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Memorandum 
City of Lawrence – Douglas County 
Planning & Development Services 
 
To: Lawrence-Douglas County Planning Commission 

 
From: Dan Warner, AICP, Long Range Planner 

 
Date: For January 23, 2012 Planning Commission Meeting 

 
RE: CPA-6-5-09: Reconsider Comprehensive Plan Amendment to Horizon 2020 

Chapter 14 to include the Northeast Sector Plan. 
 
Introduction: 
 
The Northeast Sector Plan was approved the Lawrence-Douglas County Planning 
Commission by a vote of 5-4 on September 20, 2010.  The Douglas County Board of 
Commissioners considered the Northeast Sector Plan at meetings on May 11, 2011 and 
June 1, 2011.  The County Commission, by a vote of 2-1, referred the Northeast Sector 
Plan back to the Planning Commission with specific direction.  The City Commission 
reviewed the Northeast Sector Plan at their meeting on August 9, 2011.  The City 
Commission also provided direction to the Planning Commission. 
 
The Planning Commission reconsidered the Northeast Sector Plan at their regular 
meeting on December 12, 2011.  The Commission held a public hearing and discussed 
the Northeast Sector Plan.  The Commission provided direction to reduce the industrially 
designate acreage west and south of the airport from 300 acres to 125 acres, and to 
bring back options on the configuration of those 125 acres.  The full NE Sector Plan 
Planning Commission packet can be found with the December 12, 2011 PC agenda. 
 
Those options, along with a discussion of existing county industrial zoning are presented 
below. 
 
Existing Industrial Zoning Discussion 
One item to point out to the Planning Commission is the current zoning of property 
south of I-70 and north of North Street.  There is approximately 120 acres of property 
outside of the regulatory floodplain that is zoned County Industrial – I1 and I2 (see the 
map below).  The use of the industrially zoned property is generally agriculture or 
residential.  The industrially zoned properties today have zoning rights to seek a County 
Commission approved site plan to develop an approved industrial use; however, the 
presumption is that any significant development on these properties would require city 
services and be annexed into the city.  In that case, the property would be rezoned and 
the Northeast Sector Plan would guide its development.  
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The Northeast Sector Plan designates the future land use of the area as Very Low 
Density Residential and Open Space (which is the regulatory flood hazard area).  While 
it’s true that those properties could develop industrial uses today with an approved site 
plan, for the reasons stated below, Staff believes very low density residential land use is 
the most appropriate land use for that area when it becomes part of Lawrence in the 
future. 
 
That area is not targeted as a future industrial/employment area in Horizon 2020.  The 
area south and west of the airport, and north of I-70, is the designated future 
industrial/employment area in Chapter 7 of Horizon 2020. 
 
 
 
 
 
 
 
 
 
 
 
 
 
This information is important in considering new industrial designations as it is possible 
under the current county I-1 or I-2 zoning for additional industrial development to occur 
on these properties and would produce more industrial area than the Future Land Use 
Map of the sector plan reflects. 
 
125 Acre Future Land Use Options 
The Planning Commission directed staff to reduce the industrially designated land south 
and west of the airport from 300 to 125 acres.  The Commission also directed staff to 
develop configuration options for the 125 acres.  Staff is presenting three options for the 
Commission to consider.  The options are presented on three land use maps along with 
changes to the future land use category descriptions.  The future land use descriptions 
for Options 2 and 3 are the same.  
 
 
 
 
 
 
 
 
 
 
 
 
 

Future Land Use 

 

Existing Zoning 
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Future Land Use Option 1 

 
 
 
 
 



Page 4 of 9 

Option 1 land use description changes 
 
3.2.1.3  Neighborhood Commercial Center 

A Neighborhood Commercial Center provides for the sale of goods and services 
at the neighborhood level.  This commercial center is intended to serve the 
surrounding employment center area in addition to the commuters using 
Highway 24/40.  Horizon 2020, Chapter 6 – Commercial Land Use offers more 
specific language regarding Neighborhood Commercial Centers.  The 
Neighborhood Commercial Center classification is intended to urbanize around 
Highway 24/40 and E 1500 Rd.  Other areas This category designates the 
property at 1697 Hwy. 40 that are as a rural commercial uses that and are is 
not anticipated to urbanize.   
 
