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November 15, 2016 
 
 
City of Lawrence 
City Commissioners 
 
 
RE:  Oread Design Guidelines 
 
 
Dear Commissioners, 
 
As you know, Paul Werner Architects is employed by various clients who have invested millions 
of dollars to improve structures in the Oread Neighborhood. Because I feel the Oread Design 
Guidelines do not address certain important issues, I am not sure my clients are getting the 
credit they deserve for these substantial investments. These investments have not only 
improved the structures aesthetically, but they have also made for safer environments for 
tenants with the installation of fire sprinkler systems and fire alarms.  
 
In regards to the Oread Design Guidelines, I am not sure how they are meant to “encourage” 
development. More importantly, the Design Guidelines do not address certain important issues 
that I would like to address below.  
 
There are generally three types of structures located in the Oread Neighborhood.  
 
1. Smaller Structures with five bedrooms or less 

 These may be single family, duplexes, or even a small apartment building. The fact that 
they are five bedrooms, or less, is important because this is how many parking spaces 
are allowed in parking off the alley. 

2. Large structures over 4,500 square feet. 

 4,500 square feet is very important due to the change of parking required, which now 
only requires one half space per bedroom. Without this decrease, there is no incentive 
to renovate these large structures, and therefore they would be left to deteriorate.  

3. Structures that contain more than five bedrooms, but are less than 4,500 square feet.  

 These are the properties that need to be considered in the new Design Guidelines. I 
would not be surprised to find that this type of property describes a majority of the 
structures in the Oread Neighborhood.  

 It is unfortunate that the Design Guidelines do not offer any solutions, or incentives, for 
this type of structure to be renovated without having to provide additional parking.  
 
 
 



 

 
 
 

 The parking reduction to one half space per bedroom was, for a very short time, applied 
to structures of 3,500 square feet or larger; instead of 4,500 square feet. This was, in 
my opinion, a more reasonable size requirement. We would suggest that the 3,500 
square feet be reconsidered, and amended back into the Design Guidelines. 

 Another solution that should be considered is to only require five parking spots off of 
the alley, and allow the structures to be renovated, regardless of their size. The reality 
is the bedrooms are already there. So, as long as we don’t increase the occupancy, five 
parking spaces is most likely an improvement from what currently exists.  

 
I am sure there are other solutions, they just need to be discussed, and then a determination 
made on what would be appropriate. I would ask you to encourage an addition to the Design 
Guidelines that includes a solution for the structures that are not currently addressed.  
 
However, it appears the Guidelines will be approved this evening, as they are currently written. 
My request is that the Commission directs City Staff to offer some solutions to the structures 
not addressed. This could be in the form of an addendum to the Guidelines, with a possible six 
month timeframe to complete.   
 
Finally, the irony of this request is found on the cover of the Oread Design Guidelines. There is 
a photo shown of a renovated house Paul Werner Architects worked on. This renovation would 
not be allowed under these new guidelines.  
 
 
 
Sincerely,  

 
Paul Werner 
 



 
Dear Planning Commission,       6-13-16 and 7-25-16 
 
The Lawrence Association of Neighborhoods (LAN) continues to enthusiastically 
support the proposed Design Guidelines and Overlay District for the Oread 
Neighborhood. This document provides important tools that will help preserve the historic 
integrity of Oread and enhance the livability of the area for both renters and homeowners. 
This is an exceptionally well-crafted document.  
 
These guidelines reflect the intention of the Oread Neighborhood Plan that specifies areas 
of varying density as well as addressing the unique characteristics of old town-site plans, 
which differs from newer city neighborhoods. Sensitive and thoughtful planning tools are 
important to address these differences and respect the historic and unique nature of the 
Oread Neighborhood.  
 
Oread zoning was unwisely changed over 40 years ago from low density to the highest 
density in the city. This has created on-going problems and conflicts among property 
owners due to the single-family nature of the neighborhood (houses make up 80% of the 
neighborhood) and high density zoning that does not conform to existing structures or lot 
sizes.  
 
Density should increase from single family, duplex, triplex, fourplex, and higher multi-
dwelling units. No more than 4 unrelated individuals may live in a single dwelling unit 
(most often a house) in multi-family zoned areas. Rental units require parking standards. It 
is essential to provide adequate parking in all rental units in the Oread Neighborhood. 
All rentals units should have the same parking standard (one parking space per BR), 
including duplexes. Duplexes presently provide 50% less parking than other rentals due to 
the allowance of stacked parking. Stacked parking is not accessible parking. Oread streets 
should not become duplex parking lots.  
 
