED: 9/23/17
LoT 23 LoT 24 w - " a

SHUPE SURVEYING COMPANY, P.C.
3837 DARIEN HWY.
BRUNSWICK, GEORGIA 31525
912-265-0562
CERTIFICATION OF AUTHORIZATION NO. LSF 317

SUNRISE POINTE
SUBDIVISION
(P.B. 27, PG. 212) - -




Existing Zoning

1inch =200 feet

This map is a product of the
Glynn County Geographic
Information System (GCGIS).
The GCGIS expressly disclaims
any liability that may result from
the use of this map.

Legend
—-Roads
I Tax Parcels
[The Park at Village Creek
Zoning

R6 - One-Family Residential
- PD - Planned Development

CP - Conservation Preservation




The Planner reccommends to approve this subdivi-
sion appliction following the compliance to the com-
ments from Engineering and JWSC.

Motions

- I move to approve application PP3629, as presented;

* I move to approve application PP3629, subject to any neces-
sary modifications the

nature of which shall be indicated on the Preliminary Plat or
attached to it in writing;

* I move to disapprove the Preliminary Plat or any portion
thereof based on its failure to

comply with (state the section of the subdivision regulations
with which the application

fails to comply); or

- I move to defer application PP3629.
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A Golden Past.
A Shining Future.



PPPPPP

R PARK AT VILLAGE CREEK

SUBDIVISION APPLICATION

vision

REVIEW

Planners Pre-Review Compliant
Resubmit Compliant
Drainage Compliant
Engineering Compliant with comment
Fire Department Compliant
GIS Address Compliant
GIS Mapping Compliant
JWSC Compliant with Comment
Planning and Zoning Compliant
Traffic Compliant

This application is compliant with Section 703 of
the Glynn County Subdivision Regulations.

Larger version can be found at Appendix 1

The proposed preliminary plat is for the creation of
twenty-five (25) new residential lots, with 25 lots on
the north side of South Harrington Road with direct
access to South Harrington Road a secondary access to
Nature Pointe Lane.

Applicant: P&M Cedar Products, Inc.
Area of Property: 6.783 Acres
Existing Zoning: Undeveloped R-6
Proposed Land Use: Single-Family Residential Subdi-

Engineering

- appropriate drainage measures will be needed
for reduced right of way width

- Wetlands survey information will be needed
on the construction plans.

JWSC

Review by transom on 5/4/2018 - Site Plan
Review updated to ‘OK.’ Details:. The JWSC
would sign off on a Preliminary Plat of 25 lots
in Basin 2053 as:

“OK/WC- at present water production and
waste water collection capacity is available (25
REU’s) to serve this proposed demand. Capacity
is not reserved until payment and acceptance of
the JWSC.”

Review by transom on 5/4/2018 - Civil Review
updated to ‘NA.’

Details: review pending submittal

| THE PLANNER RECOMMENDS

T0O APPROVE THIS
SUBDIVISION APPLICTION

| FOLLOWING THE COMPLIANCE

T0 THE COMMENTS FROM
ENGINEERING AND JWSC



i NoW OR ForuERLY w - - w
\ : . EVA POWELL PARGEL ‘A"

T aloN B

PRELIMINARY PLAT OF:

THE PARK AT VILLAGE CREEK

(GM.D. 25, ST. SIMONS ISLAND, GLYNN COUNTY, GEORGIA)

(FORMERLY A PORTION OF LOTS 16 & 16A, HARRINGTON SUBDVISION)

NOW OR FORMERLY
P & M CEDAR PRODUCTS, INC. _

VICINITY MAP

(ZONED R-6, CP) W . -
NOTES:
1. BEARNGS SHOWN ON THIS SURVEY ARE BASED UPON SURVEY REFERENCE 2-A. . E w w - w
2. SURVEY REFERENCES: 5 aw.v
A g«nﬂ?ﬁﬂx@%&uﬂ%ﬁ‘ 2401, TITLED A PORTION OF LOT 16, HARRINGTON SUBOVISION”, DATED NOW OR FORMERLY &WMW\ ¢
. WILLIAM LAWRENCE ; " w “ w
B PLAT Y GAT R NEVL, GA LS. # 240, TILED "ATGEL . LOT 16 KATRNGTON SUBDNISON, DATED (20N> R-6) )

. PLAT BY GARY R. NEVILL, GA RLS. § 2401, TITLED "LOT 1C, HARRINGTON SUBDVSION', DATED 8/24/10.