Intensity:  Medium-High  
Zoning Districts:  Douglas County – B-1 (Neighborhood Business District) and 

B-2 (General Business District); Lawrence – MU (Mixed Use), CN1 
(Inner Neighborhood Commercial District), CN2 (Neighborhood 
Commercial Center District), PD (Planned Development Overlay)  

Primary Uses:  non-ground floor dwellings, civic and public uses, eating and 
drinking establishments, general office, retail sales and services, 
hotels, motels, gas and fuel sales, car wash 

 
3.2.1.4 Industrial 
 The intent of the Industrial category is to allow for moderate to high-impact 

uses, including large scale or specialized industrial uses, that utilize Highway 
24/40 and I-70 for materials transportation.  This category includes existing 
industrial developments in the area.  This category also includes approximately 
35 acres of land at the airport dedicated to aviation related development, and 
approximately 20 acres of land at the airport which could be aviation or non-
aviation related development.  Land west of the airport and north of Highway 
24/40 and south of Highway 24/40 is also classified as industrial.  Soil 
conserving agri-industry businesses that will protect the quality of existing high 
quality agricultural land either through agricultural use or preservation for 
future agricultural use should be encouraged to locate in areas with Class I and 
II soils.  The industrial category Properties in this category may or may not 
receive urban services is expected to urbanize.   

 
 Intensity:  Medium-High 

Zoning Districts:  Lawrence – IBP (Industrial and Business Park District) IL 
(Limited Industrial District), IG (General Industrial District), PD 
(Planned Development Overlay) 

Primary Uses:  Aviation-related uses, utility facilities, building maintenance 
services, fleet storage, business support services, construction sales 
and service, industrial facilities, wholesale, distribution, and storage, 
research services, manufacturing and production limited and 
technology, soil-conserving agri-businesses 
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3.2.1.5 Industrial/Commercial Mix 
 The intent of the Industrial/Commercial Mix category is to allow for a mix of 

commercial and industrial uses proximate to the intersection of Hwy. 24/40 and 
E. 1500 Rd. that utilize Highway 24/40 and I-70 for materials transportation.  
Soil conserving agri-industry businesses that will protect the quality of existing 
high quality agricultural land either through agricultural use or preservation for 
future agricultural use should be encouraged to locate in this area.  Commercial 
uses in this category shall be of a Neighborhood Commercial Center nature 
intended to serve the surrounding employment center area in addition to the 
commuters using Highway 24/40. Properties in this category are expected to 
urbanize.   

 
Several competing values have challenged the community on how best to plan 
for the area south of the airport between Hwy. 24/40 and I-70.  While multi-
modal transportation networks exist and a flat terrain promotes industrial uses, 
the area contains significant amounts of Class I & II soils, contributes to 
stormwater absorption, is valued for its potential agriculture production and 
rural character, and has public infrastructure costs related to stormwater 
management that must be factored into determining its future use.  
Additionally, the Lawrence Mayor’s Peak Oil Task Force recently released their 
“Solutions to Peak Oil Vulnerabilities:  Response Plan for Lawrence, Kansas”, 
which includes a recommendation to:  Redraw the City’s Urban Growth Area 
boundaries to preserve high quality soils for agricultural uses.  
 

 In order to balance the competing values noted above, the total approximate 
acreage for the industrial and commercial uses shall be no greater than 125 
acres.  The development should be organized in a contiguous manner.  A 
master planned project is most appropriate for this category to ensure 
appropriate planning of all 125 acres.    

 
 Intensity:  Medium-High 

Zoning Districts:  Lawrence – CN2 (Neighborhood Commercial), MU (Mixed 
Use), IBP (Industrial and Business Park District) IL (Limited Industrial 
District), IG (General Industrial District), PD (Planned Development 
Overlay) 

Primary Uses:  Utility facilities, building maintenance services, fleet storage, 
business support services, construction sales and service, industrial 
facilities, wholesale, distribution, and storage, research services, 
manufacturing and production limited and technology, soil-conserving 
agri-businesses,  non-ground floor dwellings, civic and public uses, 
eating and drinking establishments, general office, retail sales and 
services, hotels, motels, gas and fuel sales, car wash 
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Future Land Use Option 2 

 
 
 
 
 



Page 7 of 9 

Future Land Use Option 3 
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Options 2 and 3 description changes 

3.2.1.3  Neighborhood Commercial Center 

A Neighborhood Commercial Center provides for the sale of goods and services 
at the neighborhood level.  This commercial center is intended to serve the 
surrounding employment center area in addition to the commuters using 
Highway 24/40.  Horizon 2020, Chapter 6 – Commercial Land Use offers more 
specific language regarding Neighborhood Commercial Centers.  The 
Neighborhood Commercial Center classification is intended to urbanize at the 
northwest corner of around Highway 24/40 and E 1500 Rd, and includes 
approximately 20 acres.  Other areas designated are rural and currently exist 
and are This category also includes the property at 1697 Hwy. 40 that is an 
existing rural commercial use and is not anticipated to urbanize. 

