City of Lawrence
Douglas County

PLANNING & DEVELOPMENT SERVICES

Updated:

8/25/10 @ 4:50pm

Added staff memo and PowerPoint presentation for Item 9A-9D, 9G - Rezonings, 502 W
14™ St, 414 W 14" St, 1346 Ohio St, 1340-1342 Ohio St, 504 W 14" St

Added staff PowerPoint presentations for Items:

10 - Text Amendment, RM32 District

11 - Text Amendment, Boarding House

8/23/10 @ 12:15pm

Added communications for the following items:

Item 1 - CPA; H2020; Neighborhood Commercial Center

Items 2A-2C - Rezoning NW corner of W 6™ St & Queen Rd, NE corner of W 6" St &
Stoneridge Dr, Between Stoneridge Dr & Queens Rd

Item 3 - CPA; H2020; 6" & Wakarusa Area Plan

Item 4 - CPA; H2020; Chp 16 - Environment

Item 7A - Preliminary Plat for George Subdivision No. 4, 200 N Michigan St

Items 9A-9D, 9G - Rezonings, 502 W 14" St, 414 W 14" St, 1346 Ohio St, 1340-1342
Ohio St, 504 W 14" St

Item 10 - Text Amendment, RM32 District

Item 11 - Text Amendment, Boarding House

8/19/10 @ 5:00pm

Added communications for the following items:

Item 1 - CPA; H2020; Neighborhood Commercial Center
Item 2A - Rezoning of NW corner of W 6™ St & Queens Rd
Item 3 - CPA; H2020; 6™ & Wakarusa Area Plan

Item 11 - Text Amendment, Boarding House

8/17/10 @ 5:00pm
Added Items:
Item 5 - Preliminary Plat for Riverside Business Park, 2030 Packer Ct
Item 6 - Preliminary Plat for Hallmark Addition, 151 McDonald Dr
Items 7A-7B - Preliminary Plat & Rezoning, George Subdivision No.4, 200 N Michigan St
Item 8 - Rezoning, 2130 Silicon Ave
Items 9A-9D, 9G Rezonings, 502 W 14" St, 414 W 14" St, 1346 Ohio St, 1340-1342
Ohio St, 507 W 14" St
Item 10 - Text Amendment, RM32 District
Item 12 - Text Amendment, Minor & Major Subdivisions
Draft July Planning Commission Minutes will be added when available.

8/2/10 @ 1:30pm

Materials for Agenda Items 1-4 and 11 have been made available early due to a large
August agenda packet. This is only a partial packet of materials and the additional items
will be added when available.

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION
CITY HALL, 6 EAST 6™ STREET, CITY COMMISSION MEETING ROOM



AGENDA FOR PUBLIC & NON-PUBLIC HEARING ITEMS
AUGUST 23 & 25, 2010 6:30 - 10:30 PM

GENERAL BUSINESS:

PLANNING COMMISSION MINUTES

Receive and amend or approve the minutes from the Planning Commission meeting of July 26, 2010.
COMMITTEE REPORTS

Receive reports from any committees that met over the past month.

COMMUNICATIONS

a) Receive written communications from the public.

b) Receive written communications from staff, Planning Commissioners, or other commissioners.
c) Receive written action of any waiver requests/determinations made to the City Engineer.

d) Disclosure of ex parte communications.

e) Declaration of abstentions from specific agenda items by commissioners.

AGENDA ITEMS MAY BE TAKEN OUT OF ORDER AT THE COMMISSIONS DISCRETION

REGULAR AGENDA (AUGUST 23, 2010) MEETING
PUBLIC HEARING ITEMS:

ITEM NO. 1 COMPREHENSIVE PLAN AMENDMENT; H2020 CHP 6; NEIGHBORHOOD
COMMERCIAL CENTER (DDW)

CPA-5-7-10: Consider amending Horizon 2020 Chapter 6, Commercial Land Use, to include the NW
Corner of 6™ Street and Queens Road as a potential location for a new Neighborhood Commercial
Center.

ITEM NO. 2A UR TO CN2; 3.158 ACRES; NW CORNER W 6™ ST & QUEENS RD (MKM)

Z-5-8-10: Consider a request to rezone approximately 3.158 acres from UR (Urban Reserve) to CN2
(Neighborhood Commercial Center), located at the Northwest corner of W. 6™ Street and Queens
Road. Submitted by Olsson Associates for Pear Tree Village L.P., property owner of record.

ITEM NO. 2B UR TO CO; 3.113 ACRES; NE CORNER W 6™ ST & STONERIDGE DR
(MKM)

Z-5-7-10: Consider a request to rezone approximately 3.113 acres from UR (Urban Reserve) to CO
(Office Commercial), located at the Northeast corner of W. 6™ Street and Stoneridge Drive.
Submitted by Olsson Associates for Pear Tree Village L.P., property owner of record.