ON THS PLAT LES WITHIN ZONE 9. 10 & 11), VE(EL=12) WHCH ARE IN A SPECAL FLOOD HAZARD AREA AND
ZONE 'X(SHADED) WHICH IS NOT IN A SPECIL FLOOD HAZARD AREA

8 THS PLAT WAS PRODUCED WITHOUT THE BENEFTT OF A TITLE EXAMINATION.

oNEx \ !
O PUAT BY GARY R, NEVLL G RLS. # 2401, TILED "OT 10, WARRNGTON SUBDVSON' DATED 8/26/10. LOT 16 (o) e LR one ¢
{ H €L 11
£ PLAT BY £ A POVMAAN, DATED 11/06/1879, RECORDED AT 0. Y, PG. 285. ; | i @m ONE AE
F. PUT BY GARY R. NEVLL, GA RLS. # 2401, TITLED PARCEL F & G, LOT 16, HARRINGTON SUBDMSION', DATED. 120° H pARcaL o' AL
e w ¢ &G, 0T 16a, ow wae F. — S 8140'20"E . 48152 /2w — H NOW OR FORMERLY H
3. RELD EQUPMENT USED FOR THS PLAT: NIKON DT-522. 2,12 NOURAL BUFFER v o I+ Aol X H
s o Y m— 5 =7 5 | i "ALPHONSO J.” COOPER
4. THE FIELD DATA UPON WHICH THIS PLAT IS BASED WAS OBTAINED USING EQUPMENT AND PROCEDURES CONSISTENT WITH BE\ { q f . ag & (ZONED R-8, CP) H
RULE 180-7-03. THE CALCULATED POSTIONAL TOLERANGE WAS 0.05 FEET. 5| mex HEP E 82 £ PARCEL "D’
& 45 P N BED CACAATD o CLOLA A 8 OO T B ACCNT VT 1 10252, og gle| o | EY . R 5 P ) 3 3 .
6. THE ADJOINING LAND ONNERS AND CURRENT OWNERSHIP OF THE SUBJECT PROPERTY SHOWN ON THIS SURVEY WERE - 8 mﬂ 3 5 8 8 8| 7 8 8 8! O : i
TAKEN FROM THE GLYNN' COUNTY GiS WEBSTE (MWW GLYNNCOUNTY.ORG). THE GIS WEBSITE. NORATES THE CURRENT »§ % s R g Al gews, m G (ems m| gesms) & e : "
OWER 5 P & 1 CEDAR PROD 8. 165, 7o, 162), s 2 Ble y g
7. ACCORONG T0 FARM. WAP NO. PANEL 02531, DATED 1/08/18, I 1 M OPYRON THAT THE PROPERTY SHOWN oy > 2o|d
Y I
5 S
m

9. A 10° UTILTY EASEMENT IS RESERVED ADACENT TO ALL ROAD RIGHTS-OF-WAY PER GLYNN COUNTY SUBDVISION
REGULATIONS, SECTION 60.1.

10. THIS PROPERTY S ZONED R-5.
11. STREET SIGNS AND STREET LIGTS PER GLYNN COUNTY SUBDIVISION REGULATIONS.

8 (50’ PUBLIC R/W)

20N X

NOW OR FORMERLY
P & M CEDAR PRODUCTS, INC.
(ZONED R-8, CP)

W\ NOW OR FORMERLY
%.% HENRY S. POPELL
§ (20NED R-6)

, : i :ru- - S 503000 88,51 /2" ke |
i AL L & 5 . " " - u »
__ms ny ny 3 3 { e i (GROSS-13,692 57) N
o - i 25' STATE WATERS. BUFFER PARCEL 'E'
4 4 H »| CONSERVATION DRIVE ), of N - “ :

CHPA JURISDICTION LINE
(SEE NOTES 16, 17, 18 & 20)

,08) 3NV 3iNI0d

RE_POINTE
NAT G ReLE )
(80" PUBLIC R/W]

W/ onand
NSERVATION LANE
o FUBLIC R/W)

18. THE CMPA JURISDICTION LINE_SHOWN HEREON WAS CERTIRED BY SKYE STOCKEL OF THE GEORGA DEPARTMENT OF
NATURAL RESOURCES IN A LETTER DATED NOVEMBER 30, 2015. 1/2° PVC SET AT ALL TURN POINTS EXCEPT AS NOTED.

