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PLANNING COMMISSION REPORT
NON PUBLIC HEARING ITEM
PC Staff Report
06/22/15

ITEM NO 3B: PRELIMINARY PLAT FOR 24™ PLACE ADDITION (SLD)

PP-15-00196: Consider a Preliminary Plat for 24™ Place Addition, containing 1 7-acre lot for
proposed neighborhood commercial development and 14 lots for residential duplex development,
located at 4300 W. 24™ Place. Submitted by BG Consultants, Inc., on behalf of RPI LLC, property
owner of record.

STAFF RECOMMENDATION:
Staff recommends approval of the Preliminary Plat for 24" Place Addition subject to the following
conditons:

1. Revise Preliminary Plat to show a minimum building and parking setback along Inverness
Drive of at least 65’ along the southern 350’ of frontage to extend to the rear lot lines of the
dwellings on the north side of Adams Avenue.

2. Provision of a note on the face of the plat that states the setback does not apply to
accessory structures or pedestrian amenities.

KEY POINTS
e Platting required as pre-development step.
e Application includes a 7 acre lot for neighborhood commercial development.

SUBDIVISION CITATIONS TO CONSIDER
e This application is being reviewed under the Subdivision Regulations for Lawrence and
Unincorporated Douglas County, effective Jan 10, 2012.

ATTACHMENTS
Attachment A: Preliminary Plat

ASSOCIATED CASES/OTHER ACTION REQUIRED
Associated Cases
e 7-15-00198; RSO to CN2

Other Action Required:

¢ Submittal of final plat for administrative approval and recordation.

e City Commission acceptance of dedication of easements and rights-of-way on the Final Plat.

e Submittal and approval of public improvement plans and provision of means of assurance of
completion shall be submitted prior to the recording of the Final Plat.

e Submittal and approval of site plan for the commercial development to be approved by the City
Commission.

e Submittal and approval of building plans prior to release of building permits for development.
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PLANS AND STUDIES REQUIRED

e Downstream Sanitary Sewer Analysis — Revised DSSA accepted by Utility Staff

e Drainage Study — The drainage letter dated 4-16-2015 meets the specified requirements and is
approved.

o Traffic Study — Accepted by Staff

PUBLIC COMMENT
None received prior to publication.

Table 1: Site Summary Table

Site Summary

Gross Area: 11.9 Acres

Additional Right-of-Way (acres): .692 acres — Christian Court, for duplex lot access

Number of Proposed Lots: 15
1 commercial lot
14 residential lots

Minimum residential lot size 7,646 SF
Maximum residential lot size 12,638 SF
Average residential lot size 10,129 SF
Commercial lot size 7.027 acres

GENERAL INFORMATION

Current Zoning and Land Use: RSO (Single-Dwelling Residential-Office District),
undeveloped. Pending CN2 for west 7 acres for
neighborhood commercial development.

Surrounding Zoning and Land Use: See Z-15-000198 for surrounding zoning summary.

STAFF REVIEW

This property is proposed to be platted as a subdivision defining the boundaries of a future
neighborhood commercial development and individual lots for duplex development with an internal
public street.

This property is not encumbered by the regulatory floodplain. The property is permitted access only
to W. 24™ Place. Direct access to Clinton Parkway and Inverness Drive are prohibited. The
proposed Preliminary Plat will not alter access restrictions to this site.

This subdivision includes 3.9 acres for residential development and 7 acres for commercial
development. The Zoning Code recommends a neighborhood commercial district not less than 2
acres and not more than 15 acres.

Zoning and Land Use

The property is currently zoned RSO. Multiple previous development and rezoning requests for this
area have been considered for this property. This application proposes to retain a portion of the
existing RSO zoning to accommodate duplex development on the east end of the property and
rezone the west end for neighborhood commercial development (Z-15-00198).

A duplex is defined in section 20-1734 of the Land Development Code as “a single structure that
contains two (2) primary Dwelling Units on one (1) lot. The units may share common walls, or
common floor/ceiflings.” This use is allowed in the RSO district with no additional design standards.
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This use is not considered to be a multi-dwelling use. Multi-dwellings are defined as three or more
attached units. Duplexes are a form of single-dwelling use and typically are low-density uses.
Approval of the Preliminary Plat will facilitate limited residential development of this property on the
eastern 3.9 acres of the property. The remaining property is proposed as a single 7 acre lot for
neighborhood commercial development.