ITEM NO. 2C  UR TO RM24; 34.527 ACRES; BETWEEN STONERIDGE DR & QUEENS RD
(MKM)

Z-5-9-10: Consider a request to rezone approximately 34.527 acres from UR (Urban Reserve) to
RM24 (Multi-Dwelling Residential), located north of W. 6" Street between Stoneridge Drive and
Queens Road. Submitted by Olsson Associates, for Pear Tree Village L.P., property owner of record.



ITEM NO. 3 COMPREHENSIVE PLAN AMENDMENT; H2020; 6™ & WAKARUSA AREA
PLAN (AAM)

CPA-5-6-10: Consider Comprehensive Plan Amendment to Horizon 2020, including the 6™ and
Wakarusa Area Plan, to change the designated land use from residential/office to commercial for a

portion of the Bauer Farm Development located along 6" Street between Folks Road and Champion
Lane.

ITEM NO. 4 COMPREHENSIVE PLAN AMENDMENT; H2020; CHP 16; ENVIRONMENT
(AAM/MKM)

CPA-2008-7: Consider adoption of the Comprehensive Plan Amendment to Horizon 2020 to include
Chapter 16 — Environment.

MISCELLANEOUS NEW OR OLD BUSINESS

Consideration of any other business to come before the Commission.

Recess until 6:30 P.M. on August 25, 2010.



BEGIN PUBLIC HEARING (AUGUST 25, 2010):
COMMUNICATIONS

a) Receive written communications from staff, Planning Commissioners, or other commissioners.
b) Disclosure of ex parte communications.
c) Declaration of abstentions from specific agenda items by commissioners.

REGULAR AGENDA
NON-PUBLIC HEARING ITEMS:
Public Comment on Variances Only

ITEM NO. 5 PRELIMINARY PLAT; RIVERSIDE BUSINESS PARK; 30.527 ACRES; 2030
PACKER COURT (MKM)

PP-6-5-10: Consider a Preliminary Plat for Riverside Business Park, a two lot subdivision containing
approximately 30.527 acres, located at 2030 Packer Court and variances from Section 20-
810(d)(2)(ii) requiring more than one access to the collector/arterial street network and from Section
20-810(d)(4)(i) requiring additional right-of-way for a principal arterial. Submitted by Bartlett and
West for Riverside Development, Inc. and Riverside Business Park LLC, property owners of record.

ITEM NO. 6 PRELIMINARY PLAT; HALLMARK ADDITION; 5.252 ACRES; 151
MCDONALD DR (MKM)

PP-6-6-10: Consider a Preliminary Plat for Hallmark Addition 3™ Plat, a three lot subdivision
containing approximately 5.252 acres, located at 151 McDonald Drive and a waiver request from the
requirement in Section 20-811 to provide sidewalks along all street frontages. Submitted by Paul
Werner Architects for Downtown Equities 11, LC, property owner of record.

PUBLIC HEARING ITEMS:

ITEM NO. 7A PRELIMINARY PLAT; GEORGE SUBDIVISION NO. 4 (NORTHWINDS
APARTMENTS); 1.31 ACRES; 200 NORTH MICHIGAN ST (SLD)

PP-6-4-10: Consider a Preliminary Plat for George Subdivision No. 4 (Northwinds Apartments), a
one lot residential subdivision containing approximately 1.31 acres, located at 200 North Michigan
Street. Submitted by Bartlett & West, Inc., for Northwinds L.L.C., property owner of record.

ITEM NO. 7B RS10 TO RM12; 1.31 ACRES; 200 NORTH MICHIGAN ST (SLD)

Z-6-10-10: Consider a request to rezone approximately 1.31 acres from RS10 (Single-Dwelling
Residential) to RM12 (Multi-Dwelling Residential), located at 200 North Michigan Street for
Northwind Apartments. Submitted by Bartlett & West for Northwinds L.L.C., property owner of
record.

ITEM NO. 8 CS & RM12 TO RM12; 3.92 ACRES; 2130 SILICON AVE (DDW)

Z-6-11-10: Consider a request to rezone approximately 3.92 acres from CS (Commercial Strip) and
RM12 (Multi-Dwelling Residential) to RM12 (Multi-Dwelling Residential), located at 2130 Silicon
Avenue for Crosswinds East. Submitted by Bartlett & West, Inc., for Crosswinds L.L.C., property
owner of record.

ITEM NO. 9A RM32 TO MU; .13 ACRES; 502 W 14™ ST (MJL)



Z-11-21-09: Consider a request to rezone approximately .13 acres from RM32 (Multi-Dwelling
Residential) to MU (Mixed Use), located at 502 West 14th Street. Submitted by Paul Werner
Architects, for Oread Villas, LLC, property owner of record.

ITEM NO. 9B RM32 TO MU; .05 ACRES; 414 W 14™ ST (MJL)

Z-11-22-09: Consider a request to rezone approximately .05 acres from RM32 (Multi-Dwelling
Residential) to MU (Mixed Use), located at 414 West 14th Street. Submitted by Paul Werner
Architects, for D & D Rentals of Lawrence, LLC, property owner of record.