19. US. ARMY CORPS OF ENGINEERS (COE) WETLAND INFORMATION SUPPLIED BY CLENT.

7
[CATED)

CONSERVATION DRIVE ™"

(50" PUBLIC R/W)

218"
20, PER GLYNN COUNTY ZONING ORDINANCES, SECTION 618, THIS PROPERTY IS SUBJECT TO A 15" DEVELOPENT SETBACK

\ ONE AE
12
FROM THE CMPA JURISDICTION LINE. (@ 10) e
21, WATER AND SEWER SERVICE PROVIDED BY BRUNSWICK GLYNN COUNTY JONT WATER AND SEWER COMMSSION. R one A |1 y N > . ,&ﬁﬁ:ﬁ:
22, THS 40 PORTION OF THE RGHT-OF-WAY IS RESERVED FOR, EMERGENCY VEHCLE NGRESS AND EGRESS TO MATURE m @0 g | (8626 5) H Mm
e ] : : s / 8w
23, owne, . 135"
5l cooa oS, e \ gr ' 20' BUFFER (TYPE 'A") 207 BUFFER (TYPE 'A) m P S8 oy
ESEEN N " —p N 10" 3 i 1435 ey uure (NG,
BRUNSWICK, GEDRGWA 31525 - - . ?/ 8" WATER MAN " 80'50"10° W 480.28° N 803000" W 18207 (ZONED CP)
(012) 265-0562 %, - = - .

e HARRINGTON ROAD (60" PUBLIC A/W)

CERTIFICATE OF PRELIMINARY DESIGN

1 HERERY GERTIY THAT THE PRELMNARY PLAT AND LAYOUT OF THE — APPROXVATE CMPA JURISDICTION LIE - ]
PROPOSED LOTS, BLOCKS, STREETS AND OTHER,FEATURES. WCLUOED P IRON PPE FOUND B e
N THS PROPOSED. PRELMNARY PLAT WAVE BEEN PREPARED BY ME RF IRON REBAR FOUND &) sowee T
G UNDER MY DRECT SUPERVISON. i concate uonouenT NOW OR FORMERLY
vy FORCE MAN APPROSMATE DD OF P & M CEDAR PRODUCTS, INC.
N WATER UNE DEEDED. R/ FOR SOUTH (oKD R-5, OP)
G RN, OF RS 20T o © g swmer Sty seveR L NG 0 33 :
- BULDNG SETBACK LNE (S8L) N A o 50 25 0 50 100 150
US. ARMY COE WETLANDS : et e f—— ]
GEDRL RN ROADS T ——
B . COUNTY, DATED 3/20/58, - SCALE IN FEET
o DB. BN, PG. 547)
CERTIFICATE OF PRELIMINARY PLAT APPROVAL H / Fr——
‘AL REQUIREMENTS OF THE GLYNN COUNTY SUBDMSION REGULATIONS X ] N A
RELATVE T0 THE PREPARATION AND SUBWITIAL OF PRELIMIARY PLATS REVISIONS . MARSH P & M CEDAR PRODUCTS, INC
FAVE BEEN FULPLLED.  APPROVAL OF THS FLAT IS HERERY GRANTED. 3 ] i
SUBIEET T0' FURTHER PROVISONS. OF S0 RECULATIONS. R DESCRPTON s PRELIMINARY PLAT OF: THE PARK AT VILLAGE CREEK
THS CERTIFCATE SHALL EXPIRE e ® J0B § 121900 | OWG $121900-8 | OWNBENS | SOAE 1= 50
) -
e 2 W PELD VORK COMLETE: 8/1/16 | PLAT COMPLETED: 9/23/17
v [ S0 Z SHUPE SURVEYING COMPANY, P.C
RN, GIYAR COUNTY SN PUNING COMISSION e e e 3837 DAREN 1
PRELIMINARY PLAT - DO NOT RECORD AR m— b BRUNSWICK, GEORGIA 31525
Tser—]

912-265-0562
CERTIFIGATION OF AUTHORIZATION NO. LSF 317

PENDIX 1
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Application Summary
“Mission Rock” Mixed use Development

Seawall Lot 337 Associates, LLC
and Port of San Francisco (“Port”

2017.004.00

Applicant

Pacific Ocean

BCDC Permit Application #:
Filed:
Scheduled for Commission:

June 5, 2018
June 21, 2018
Sept. 3, 2018

Deadline for Commission Action:

Location: The approximately

Street to the west .

Project Existing & Proposed
“Mission Rock” Mixed use Development

ty of San Francisco. The site is
bounded by Mission Creek to the

21-acre project site is located on
Seawall Lot 337, in the Mission Bay
neighborhood of the City and Coun-

/ north, the Bay to the east, Mission
Rock Street to the south, and Third

Existing Uses &

Commission Jurisdiction
Lot A Parking lot for 2,170 vehicles for
AT&T Park game day, some com-
muters, special events

retail employees.