Intensity:  Medium-High  

Zoning Districts:  Douglas County – B-1 (Neighborhood Business District) and 
B-2 (General Business District); Lawrence – MU (Mixed Use), CN1 
(Inner Neighborhood Commercial District), CN2 (Neighborhood 
Commercial Center District), PD (Planned Development Overlay)  

Primary Uses:  non-ground floor dwellings, civic and public uses, eating and 
drinking establishments, general office, retail sales and services, hotels, motels, 
gas and fuel sales, car wash 

3.2.1.4 Industrial 

 The intent of the Industrial category is to allow for moderate to high-impact 
uses including large scale or specialized industrial uses that utilize Highway 
24/40 and I-70 for materials transportation.  This category includes existing 
industrial developments in the area.  This category also includes approximately 
35 acres of land at the airport dedicated to aviation related development, and 
approximately 20 acres of land at the airport which could be aviation or non-
aviation related development.  Land west of the airport and north of Highway 
24/40 to E. 1550 Rd. and south of Highway 24/40 is also classified as 
industrial.   

Several competing values have challenged the community on how best to plan 
for the area south of the airport between Hwy. 24/40 and I-70.  While multi-
modal transportation networks exist and a flat terrain promotes industrial uses, 
the area contains significant amounts of Class I & II soils, contributes to 
stormwater absorption, is valued for its potential agriculture production and 
rural character, and has public infrastructure costs related to stormwater 
management that must be factored into determing its future use.  Additionally, 
the Lawrence Mayor’s Peak Oil Task Force recently released their “Solutions to 
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Peak Oil Vulnerabilities:  Response Plan for Lawrence, Kansas”, which includes 
a recommendation to:  Redraw the City’s Urban Growth Area boundaries to 
preserve high quality soils for agricultural uses.  

 
In order to balance the competing values noted above, the total approximate 
acreage for the industrial uses shall be no greater than 105 acres.  The 
development should be organized in a contiguous manner that is most intense 
at the intersection of Hwy. 24/40 and E 1500 Rd.  A master planned project is 
most appropriate for this category to ensure appropriate planning of all 125 
commercial and industrial acres. 
 
Soil conserving agri-industry businesses that will protect the quality of existing 
high quality agricultural land either through agricultural use or preservation for 
future agricultural use should be encouraged to locate in areas with Class I and 
II soils.  The industrial Properties in this category is are expected to urbanize.    

 Intensity:  Medium-High 

Zoning Districts:  Lawrence – IBP (Industrial and Business Park District) IL 
(Limited Industrial District), IG (General Industrial District), PD 
(Planned Development Overlay) 

Primary Uses:  Aviation-related uses, utility facilities, building maintenance 
services, fleet storage, business support services, construction sales and 
service, industrial facilities, wholesale, distribution, and storage, research 
services, manufacturing and production limited and technology, soil-conserving 
agri-businesses 
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PC Minutes 1/23/12  
ITEM NO. 4 COMPREHENSIVE PLAN AMENDMENT TO H2020 - CHP 14; NORTHEAST SECTOR 

PLAN (DDW) 
 
CPA-6-5-09: Reconsider Comprehensive Plan Amendment to Horizon 2020 – Chapter 14 to include the 
Northeast Sector Plan. Approved by Planning Commission 5-4 on 9/20/10. Referred to Planning Commission by 
the Board of County Commission and City Commission for consideration of specific issues. Deferred by 
Planning Commission on 12/12/11.  
 
STAFF PRESENTATION 
Mr. Dan Warner presented the item. 
 