ITEM NO. 9C RM32 TO MU; .09 ACRES; 1346 OHIO ST (MJL)

Z-11-23-09: Consider a request to rezone approximately .09 acres from RM32 (Multi-Dwelling
Residential) to MU (Mixed Use), located at 1346 Ohio Street. Submitted by Paul Werner Architects,
for D & D Rentals of Lawrence, LLC, property owner of record.

ITEM NO.9D RM32 TO MU; .13 ACRES; 1340-1342 OHIO ST (MJL)

Z-11-24-09: Consider a request to rezone approximately .13 acres from RM32 (Multi-Dwelling
Residential) to MU (Mixed Use), including establishing a Bar or Lounge use as an automatic Special
Use Permit for The Hawk, located at 1340-1342 Ohio Street. Submitted by Paul Werner Architects,
for HDD of Lawrence, LLC, property owner of record.

**DEFERRED**

ITEM NO. 9G RM32 TO MU; .13 ACRES; 507 W 14™ ST (MJL)

Z-11-27-09: Consider a request to rezone approximately .13 acres from RM32 (Multi-Dwelling
Residential) to MU (Mixed Use), including establishing a Bar or Lounge use as an automatic Special
Use Permit for The Wheel, located at 507 West 14th Street. Submitted by Paul Werner Architects, for
John C. Wooden, property owner of record.

**DEFERRED**

ITEM NO. 10 TEXT AMENDMENT TO CITY OF LAWRENCE DEVELOPMENT CODE; CHP
20 ARTICLE 6; RM32 DISTRICT (MJL)



TA-6-8-10: Consider Text Amendments to the City of Lawrence Land Development Code, Chapter
20, Article 6, Section 20-601 to increase the maximum dwelling units per acre limit in the RM32
(Multi-Dwelling Residential) District. /nitiated by City Commission on 7/13/10.

ITEMNO.11  TEXT AMENDMENT TO CITY OF LAWRENCE DEVELOPMENT; BOARDING
HOUSE (SDM)

TA-6-17-09: Reconsider Text Amendments to various sections of the City of Lawrence Land
Development Code to review standards related to “Boarding House.” This item was originally heard
by Planning Commission on 12/16/09. City Commission returned this item on 2/2/10 for additional
consideration. (PC Item 12; approved 6-3 on 5/26/10)

ITEM NO. 12  TEXT AMENDMENT TO CITY OF LAWRENCE DEVELOPMENT CODE &
COUNTY SUBDIVISION REGULATIONS; MINOR & MAJOR
SUBDIVISIONS (SMS)

TA-3-3-10: Consider Text Amendments to the joint city/county subdivision regulations in the City of

Lawrence Land Development Code, Chapter 20, Article 8 and the Douglas County Code, Chapter 11,

Article 1 to revise requirements and standards related to the processing of Minor and Major
Subdivisions, including minor housekeeping changes. /nitiated by City Commission on 2/16/10.

MISCELLANEOUS NEW OR OLD BUSINESS
Consideration of any other business to come before the Commission.

PUBLIC COMMENT SECTION

CALENDAR
July 2010 August 2010 September _ 2010
Sun | Mon | Tue | Wed | Thu | Fri | Sat Sun | Mon | Tue | Wed | Thu | Fri | Sat Sun | Mon | Tue | Wed | Thu | Fri | Sat

1 |2 [3 1 |2 3 |4 5 |6 |7 1 2 |3 |4

4 |5 6 |7 8 [9 |10 8 |9 10 [11 [12 [13 |14 5 |6 7 |8 9 |10 |11
11 |12 [13 [14 |15 [16 |17 15 [16 [17 [18 [19 [20 |21 12 [13 |14 |15 |16 |17 |18
18 [19 [20 [21 [22 [23 |24 22 [23 |24 [26 |26 [27 |28 19 [20 |21 |22 |23 |24 |25
25 [ 26 |27 [28 |29 [30 |31 29 [30 |31 26 |27 [28 [29 [30

PCCM Meeting: (Generally 2" Wednesday of each month, 7:30am-9:00am)

ADJOURN

Sign up to receive the Planning Commission agenda or weekly Planning Submittals via email:
http://www.lawrenceks.org/subscriptions



http://www.lawrenceks.org/subscriptions�

2010

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION

MID-MONTH & REGULAR MEETING DATES

Mid-Month Mid-Month Topics Planning Commission
Meetings, Meetings
Wednesdays 6:30 PM,
7:30 —9:00 AM Mon & Wed
Jan 13 Midland Junction Sand Facility Jan 25 Jan 27
Feb 10 KU Endowment Kansas Biological Survey Feb 22 Feb 24
Mar 10 Industrial Design Guidelines Mar 22 Mar 24
Apr 14 Environmental Chapter Presentation Apr 26 Apr 28
May 12 APA Conference Report | Northeast Sector Plan Presentation May 24 May 26
Jur-09 Cancelled due to Friday Training this week
June 11 PC Orientation Jun 21 Jun 23
All day Friday [including Joint City/County Commissions session]
Ju-14 Cancelled Jul 26 Jul 28
Aot Cancelled Aug 23 Aug 25
Sep 08 Air Quality/Ozone Issues Sep 20 Sep 22
Tom Gross & Richard Ziesenis — Health Dept
Oct 13 Oct 25 Oct 27
Nov 03 Nov 15 Nov 17
Dec 01 Dec 13 Dec 15