The Planning Department has put together an impressive document that will be of great 
benefit to the Oread Neighborhood and the City. The Design Guidelines and the Overlay 
District will help promote increased stability and vitality in historic Oread by encouraging 
responsible development and redevelopment. Ideas of new urbanism will be apparent when 
both renters and homeowners live in a well-planned environment that considers the design 
and livability of the area.  
 
Sincerely,  
Candice Davis, LAN Chair and Oread Resident  
 
 
 
 
 
 
 



Dear Planning Commissioners:                       7-25-16 
 
As Chair of the Lawrence Association of Neighborhoods (LAN) I would like to remind 
you of the process that has taken place to develop the Design Guidelines and the Oread 
Overlay District.  
 
The decision to create these guidelines through adoption of neighborhood overlay 
districts was a major recommendation of the revised Oread Neighborhood Plan, studied 
in 2008 and 2009, and adopted by the city commission in January, 2010.    
 
The guideline process began after a $50,000 planning grant was awarded the city in May 
2011 to help preserve and stabilize the historic Oread Neighborhood. In February of 2012 
consultants from Urban Development Services, from Austin, Texas, were hired to work 
to assist city staff in examining possible issues to be included in an overlay   
 
The first presentation meeting by the consultants was in February 2012, followed by five 
other open stakeholder meetings and workshops, 4-13-12, 4-14-12, 5-3-12, 8-2-12, 8-28-
12. The last August meeting was open for public comment following a presentation by 
the consultants to the city commission.   
 
A sub-committee was then formed by city planning staff.  It consisted of two members of 
the planning commission, and two members of the historic resources commission, and 
city staff.  Its charge was to review a draft set of recommendations, and create a 
document to be reviewed by the full HRC and planning commission and ultimately to this 
city commission. This subcommittee met over a dozen times in 2013. Preliminary work 
on a draft plan was understood to have been accomplished. Few meetings occurred in 
2014 and in 2015. Five years have now gone by and we have yet to achieve a final 
approved document.  
 
The overlay districts should follow the guidelines of the Oread Neighborhood Plan which 
took two years to develop and included all stakeholders in the neighborhood. At this 
point in time our lower density portion of the neighborhood is being threaten by 
combining lots and building structures not in keeping with our neighborhood plan. The 
overlay district was intended to help protect Oread’s lower density zoned area (duplex) as 
well as protect the historic integrity of the entire neighborhood.  
 
The Lawrence Association of Neighborhoods would like to see the Design Guidelines 
and the Overlay district finally approved for review by the City Commission.  This effort 
has gone through an extensive public process. LAN looks forward to the conclusion of 
this process. Protection of our historic city neighborhoods is extremely important.  
 
Thank you for your thoughtful consideration, Candice Davis LAN Chair 
 
 



 
 
 
Dear Planning Commission,        6-13-16 
 
The Lawrence Association of Neighborhoods (LAN) continues to 
enthusiastically support the proposed Design Guidelines and Overlay 
District for the Oread Neighborhood. This document provides important tools 
that will help preserve the historic integrity of Oread and enhance the livability of 
the area for both renters and homeowners. This is an exceptionally well-crafted 
document.  
 
These guidelines reflect the intention of the Oread Neighborhood Plan that 
specifies areas of varying density as well as addressing the unique 
characteristics of old town-site plans, which differs from newer city 
neighborhoods. Sensitive and thoughtful planning tools are important to address 
these differences and respect the historic and unique nature of the Oread 
Neighborhood.  
 
Oread zoning was unwisely changed over 40 years ago from low density to the 
highest density in the city. This has created on-going problems and conflicts 
among property owners due to the single-family nature of the neighborhood 
(houses make up 80% of the neighborhood) and high density zoning that does 
not conform to existing structures or lot sizes.  
 
Density should increase from single family, duplex, triplex, fourplex, and higher 
multi-dwelling units. No more than 4 unrelated individuals may live in a single 
dwelling unit (most often a house) in multi-family zoned areas. Rental units 
require parking standards. It is essential to provide adequate parking in all 
rental units in the Oread Neighborhood. All rentals units should have the 
same parking standard (one parking space per BR), including duplexes. 
Duplexes presently provide 50% less parking than other rentals due to the 
allowance of stacked parking. Stacked parking is not accessible parking. Oread 
streets should not become duplex parking lots.  
 