PUBLIC HEARING 
Ms. Barbara Clark, Citizens for Responsible Planning, said most of their concerns were due to the great 
amount of land available for industrial development in the northeast sector. She also expressed concern about 
the elimination of the capability class I & II soils in the area and the inability to be separated from flooding 
concerns. She said geologically flood and fertile soils were tied and could not be unlinked. She expressed 
concern for the downstream residents in North Lawrence. She stated she attended the Board of County 
Commissioners meeting in May and June where there was testimony that implementation of the North 
Lawrence Drainage study could cost anywhere between zero and forty million dollars. She referenced a 
document that was instituted by President Clinton after the 1993 floods in the Midwest that covers a lot of 
issues. She appreciated the public forum allowed on the subject. 
 
Mr. Ted Boyle, North Lawrence Improvement Association, said the residents of North Lawrence did not want to 
see flooding again like in 1993. He said the pump on North 2nd Street was currently at its maximum capacity. 
He said he would like to see the area remain agricultural and that any industrial development should take 
place at the airport since it already has a footprint. 
 
Mr. Jerry Jost read from the United States Global Change Research Program, that there would be more 
frequent and intense floods, greater burden on already stressed water systems, increased infrastructure and 
property damage, overloaded drainage systems, and that the past was not a reasonable guide for the future. 
He displayed on the overhead pictures from past floods. He felt this land would become increasingly important 
due to stress on the agricultural and food system and more intense storm events.  
 
Mr. Charles NovoGradac discussed several vacant properties in the area. He expressed concern about drainage 
and if the kind of development that goes on south of the turnpike goes north of the turnpike the runoff would 
directly impact his property and North Lawrence. He felt they needed to put some sort of brakes on this. He 
felt they needed a greater criteria for development, other than the landowner wants to retire. 
 
COMMISSION DISCUSSION 
Commissioner Finkeldei asked why it was changed from 300 acres of industrial to 105 acres of industrial land. 
 
Mr. McCullough said the future land use map that has been discussed throughout this process had a 
commercial component to it and was taken into consideration with the options. He said commercial was 
included in the 125 acres but that it was certainly up for discussion of whether it should be separated out or 
kept together. 
 
Commissioner Finkeldei asked if the 300 acres of industrial included commercial as well. 
 
Mr. McCullough said that was correct. He said it was a 300 acre area with industrial and commercial 
designation on it. He showed a map on the overhead. 
 
Commissioner Finkeldei asked if a plan was considered with 125 acres of industrial and no commercial or did 
staff believe commercial was an important component of the area plan. 



 
Mr. McCullough said the commercial had been a component all along and staff felt like it was appropriate 
planning to include an element of commercial to support some of the designated industry. 
 
Commissioner Liese said he owns property that could benefit from good development in North Lawrence. He 
felt they were not ready for the Northeast Sector Plan. He expressed concern about losing class I and II soils, 
drainage issues not being appropriately addressed, and infrastructure to develop it was too expensive. He said 
there was some undeveloped land at the end of Lyon Street and 55 acres available at the airport. He said he 
was not at the point to vote in favor of the Northeast Sector Plan. 
 
Commissioner von Achen inquired about the total amount of current industrial zonings in North Lawrence. 
 
Mr. Warner said he did not have a total, but that it was approximately 245 acres.  
 
Mr. McCullough said a few of the slides included vacant undeveloped industrial areas. 
 
Student Commissioner Davis arrived at 7:30pm. 
 
Commissioner Hird said Planning Commission has battled the Northeast Sector Plan until it was dead. He said 
he met with County Commissioner Nancy Thellman for an extended period of time to listen to her concerns. 
He said he understood the arguments about flooding and class I and II soils. He said he had not heard any 
information that wasn’t presented a year or two years ago. He said Planning Commission adopted a Northeast 
Sector Plan that called for 300 acres of industrial development and at the last meeting someone suggested 
reducing that to half and instantly it was adopted as a compromise. He felt it was adopted because it was 
easier to face the people in the audience than to give a reason for that decision. He said he was concerned 
about that because Planning Commission needed to make a well reasoned decision based upon fact. He said 
he could not see what facts were presented that would cause a change since it was the same information they 
had seen before. He said there were a few new Planning Commissioners and he did not want to take such an 
important step without being convinced they had taken the time to educate all the Planning Commissioners on 
the facts. He suggested if they were going to be adopting a Northeast Sector Plan on a better than 5-4 vote 
that they needed to spend some time talking about this and getting some input. He said in June there would 
be more new Planning Commissioners and that it would be a never ending process. He suggested setting the 
topic for a Mid-Month meeting and immerging from that with some sort of unanimous solution because he felt 
right now any vote would be hard to justify. He said he was going to make a motion to defer the Northeast 
Sector Plan to a Mid-Month meeting with the condition that it come back for vote prior to June. He said he 
wanted the Board of County Commissioners and the public to be satisfied that all the Planning Commissioners 
have all the information they need to make a good decision. 
 