Suggested topics for future meetings:

How City/County Depts interact on planning issues

Stormwater Stds Update — Stream Setbacks

Overview of different Advisory Groups — potential overlap on planning issues
Open Space Acquisition/Funding Mechanisms (examples from other states)
TDRs

Library Expansion Update

Joint meeting with other Cities’ Planning Commissions

Joint meeting with other Cities and Townships — UGA potential revisions
Presentation from KC-metro Planning Directors

Tour City/County Facilities

Meeting Locations

The Planning Commission meetings are held in the City Commission meeting room on the 1% floor of City Hall, 6™ &

Massachusetts Streets, unless otherwise noticed.

Planning & Development Services |Lawrence-Douglas County Planning Division | 785-832-3150 | www.lawrenceks.org/pds

Revised 07/08/10
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PC Staff Report — 8/23/10
CPA-5-7-10 Item No. 1

PLANNING COMMISSION REPORT
Regular Agenda — Action ltem

PC Staff Report

8/23/10

ITEM NO. 1: COMPREHENSIVE PLAN AMENDMENT TO HORIZON 2020 CHAPTER 6
(DDW)

CPA-5-7-10: Consider Comprehensive Plan Amendment (CPA) to Horizon 2020 Chapter 6,
Commercial Land Use, to include the northwest corner of W. 6™ Street and
Queens Road as a location for a new Neighborhood Commercial Center.
Requested by Olsson Associates for Pear Tree Village L.P., property owner of
record.

STAFF RECOMMENDATION: Staff recommends denial of this comprehensive plan
amendment to Horizon 2020 to amend Chapter 6 to include the northwest corner
(approximately 3 acres) of W. 6™ Street and Queens Road as a potential location for a new
Neighborhood Commercial Center and recommends forwarding this comprehensive plan
amendment to the Lawrence City Commission with a recommendation for denial.

KEY POINTS

1. This is a request to accommodate a 3.158 acre commercial site at the northwest corner
of W. 6™ Street and Queens Road.

2. The request does not meet several criteria for establishing additional commercial retail
along this portion of 6™ Street.

3. The request encourages “stripping out” of commercial uses along 6™ Street where the
area is otherwise well served by commercial developments in a nodal pattern.

SUMMARY

CPA-5-7-10: This is an applicant requested amendment to Horizon 2020 to include the
northwest corner of W. 6™ Street and Queens Road as a potential location for a new
Neighborhood Commercial Center in Chapter 6 Commercial Land Use. The reason for this
Comprehensive Plan Amendment is found in Horizon 2020 which states: “New commercial,
retail and related uses shall be developed as a node...” This proposal is seeking to place a
commercial use on a corner not identified in Horizon 2020 as a future commercial node.

Items related to this CPA include:

e 7-5-8-10, a request to rezone approximately 3.158 acres from UR (Urban Reserve) to
CN2 (Neighborhood Commercial Center), located at the Northwest corner of W. 6™
Street and Queens Road;

e Z-5-7-10, a request to rezone approximately 3.113 acres from UR (Urban Reserve) to
CO (Office Commercial), located at the Northeast corner of W. 6" Street and Stoneridge
Drive, and;
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e 7-5-9-10, a request to rezone approximately 34.527 acres from UR (Urban Reserve) to
RM24 (Multi-Dwelling Residential), located north of W. 6" Street between Stoneridge
Drive and Queens Road.

STAFF REVIEW

The applicant is requesting a rezoning to CN-2 (Neighborhood Commercial) District at the
northwest corner of W. 6" Street and Queens Road for commercial use on an approximately 3-
acre lot. The proposal does not comply with the existing zoning or the land use policies of
Horizon 2020 related to commercial development.

Staff reviewed this amendment based upon the comprehensive plan amendment review criteria
listed below [identified in Chapter 17 (Implementation) of Horizon 2020]. Staff also provides
additional policy review of the request towards the end of this staff report.

Included on the last page of this staff report is the proposed amendment to Chapter 6
(Commercial Land Use). If approved, this amendment will be added to the Lawrence — New
Commercial Areas section (pg. 6-20) by including “NW corner (approximately 3 acres) of W. 6"
Street and Queens Road” to the list of Neighborhood Commercial Centers.