China Basin Park Shoreline park with baseball dia-
mond and Giants history, 2.1 acres
of project site, permanently guar-
anteed public access area pursu-
ant to BCDC Permit No. 1997.010,
which also authorized the con-

struction of AT&T Park

3,000 square foot wharf structure,
bay viewing, permanently guaran-
teed public access area pursuant
to BCDC Permits No. M1997.004
and M1996.058

Marginal wharf bridges Pier 48
and Pier 50 shed buildings, vehicle
parking, equipment storage,

Pier 48 Knuckle Wharf

shoreline band)

Pier 48 %

Two-lane street, striped bicycle
lanes, runs north-south on perim-
eter of the project site between
Mission Rock St. to China Basin
Park, then jogs east-west running
between Lot A and China Basin
Park, connecting to Third Street.

Terry Francois Blvd

authority regarding sea level rise over most shoreline
development. The subject permit application includes a
memorandum by Moffat and Nichol, Nov. 21, 2017
(revised Feb. 16, 2018), evaluating coastal flooding and sea

Staff Analysis

level rise risk at the project site (See Exhibit J for details).

Fill Public Access

Criteria

McAteer-Petris Act & Bay Plan—court cases call for an es-

Jurisdiction . . . . .
sential connection between requwements & permlt conditions

China Basin Park doubles
size to 4.4 acres BUT 0.42 of
public access would be con-

Small amount of Bay fill
approx. 1,500 square feet
for floating boat launch for
verted to storm water

public use.

treatment planters & 2.135
sq. ft. of public access to
retail café. Bay Trail moved
and expanded. Proposal
constructs & improves 6.61
acres of public space, 36%
of total area (approx. 30 sq.
ft. of shoreline public ac-
cess for each new resident
& workers—other projects
range from 18—108 sf).*

Project Proposal &
Commission Jurisdiction

Outside jurisdiction—4 phases over 10 years.
11 development blocks, buildings from 90 to
240 feet in height, street grid, network of
parks and public spaces, associated utilities
and infrastructure. At build-out, more than
9,000 people would use the site daily. Be-
tween 1,100 and 1,600 units of rental hous-
ing (estimated 3,570 residents). Between
972,000 and 1.4 million square feet of office
and retail commercial space, employing
3,520 to 5,070 office workers and 740 to 750

Inside jurisdiction—Redevelop 2.1 acre park
and construction of a public boat launch

Inside jurisdiction—reuse of as an area for
picnicking, Bay viewing (partly in 100-ft.

Inside jurisdiction— Reuse of historic margin-
al wharf as public access plaza

Inside jurisdiction—Terry Francois Boulevard
would be reconstructed as a shared street
accommodating a mix of commercial vehicu-
lar traffic and bicycle and pedestrian access.

Sea Level Rise & Flooding—The Commission has limited

Recreation

Bay Plan

Water oriented recreation:
a public access dock and
boat launch, Bay viewing
areas, a picnic area, mini-
mum 16-ft.-segment of Bay
Trail, multi-use and pedes-
trian trails, small baseball
diamond and similar), a
lawn, public plazas, bicycle
parking, seat areas, public
restrooms at China Basin
Park and Mission Rock
Square.

Summary Report Date: June 8, 2018
Staff Contact: Name, (415) 555-5555

email address

Staff Recommendation June 15, 2018 : http://
www.bcdc.ca.gov/cm/2018/0621MissionRockRec.pdf

Exhibits: http://www.bcdc.ca.gov/
cm/2018/0621MissionRock2017-004-00Exhibits.pdf

B Open Space
[ Base of Building
Upper Building
;60‘ Height of Base of Building
120'] Height of Building

%  Building is 90’ tall if Commercial,
or 120’ tall if Residential

PIER 50

6.61 acres of new
or improved public
access areas.

gvs

PIER50

Appearance,
Design, Scenic

Bay Plan

Development on small
dense blocks in network of
internal streets & pedestri-
an ways leading to shore-
line results in construction
of tall buildings, but views
of the Bay from Third St.
still provided. Public access
areas are directly along the
shoreline (China Basin Park,
Channel Wharf) or along
view corridors to the shore-
line (Mission Rock Square,
Channel Lane).

PIER 50

AN
G
'y |
[ l"'.

Public Trust

Bay Plan

The project would consist
of the redeveloped China
Basin Park, including devel-
opment of a new public
dock suitable for non-
motorized boats, the rede-
velopment of Terry Francois
Boulevard into a shared
street and separated Bay
Trail, and the creation of a
public plaza on the Pier 48
% marginal wharf.

