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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.




PC Staff Report — 4/22/13
CPA-13-00067 Item No. 3 -3

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



http://www.lawrenceks.org/planning/documents/2010Retail.pdf�

PC Staff Report — 4/22/13
CPA-13-00067 Item No. 3-5

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.



PC Staff Report — 4/22/13
CPA-13-00067 Item No. 3 - 10

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.
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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.

Revised Southern Development Plan Page 15



Legend

i | ity Limits Freeway Arterial
Flanning area Frincipal arterial iZallector N
B viter Bodies Minor arterial  ——— Street/Rural Roads 5
T 7 T
- cnancf_‘lm Gran & é . 2‘.-'1'.1 ot |I _Lgffﬁl—w-zm-mr lL_/ f
27 6 r o —3 = ~E 26th 3
& )
— 3 w2Bth st— —g | g— _
d.. oS = o
5 7 B—— J:\-ﬁ g 2
o
: g 2
|_ * Lttt | ey
W29t Tal ! _ﬁ
1
K 7 l- i N300 RO s 1 351 B rmmmstmanemme— et E 25 Sfemmemenmnnmmonme
1 w-aht-st-—é 3 & = ! |
——g— @ | N‘.ﬁgﬁ'm
Besmsemrr= .
L a
T, = . i
SN a3rd St i
= o
T |
1] n
o] L -
!
]
s
g 2
- [
g T i3
4 w
&
i N-1200 RD
]
e
(]
“ O 1
= i
w &
5
T

Map 2-7 Road Classification
Revised Southern Development Plan

RevISed soutnern peveiopment rlan

hlap D ate: April 20, 2007

rage 1o



Legend

o ——
H

i j City Lirmits (]
Flanning area @

- Water Bodies

Bus Shelter

Transit Routes

Transfer Location 8

M
q i
T f I:_ j— T . 1 _L L_/
Chanos ¢ Grand Cir ] é j W[E?tll'l ct Lgd____,ﬁl_wznh Tear 5’
N WEThTer [ S ) ES W / ‘ 2 | —— 2 = 1 ~E 2z 3
=] ¥ o N - . ot— A —_— 5]
@ 4 \ SO | i 2Bt 5t : 5 _t
ol e AEANGE y F s | : I
8 § g i | = i i
N Foay , o 2 P i 2
— o =
Q.? T J %‘_J W20t Tl | 1 ‘ _ﬁ
o 2 :
i — W 3ith- St —10 !
E {J "i H E ~ [ 1 w_——éa___i_ﬁm-qaaa-an i1 315t Stremmmamnem et E 31t 5t
1 , . wyalst Sty B Y :
1 — T’ - : 1 @ @ ! NQ%RD A
0 !_ i!, 1.0 Ban et B
i - =
g i &
& —_ aJ
& =i i ——E—wssﬁj-St-El-—jl
i E 'i
Hiz ) m H
) i o L =
e H ot |
Y I = ]
. 10 ' I - N-1250 RO
o i
= ! L
2 i I
i (=]
i = 2
i b 2
2 e o
[
w
il
N
O }
I gl o
o & |
= 2 =
o & d
& &
| =]
&
"W
[ |

Map 2-8 Transit Routes

Revised Southern Development Plan

Revised >outnern pevelopment rlan

hlap D ate: April 20, 2007

rage L/




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

Revised Southern Development Plan Page 18



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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