COMPREHENSIVE PLAN AMENDMENT REVIEW

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

Applicant’s response: Yes. The Horizon 2020 Plan focuses on the creation of commercial nodes
in this area of Lawrence, anticipating the need for larger scale commercial centers to serve the
growing residential population. Based on extensive discussions with City staff, it is unclear
whether Horizon 2020 intended to address a significantly smaller, neighborhood focused retalil
pharmacy use as is proposed. Staff provided the direction to leave to the discretion of the
Planning Commission whether a formal amendment is required. If an amendment is deemed
appropriate, the unique design of the proposed residential, office and retail pharmacy uses
should be included as part of the Horizon 2020 Plan because they comply with the overall spirit
and intent of the plan by creating neighborhood services that can serve both the immediately
adjacent community and the broader surrounding community, all within a coordinated
pedestrian friendly, walkable and connected development.

Staff's response. Staff agrees that development policy is shifting towards Traditional
Neighborhood Design (TND) that creates neighborhoods that are compact, walkable, transit-
oriented, and that provide more mixed land uses. A recent amendment to Horizon 2020
Chapter 6 provided policy to support Mixed Use Districts and a new parallel TND development
code for Lawrence has been adopted.

However, these policies are best addressed by development that provides all of the elements of
a traditional neighborhood or mixed use district. Such developments integrate residential uses
with non-residential uses such as commercial, office, civic, educational, and recreational.
Developments that provide only certain elements of traditional neighborhoods, while leaving out
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others, do not comply with the changing policy. This proposal is adding a single retail business
to a corner in an area that is well served by two commercial nodes within walking distance.
While there is a mix of low to high density residential uses in the immediate area, the proposal
is not providing a mix of uses in the context of TND, nor is it integrating into the surrounding
neighborhood. This is a conventional auto-oriented development that does not comply with
current Horizon 2020 policies or TND principles.

2. Does the proposed amendment advance a clear public purpose?

Applicant’s response. Yes. The proposed amendment advances the stated public purpose of
providing neighborhood needs for the proposed neighborhood while connecting the community
to convenient and necessary services.

Staff's response. The subject property is located between two commercial nodes at the
intersections of W. 6™ Street and K-10 Highway and W. 6™ Street and Wakarusa Drive. The
node at W. 6™ Street and K-10 Highway is approximately 1,680 feet to the east, while the node
at W. 6 Street and Wakarusa Drive is 2,450 feet to the west.

The Commercial Center at W. 6" Street and K-10 Highway has been designated for 400,000
square feet of commercial use and a portion of this allocation is zoned and pending
development. The node at W. 6" Street and Wakarusa Drive is developed with commercial
uses, with the exception of a few pad sites. The Bauer Farm Planned Commercial Development
is being developed in phases. Approximately 450,300 square feet of commercial is developed
or currently approved at this commercial node.

There does not appear to be a clear need for additional retail services within the larger area.
The amount of commercial space between Folks Road and K-10 Highway appears to sufficient
for the area.

3. Is the proposed amendment consistent with the long-range goals and policies
of the plan?

Applicant’s response: Yes. Commercial uses that serve adjoining neighborhood areas are
consistent with the long range goals and policies of the plan. As noted above, although the
Horizon 2020 Plan recognized that need, it did not clearly anticipate a proposed single stand
alone neighborhood use on a smaller scale. The proposed development is consistent with the
spirit and intent of the Plan by serving the surrounding community in a coordinated and
connected manner.

Staff's response. Horizon 2020, Chapter 6 (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 access management and site aesthetics. The Nodal Development concept
requires the clear termination of commercial development within near proximity of an
Intersection.”

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.”
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The fourth paragraph of pg. 6-20 states, “7he Comprehensive Plan does not support increasing
the size or number of new Commercial Centers.”

Policy 3.4C states, “New Neighborhood Commercial Centers shall be at least one (1) mile from
any existing or new Commercial Center.”

This project will be located less than ¥2 mile from two designated commercial center nodes.
Locating a new commercial center between the two larger centers will contribute to stripping
out W. 6™ Street with commercial uses and could establish a framework for owners of currently
undeveloped property to request commercial zoning.

There has been no change in public policy regarding strip commercial v. nodal commercial
development. Therefore, a new commercial center in this location is not appropriate.

4. Does the proposed amendment result from a clear change in public policy?

Applicant’s response: No. The proposed amendment is better characterized as a logical and
consistent extension of the public policy goals of the City, including the Horizon 2020 Plan. It
promotes a neighborhood connection to useful retail services through a pedestrian friendly
coordinated development.

Staff’s response: Staff has concerns that W. 6™ Street is being placed in a position of being
stripped out with commercial uses rather than being limited to the intended nodal development
pattern for the street. Public policy is clear regarding nodal commercial development versus
strip commercial development within the conventional zoning framework. The policy directs
stand alone commercial uses to commercial nodes. In this case, commercial nodes exist within
approximately 1,680 and 2,450 feet of the corner of the northwest corner of W. 6" Street and
Queens Road.