The Planning Department has put together an impressive document that will be 
of great benefit to the Oread Neighborhood and the City. The Design Guidelines 
and the Overlay District will help promote increased stability and vitality in historic 
Oread by encouraging responsible development and redevelopment. Ideas of 
new urbanism will be apparent when both renters and homeowners live in a well-
planned environment that considers the design and livability of the area.  
 
Sincerely,  
Candice Davis, LAN Chair and Oread Resident  
 
 















Dear Planning Commissioners,         3-20-16 
 
The Lawrence Association of Neighborhood (LAN) supports the Oread Guidelines 
and Overlay District with the exception of any allowed stacked parking. 
 
The Design Guidelines and Overlay District are important tools that can help preserve 
the historic integrity of the Oread Neighborhood. They should reflect the intention of the 
Oread Neighborhood Plan, which specifies areas of varying density. Single-family units 
(houses) make up 80% of the neighborhood. Oread zoning was changed over 40 years ago 
from low density to the highest density in the city. This has created problems and conflicts 
among property owners due to the single-family nature of the neighborhood and high 
density zoning that does not conform to existing structures or lot sizes.  
 
Density should increase incrementally from duplex, triplex, fourplex, and higher 
multi-dwelling units. Problems have arisen because duplex parking codes allow stacked 
(tandem) parking. The Planning Commission is presently reviewing parking codes. Stacked 
parking allows an increase in the number of occupants without providing adequate access 
and regress for vehicles. Additional logistical problems are created when located off of 
narrow allies versus wide city streets.  
 
Current city parking codes for dwelling units require: 
Single-family-lowest density zoning (usually houses, family living, can stack cars in 
driveways).  
Duplex –lowest density zoning in multi-family (can stack cars, may not be family-living).  
Triplex – one parking space per BR (no stacked parking).  
Fourplex- one parking space per BR (no stacked parking). 
Larger multi-dwelling units - one parking space per BR plus one space per 10 units for 
visitors and guests (no stacked parking). 
 
Duplex, triplex, fourplex indicate the number of units on a lot (4 unrelated individuals  
can live in one unit in multi-zoned areas, 3 unrelated in one unit in single-family zoned 
areas). The number of BR’s is determined by the number of parking spaces that can be 
provided on each lot. Stacked parking could increase the number of BR’s by as much as 
50%. When stacking vehicles : Today’s Duplex=2 units =4 BRs each side =8BRs  Past 
Duplex=2units=2BRs each side=4BRs 
 
Four BR duplexes that allow stacked parking are attractive to developers as they 
increase profits. Four BR duplexes “game” duplex regulations. These are not family-units 
but rather small apartment complexes, appealing to investors, but problems for lower 
density neighborhoods. Without adequate parking, duplex occupants crowd neighborhood 
streets when they avoid stacking their vehicles and use on-street parking spaces.  
 
The Design Guidelines and the Overlay District will help promote increased stability and 
vitality in historic Oread by encouraging responsible development and redevelopment. 
Stacked parking should not be allowed.  
 
Sincerely, Candice Davis      
             Oread Resident, Lawrence Association of Neighborhoods Chair  



From: Sheila Stogsdill  
Sent: Monday, February 29, 2016 10:12 AM 
To: Bruce Liese (bruce@kansascitysailing.com); Bryan Culver (bcculver@gmail.com); David Clay Britton 
(clay.britton@yahoo.com); Eric Struckhoff (eric.c.struckhoff@gmail.com); Jim Carpenter (jecarpenter15@gmail.com); Jim 
Denney (denney1@sunflower.com); Julia Butler; Patrick Kelly (Pkelly@usd497.org); Pennie von Achen; Rob Sands 
Cc: Scott McCullough; Lynne Zollner; Jeff Crick; Denny Ewert; (djbrown806@gmail.com); Diane Stoddard 
Subject: FW: duplex tandem parking in core neighborhoods 
 
Commissioners –  
Please see the photos and message below from Dennis Brown.   
 
This property is located in the 900 block of Maine in the proposed Urban Conservation Overlay ‐ Oread Design 
Guidelines District 1 (Low Density) that is on your agenda March 21st. 
 