The Inverness Park District Plan identifies an area along Inverness Drive as a buffer area between
the future commercial area and the existing residential area to the west (west side of Inverness
Drive).

If approved, the CN2 District property would be subject to minimum building setbacks (20’ along
the public streets), parking lot setbacks (15’ from public streets and 10’ from residential lots) as
well as landscape buffer yard standards required per Article 10 of the Land Development Code.
These buffer yards are prescribed in the Zoning Regulations as 10’ to 25’ depending on the specific
application. Potentially development could be located within 20’ of the adjacent public streets.

Orienting buildings, especially buildings intended for neighborhood use, closer to the public street is
appropriate and consistent with commercial design guidelines that encourage walkability and
pedestrian scale. However, this conflicts with the recommended land use described in the /nverness
Park District Plan to provide a substantial buffer along Inverness Drive.

The plan assumes that the Inverness Drive buffer would be zoned the same as the principal
development parcel. This allows some development within the buffer area. Establishing a building
and/or parking lot setback for the buffer area limits the intensity of the development and
establishes a defined boundary for development that is set through the subdivision process.

The applicant’s submission materials indicate that they intend for a 65’ buffer along the south half
of the Inverness Drive frontage.
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The previous development application for a three P
acre commercial development with a drive-thru
(SUP-14-00026) showed a 50’ buffer yard along
this same area. The following design
accommodates drive thru traffic, as proposed in
the previous application.
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Fig'urre 2: Previous Development Concept

Another example of this development pattern,
S smenw. =wow ot | WIith an  established buffer yard, is shown
= fe o= o below. This option provides an example of
buildings oriented to the street with plaza areas
located adjacent to the buffer areas that
provide a transition from the buffer area to the
commercial area. This particular example does
not include a drive-thru option but is intended
to illustrate the relationship of the Inverness
Drive buffer vyard to the commercial
development.
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Figure 3: Optional Development 'Concept

The Inverness Park District Plan, unlike the Zoning Regulations, does not prescribe the minimum or
maximum width of the buffer yard. The intent as shown in the plan is that any buffer along
Inverness Drive would be substantial. The CN2 district prohibits vehicular parking between the
facade of the building with the main entrance and the street. Staff's opinion is that the buffer yard
should be established early in the development process as part of the framework for the final
development of this corner.

Streets and Access

Vehicular access to the property is limited to W 24™ Place. The Preliminary Plat includes a new local
street terminating in a cul-de-sac to provide access to the proposed duplex lots. Direct access to
Clinton Parkway and Inverness Drive are prohibited. W. 24" Place, a local street, will provide direct
access to the commercial development.

Utilities and Infrastructure
The project has been reviewed by the City Utility Department. The Downstream Sanitary Sewer
Study has been accepted by the City. Public Improvements associated with this project, including
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sanitary sewer main extension and water line extensions will require the submission and approval
of public improvement plans prior to recording the Final Plat with the Register of Deeds Office.

Conformance

This property is included in the /nverness Park District Plan. The plan was initiated in response to
development pressure in the area of the remaining undeveloped land along W. 24™ Place.
Specifically, the surrounding neighborhood indicated a concern for additional multi-family
development in the immediate area.

The plan supports low density residential development in the form of single dwelling, duplex, and
attached dwelling types. The plan also recommends the development of a commercial node at the
west end of this property.



24TH PLACE ADDITION

A REPLAT OF LOT 2, REMINGTON SQUARE ADDITION NO. 1, A REPLAT OF LOTS
2 & 3, BLOCK 1, INVERNESS PARK PLAZA ADDITION NO. 1,
AN ADDITION IN THE CITY OF LAWRENCE, DOUGLAS COUNTY, KANSAS
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Z-15-00198: Rezone 9.99 acres from RSO District to CN2 District
PP-15-00196: Preliminary Plat for 24th Place Addition, a mixed use
neighborhood commercial and duplex residential development
Located at 4300 W. 24th Place

Lawrence-Douglas County Planning Office
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