Previous planning efforts, such as the Northwest Plan, W. 6™ Street and Wakarusa Drive Area
Plan, and the W. 6" and South Lawrence Trafficway Nodal Plan, spelled out a mixing of land
uses throughout the entire W. 6™ Street corridor between Folks Road and K-10 Highway. The
W. 6™ Street and Wakarusa Drive Area Plan and the W. 6™ and K-10 Highway Nodal Plan
designated a significant amount of commercial land use, while the Northwest Plan designated
office and residential land uses along the corridor to support the commercial use. The non-
retail land uses along the corridor are essential to support the vitality of the designated retail
nodes.

A new commercial center is not appropriate between the two existing centers.
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Figure 1. General Iocatlon of commermal development (eX|st|ng & approved) shown in red” Subject
property is shown as striped red. Undeveloped properties along W 6™ Street which could potentially become
a part of a strip commercial development pattern if requested and approved shown as pink.

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

Applicant’s response: No. The proposed amendment will not affect the adequacy of the existing
or planned facilities and services in the area because this small neighborhood use will serve the
surrounding neighborhood.

Staff's response: No. Infrastructure in the area is adequate to support this commercial
development. It does not appear that facilities and services will be negatively impacted by this
development. If approved, access will be prohibited on W. 6™ Street.

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

Applicant’s response. Yes. The proposed change will result in a compatible land use
relationships between the surrounding properties and the single neighborhood commercial use.
The adjacent properties will also benefit from having the convenience of neighborhood retail
store which will help creating a more walkable community.

Staffs response: Considering this project within the larger context of W. 6" Street this
development conflicts with nodal development policy by placing this commercial use on a corner
not identified as a future Neighborhood Commercial Center. Further, this project is less than %2
mile from two commercial nodes. Staff does not believe the change will result in compatible
land use relationships.
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Other Policy Considerations

In addition to above, Horizon 2020 Chapter 6 — Commercial spells out additional policy
regarding Neighborhood Commercial Centers. The following policy is found on pg. 6-5:
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.

The proposal is for a single store of approximately 14,000 square feet, which complies with the
second part of the policy which states that no store shall occupy an area larger than 40,000
square feet. The proposal does not, however, contain a variety of commercial uses typical of a
Neighborhood Commercial Center and, therefore, does not act as a center at all, but instead a
stand-alone auto-oriented commercial use.

Horizon 2020 Chapter 6 — Commercial also provides policy guidance regarding criteria for
Neighborhood Commercial Centers. Policy 3.4 lists a number of criteria. Those criteria are
listed below along with Staff's interpretation in bold of whether or not this request complies
with them.

Policy 3.4: Criteria for Neighborhood Commercial Centers

A. Neighborhood Commercial Centers shall be located at the arterial/arterial or
arterial/collector street intersections. Compliant — at intersection of
arterial/collector.

B. Limit the commercial uses in neighborhood centers to one corner of the intersection.
Compliant. However, it is debatable whether this could be considered
a “center”.

C. New Neighborhood Commercial Centers shall be at least one (1) mile from any
existing or new Commercial Center. Not compliant — less than %2 mile from
centers at W. 6" Street and K-10 Highway and W. 6" Street and
Wakarusa Drive.

D. Neighborhood Commercial Centers shall contain no more than 100,000 gross square
feet of commercial space with the exception of Neighborhood Commercial
Centers that include a grocery store. Neighborhood Commercial Centers with a
grocery store of 60,001 or more gross square feet may have up to a total of
125,000 gross square feet of commercial space. Compliant — development
would be considerably less than 100,000 gross square feet.

E. No one commercial use in a Neighborhood Commercial Center 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. Compliant — the
single use would presumably contain less than 40,000 square feet.

F. A nodal plan shall be completed before a proposal for a Neighborhood Commercial
Center goes before the Planning Commission. Not compliant- this request
serves, in part, as the comprehensive planning effort for this proposed
commercial designation.
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G. Locate office, public, semi-public, parks and recreation or medium- and higher-
density residential developments on remaining corners of intersection to avoid
excessive concentrations of commercial traffic and unnecessary duplication of
commercial services. The other corners are not developed for urban uses,
but it is anticipated the bulk of the future uses will be residential.

H. Low-density residential uses may be located at the remaining corners of the
intersection if sufficient screening measures are provided to offset noise and
views of the intersection are provided. The other corners are not developed
for urban uses, but it is anticipated the bulk of the future uses will be
residential.

I. Integrate neighborhood commercial centers into the surrounding residential
neighborhoods by including pedestrian access, appropriate transitional elements
and, if possible, the location of public or semi-public uses or parks and recreation
uses adjacent to the commercial development. To be determined with site
planning.

J. Neighborhood Commercial Centers shall be designed with pedestrian mobility as a top
priority. To be determined with site planning.

1. Pedestrians shall be able to easily walk to all stores in a neighborhood center
without using a vehicle.

2. Parking lots shall provide pedestrian access ways to reduce the potential of
pedestrian/vehicle conflicts.

K. Facades shall have a variety of textures, colors, shapes, etc. such that the buildings in
a Neighborhood Center do not have a single uniform appearance. To be
determined with site planning.