*Special Events—Commission’s advisory Public Access Design Guidelines for the San Francisco Bay: “While some shoreline areas are best suited for quiet and contemplative public spaces, others
lend themselves to be used for large public gatherings, such as festivals, outdoor markets or exhibits... Within every project, public access should be designed to respect all visitors’ experiences of
the Bay. Highly active uses should always be balanced with opportunities for passive activities, such as strolling, viewing and relaxing.” The Commission has authorized special events within pub-

lic access areas, with conditions limiting scope, size, duration or type of events, with the objective of maintaining functional public access areas whether people wish to participate in the events.



Informed Consent Statement
“Improving Staff Reports” - staff Report Planning Commission Feedback

INTRODUCTION

The Urban Planning Program at the University of Kansas supports the practice of protection for human
subjects participating in research. The following information is provided for you to decide whether you
wish to participate in the present study. You may refuse to sign this form and not participate in this study.
You should be aware that even if you agree to participate, you are free to withdraw at any time. If you do
withdraw from this study, it will not affect your relationship with this unit, the services it may provide to
you, or the University of Kansas.

PURPOSE OF THE STUDY

The purpose of this study is to understand what planning commission members would like to see in staff
reports: content, formatting, tone, delivery, preferences and the roles of staff and commission members
in addition to understanding how staff reports might impact decision making.

PROCEDURES

You are asked to give feedback at this public study session with questions about what you like or dislike
about staff reports and your reactions to the staff report examples given to you earlier.

The study session will be recorded so that the moderator can fully participate in facilitating the focus group.
The moderator will transcribe the recording and have access to them. They will be destroyed upon
completion of the research project.

The feedback session should be 90 minutes to 2 hours long.

RISKS - It is anticipated that this research will not be a burden to participants and no risks are anticipated.
BENEFITS - The benefits to the study will be improvements to future staff reports.

PAYMENT TO PARTICIPANTS - Sorry, no payment.

PARTICIPANT CONFIDENTIALITY

Because this is at a study session and is public, | can’t ensure confidentiality.

| will be identifying the planning commissions and cities | work with in future publications. | will not be
using specific names of particular planning commissioners. If you want me to credit your statements to
you, let me know by checking the box next to your signature below. Permission granted with this form to

use and disclose your information remains in effect indefinitely. By signing this form you give permission
for the use and disclosure of your information for purposes of this study at any time in the future.
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REFUSAL TO SIGN CONSENT AND AUTHORIZATION

You are not required to sign this Consent and Authorization form and you may refuse to do so without
affecting your right to any services you are receiving or may receive from the University of Kansas or to
participate in any programs or events of the University of Kansas. However, if you refuse to sign, you
cannot participate in this study.

CANCELLING THIS CONSENT AND AUTHORIZATION

You may withdraw your consent to participate in this study at any time during the feedback session or
afterward.

QUESTIONS ABOUT PARTICIPATION
Questions about procedures should be directed to the researcher listed at the end of this consent form.
PARTICIPANT CERTIFICATION:

| have read this Consent and Authorization form. | have had the opportunity to ask, and | have received
answers to, any questions | had regarding the study. | understand that if | have any additional questions
about my rights as a research participant, | may call (785) 864-7429 or (785) 864-7385, write the Human
Research Protection Program (HRPP), University of Kansas, 2385 Irving Hill Road, Lawrence, Kansas 66045-
7568, or email irb@ku.edu.

| agree to take part in this study as a research participant. By my signature | affirm that | am at least 18
years old and that | have received a copy of this Consent and Authorization form.

Print Participant's Name Date

Participant's Signature

D Check box if you want me to credit your statements to you by name.

Researcher Contact Information

Bonnie J. Johnson, PhD, AICP

Principal Investigator

Associate Director, School of Public Affairs and Administration
Associate Professor, Urban Planning Program

University of Kansas

1460 Jayhawk Blvd., Snow Hall, Room 207, Lawrence, KS 66045
785-864-7147

bojojohn@ku.edu
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You can watch the presentation here on YouTube:

https://youtu.be/gswQszJE2BU



https://youtu.be/gswQszJE2BU

NOTES — Staff Report Feedback

Name (if you want)







Video Staff Reports

Long version (16 minutes) -

https://youtu.be/QXhcbyCbZ9A

Short version (1 minute 30 seconds) —

https://www.youtube.com/watch?v=XDyk85BC9gM



https://youtu.be/QXhcbyCbZ9A
https://www.youtube.com/watch?v=XDyk85BC9gM
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