Sheila M. Stogsdill, Planning Administrator - sstogsdill@lawrenceks.org 
Planning & Development Services Department |www.lawrenceks.org/pds  
City Hall, 6 E. 6th Street  
P.O. Box 708, Lawrence, KS  66044-0708  
office (785) 832-3157 | fax (785) 832-3160  
 
From: Dennis Brown [mailto:djbrown806@gmail.com]  
Sent: Sunday, February 28, 2016 3:51 PM 
To: Sheila Stogsdill 
Subject: Fwd: duplex tandem parking in core neighborhoods 
 
Sheila, can you or Scott send this to Planning Commissioners? 
---------- Forwarded message ---------- 
From: Dennis Brown <djbrown806@gmail.com> 
Date: Sun, Feb 28, 2016 at 1:48 PM 
Subject: Fwd: duplex tandem parking in core neighborhoods 
To: Lynne Zollner <lzollner@lawrenceks.org> 

Lynne, can you send this to HRC Commissioners? 
 
---------- Forwarded message ---------- 
From: Dennis Brown <djbrown806@gmail.com> 
Date: Sun, Feb 28, 2016 at 1:46 PM 
Subject: duplex tandem parking in core neighborhoods 
To: Diane Stoddard <dstoddard@lawrenceks.org> 

Diane, can you send this to City Commissioners?  Feel free to post it on the City site. 
 
Commissioners: I am attaching photos of what happens to older housing stock when its area is zoned for duplex 
up to four bedrooms a side and allows four space wide tandem parking to achieve the eight spaces 
required.  Maximum density and profit is incentivized and preservation of old housing stock is a joke. 
 
At the joint meeting of the HRC and PC a week and a half ago, there was much discussion about approving 
parking guidelines in the overlay plan that would not allow tandem parking in new duplex applications.  This 
cannot happen fast enough for what is left of the Oread Neighborhood.  The pictured property is in the 900 
block of Maine. 
 
Dennis J Brown  LPA President 
 







Dear Design Guidelines Committee and Planning Commission,    2-19-16 
 
The Design Guidelines and Overlay District are important tools that can help preserve 
the historic integrity of the Oread Neighborhood. They should reflect the intention of the 
Oread Neighborhood Plan which specifies areas of varying density. Single dwelling units 
(houses) make up 80% of the neighborhood. Oread zoning was changed over 40 years ago 
from low density to the highest density in the city. This has created problems and conflicts 
among property owners due to the single-family nature of the neighborhood and a high 
density zoning that has never conformed to existing structures or lot sizes.  
 
Density should increase incrementally from duplex, triplex, fourplex, and higher 
multi-dwelling units. Problems have arisen because duplex parking codes allow stacked 
(tandem) parking. The Planning Commission is presently reviewing parking codes. Stacked 
parking allows an increase in the number of occupants without providing adequate access 
and regress for vehicles. Additional logistical problems are created when located off of 
narrow allies versus wide city streets.  
 
Current city parking codes for dwelling units: 
Single-family-lowest density zoning (usually houses, family living, can stack cars in  
driveways).  
Duplex –lowest density zoning in multi-family (can stack cars, may not be family-living).  
Triplex – one parking space per BR (no stacked parking).  
Fourplex- one parking space per BR (no stacked parking). 
Larger multi-dwelling units - one parking space per BR plus one space per 10 units for 
visitors and guests (no stacked parking). 
 
Duplex, triplex, fourplex indicate the number of units on a lot (4 unrelated individuals  
can live in a unit in multi-zoned areas, 3 unrelated in a unit in single-family zoned areas). 
The number of BR’s is determined by the number of parking spaces that can be provided 
on each lot. Stacked parking could increase the number of BR’s by as much as 50%. 
 
Desirable property development that will increase profits is now the 4 BR duplex that 
allows stacked parking. Four BR duplexes “game” duplex regulations. The two BR 
family-oriented units of the past have now become small apartment complexes, appealing 
to investors, but problems for neighborhoods. Duplex occupants crowd neighborhood 
streets when they avoid stacking their vehicles and instead use on-street parking spaces.  
 
Duplexes have become higher density, non-family, units in what should be lower density 
zoned areas. Parking is an effective tool to control density. Why should a duplex be 
allowed a parking advantage over other multi-zoned units? Stacked parking leads to an 
increase in density without providing adequate parking, thus incentivizing building 
large duplexes in lower density zoned areas.  
 
The Design Guidelines and the Overlay District will help promote increased stability and 
vitality in historic Oread by encouraging responsible development and redevelopment. 
 
Sincerely, Candice Davis     Oread Neighborhood Resident  
                                             Chair, Lawrence Association of Neighborhoods 
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