L. Neighborhood Centers should have dedicated open space areas that are useable by
the Center’'s employees and shoppers. To be determined with site planning.

M. Neighborhood Commercial Centers shall not expand into the surrounding portions of
the neighborhood. This request cannot be considered an extension of
one of the two nodes it lies between, but instead a new small scale
commercial center. As such, commercial use is extending into an area
designated for office/residential uses when viewing the 6™ Street
corridor from Folks to the SLT as a whole.

N. Any commercial development proposal for a corner in a new Neighborhood
Commercial Center shall have a length-to-depth ratio between 1:1 and 3:2.
Compliant.

O. Neighborhood Commercial Centers shall develop in a manner that is consistent with
the city’s adopted design guidelines. To be determined with site planning.

The Planning Commission previously reviewed a similar Comprehensive Plan Amendment
proposal for the southwest corner of Clinton Parkway and Crossgate Drive. A rezoning request
to CN-2 and a comprehensive plan amendment were brought forth for that corner in 2008. The
proposal was to develop a stand-alone drug store on the site. The Planning Commission voted
5-4 on July 21, 2008 to approve the Comprehensive Plan Amendment. Dissenting members of
the Commission stated concerns about traffic and that the development was too close to other
commercial development in the area. Supporters of the project cited a changing policy to
develop more walkable access to services than what the existing nodes provided for the area.
The request was withdrawn prior to the City Commission considering it.
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PROFESSIONAL STAFF RECOMMENDATION

Staff recommends denial of this comprehensive plan amendment to Horizon 2020 to amend
Chapter 6 to include the northwest corner of W. 6™ Street and Queens Road as a location for a
new Neighborhood Commercial Center and recommends forwarding this comprehensive plan
amendment to the Lawrence City Commission with a recommendation of denial.

Findings for recommendation of denial:

1. The proposal is in conflict with Horizon 2020 policy: “The Comprehensive Plan does not
support increasing the size or number of new Commercial Centers.”

2. The proposal is in conflict with Horizon 2020 policy 3.4C which states: “New
Neighborhood Commercial Centers shall be at least one (1) mile from any existing or
new Commercial Center.”

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. The subject property is well served by two commercial nodes that are within walking
distance.

Attachments:
e Proposed new text
e Applicant’s application
¢ Neighboring commercial centers map
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Description inserted in Horizon 2020 Text, shown in italics:

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.
* Neighborhood Commercial Centers

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

1. E. 23rd Street and O’Connell Road

2. Franklin Road (extended) and N 1300 Rd
3. E 1500 Rd and N 1100 Rd

4. E 1000 Rd and N 1000 Rd

5. E 1000 Rd and N 1200 Rd

6. Clinton Parkway and K-10

7
8

.W. 15 Street and K-10

. E 800 Rd and at the potential east/west arterial 2 miles north of US US-40

. E 700 Rd and US US-40

10. E 800 Rd and N 1750 Rd

11. E 1000 Rd and N 1750 Rd

12. E 1500 Rd and US Highway 24/40

13. Northwest corner (approximately 3 acres) of W. 6" Street and Queens Road

[(e]

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.



PETITION FOR COMPREHENSIVE PLAN AMENDMENT
To Horizon 2020, the Comprehensive Plan for Lawrence and Unincorporated Douglas County

Pre-Application Meeting
A Pre-Application meeting is required for all matters that require a public hearing.

Information regarding the process and criteria for a comprehensive
plan amendment is provided in Chapter 17 of Horizon 2020.
This information is included with this application packet.

The applicant shall meet with Planning Staff at least seven (7) working days prior to submittal of the
petition.

Pre-submitt&lé“///o///ﬂ ,20 1D

Target Submission Date.5/2 Y ,201/0,

Submittal Requirements
% Application Form
Ixi A complete Application Form. (Application, 3 pages)

< Other

O Additional documentation provided by the applicant demonstrating need for amendment
proposed.

)ZL Please note, there is no review fee for a Comprehensive Plan Amendment.

Overview Page 1 of 6 3/25/2010
Petition for Comprehensive Plan Amendment



City of Lawrence
Douglas County

TuEr PLANNING & DEVELOPMENT SERVICES

Lawrence Douglas County

Metropolitan Planning Office

6 East 6" Street, P.O. Box 708, Lawrence, KS 66044
(785) 832-3150 Fax (785) 832-3160
www.lawrenceks.ora/pds

PETITION FOR COMPREHENSIVE PLAN AMENDMENT
APPLICATION FORM

APPLICANT/AGENT INFORMATION

Contact ___ Tat Kelly

Company

Address __ 4319 w. (437 Street

City__Leawon d State _k4  ZIP__bp 224
Phone (413) __ 968~ 6524 Fax (413) _8I4Y-8%2Y

E-mail _ Pat |Ce|l-f @ lec, (. cCom

Mobile/Pager (___ )

S!!o]xo

Pre-Application Meeting Date

Planner Mar? miller

Are you submitting any other applications? If so, please state which one(s).