Commissioner Liese said he listened to the audio of prior Planning Commission meetings about the Northeast 
Sector Plan. He said the first meeting he listened to was a passionate presentation from North Lawrence 
stakeholders hoping to get their land industrial. He said it was difficult to balance the needs, wants, and 
desires of the different factions in the community. He stated it was hard to know the truth about events that 
haven’t happened yet. He said he was not surprised by his changing view. He said the stakeholder balance has 
shifted from more people who want industrial to more people expressing concerns. 
 
Commissioner Burger said she felt like they needed a more specific plan. She said the 300 acres was really big. 
She was not a proponent of industrial development on these soils. She said to clarify her last vote was not to 
say 125 acres was a good idea, but she wanted to see what staff would come up with. She said if they discuss 
this topic at a Mid-Month meeting they should have quorum. She asked if adding the 125 acres would actually 
approve 370 acres. 
 
Mr. McCullough said no, they have to keep separate the existing zoning there today in the unincorporated area 
and what the plan was designating for urbanization. He said the property zoned industrial in the county did not 
necessarily equate to urbanized industrial as it comes into the city. He said it was very common for sector 



plans to start off with a certain unincorporated zoning district and the designation for future development was 
different.  
 
Commissioner Burger asked if they approved the plan with 125 acres would it be downzoning. 
 
Mr. McCullough said no, properties with current county zoning would be maintained. He said property owners 
would have the development right to request a site plan and have the right to any industrial use afforded it 
under the county zoning code. He said it was possible if the plan was adopted that there would be some 
amount of development in those areas zoned industrial today in the county. 
 
Commissioner Burger asked if the county zoned industrial acres were identified on the map as such. 
 
Mr. McCullough said no, the plans purpose was to designate for future urbanization. He said this plan was 
unique because it does not call for complete urbanization of the sector plan of Grant Township.  
 
Commissioner Burger said she was concerned that 125 acres would take the percentage of industrial acres, 
compared to the total amount of acres in plan, to be a very high percentage. She said she would like to look at 
the total exposure during the Mid-Month meeting. She thanked the citizens who spoke this evening. She said 
there are vacancies in North Lawrence and that vacant property can be rehabilitated and repurposed but once 
soils are moved and built upon they cannot be returned. She said that was what made the sector plan 
important, once the soil was gone it was gone. She appreciated the years people had spent on the issue and 
recognized that in those years there were other areas of the city and county that had become vacant and 
repurposed for industrial use.  
 
Commissioner Britton said he was one of the newest Planning Commissioners. He said he had not heard yet 
why industrial development was needed there. He said he would support a motion to talk about this at a Mid-
Month meeting. He said his perspective on the Northeast Sector Plan and the area was that it was a safety 
issue with regard to flooding and impact to North Lawrence and an environmental issue with class I and II 
soils. He said anything done to change that, especially moving toward industrial development, needed to meet 
a really high bar of certainty and necessity and he had not heard anything that met that bar yet. He agreed 
that the Northeast Sector Plan should come back for a vote before June. 
 
Commissioner Hird thanked staff for their time and work. 
 
ACTION TAKEN 
Motioned by Commissioner Hird, seconded by Commissioner Liese, to defer the item and schedule for 
discussion at the March Planning Commission Mid-Month meeting with the understanding that they would 
make a decision and move forward before June. 
 
Commissioner Singleton asked if this topic could be heard at the February Mid-Month meeting and move Agri-
Tourism to March. 
 
Commissioner Hird said he would prefer not. 
 
Commissioner Singleton said she would not be present for the March Mid-Month meeting. 
 
Mr. McCullough asked if there was any additional guidance.  
 
Commissioner Hird felt it was important to inform the fairly new Planning Commissioners about the history of 
the discussions and what happened with this plan. 
 
Commissioner Singleton asked when the topic could be back on the Planning Commission agenda. 
 
Mr. McCullough said it could be on the April Planning Commission agenda. 



 
 Motion carried 9-0. Student Commissioner Davis voted in the affirmative. 
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