&ZOVH'AJ CMAP Ame,nc\me,n'\:) RWI-'Z‘{I CNZ' aad €O

Please identify the Chapter of the Comprehensive Plan is proposed to be amended.
Chapter (0

Please provide proposed amendment. (Attach additional sheets if needed)

We feq veot Hhat +\fp__“lpo+en+fa:l locatiohs for rew,
N eiah borhood Com_mf,rcia,l Cen-l-el‘/;“ [ocated on page

(o"Z% ot +he  Horizon 2020 ohn ke amended “in

a&;\ +he “noﬂhwes-l- corney O'F W. ™" Steet and

Load . "

ueen <

Application Form Page 2 of 6



Lawrence Douglas County
CKY Of Lawrence Metropolitan Planning Office

Douglas County 6 East 6" Street, P.O. Box 708, Lawrence, KS 66044

(T1] PLANNING & DEVELOPMENT SERVICES (785) 832-3150 Fax (785) 832-3160
www.lawrenceks.org/pds

Please respond to the following questions to the best of your knowledge. Review
bodies shall consider the following factors for all Comprehensive Plan Amendments
(policy and map amendments). (Attach additional sheets if needed.)

1. Does the proposed text amendment result from changed circumstances or

unforeseen conditions not understood or addressed at the time the Plan was
adopted? (Please explain)
Yes. The Horizon 2020 Plan focuses on the creation of commercial nodes in this area of
Lawrence, anticipating the need for larger scale commercial centers to serve the growing
residential population. Based on extensive discussions with City staff, it is unclear whether
Horizon 2020 intended to address a significantly smaller, neighborhood focused retail
pharmacy use as is proposed. Staff provided the direction to leave to the discretion of the
Planning Commission whether a formal amendment is require. If an amendment is
deemed appropriate, the unique design of the proposed residential, office and retail
pharmacy uses should be included as part of the Horizon 2020 Plan because they comply
with the overall spirit and intent of the plan by creating neighborhood services that can
serve both the immediately adjacent community and the broader surrounding community,
all within a coordinated pedestrian friendly, walkable and connected development.

2. Does the proposed amendment advance a clear public purpose? (please explain)
Yes. The proposed amendment advances the stated public purpose of providing
neighborhood needs for the proposed neighborhood while connecting the community to
convenient and necessary services.

3. Is the proposed amendment consistent with the long-range goals and policies of
the Plan? (please explain)
Yes. Commercial uses that serve adjoining neighborhood areas are consistent with the
long range goals and policies of the plan. As noted above, although the Horizon 2020 Plan
recognized that need, it did not clearly anticipate a proposed single stand alone
neighborhood use on a smaller scale. The proposed development is consistent with the
spirit and intent of the Plan by serving the surrounding community in a coordinated and
connected manner.

4. Does the proposed amendment result from a clear change in public policy?
(Please explain)
No. The proposed amendment is better characterized as a logical and consistent extension
of the public policy goals of the City, including the Horizon 2020 Plan. It promotes a
neighborhood connection to useful retail services through a pedestrian friendly coordinated
development.

Application Form Page 3 of 7 3/25/2010



1 Lawrence Douglas County
Clty Of L&WI’QDCE Metropolitan Planning Office

Douglas County 6 East 6™ Street, P.O. Box 708, Lawrence, KS 66044
PLANNING & DEVELOPMENT SERVICES (785) 832-3150 Fax (785) 832-3160
www.lawrenceks.ora/pds

In addition, the following shall be considered for any specific map amendment.
Please answer the following questions, if an amendment to a map in Horizon 2020 is proposed:

5. Will the proposed amendment affect the adequacy of existing or planned
facilities and services? (Please explain)
No. The proposed amendment will not affect the adequacy of the existing or planned
facilities and services in the area because this small neighborhood use will serve the
surrounding neighborhood.

6. Will the proposed change result in reasonably compatible land use
relationships? (Please explain)
Yes. The proposed change will result in a compatible land use relationships between the
surrounding properties and the single neighborhood commercial use. The adjacent
properties will also benefit from having the convenience of neighborhood retail store which
will help creating a more walkable community.

Application Form Page 4 of 7 3/25/2010



1 Lawrence Douglas County
Clty Of Lawrence Metropolitan Planning Office

Douglas County 6 East 6™ Street, P.O. Box 708, Lawrence, KS 66044
PLANNING & DEVELOPMENT SERVICES (785) 832-3150 Fax (785) 832-3160
www.lawrenceks.org/pds

In addition, the following shall be considered for any specific map amendment.
Please answer the following questions, if an amendment to a map in Horizon 2020 is proposed:

5. Will the proposed amendment affect the adequacy of existing or planned
facilities and services? (Please explain)

see attached

6. Will the proposed change result in reasonably compatible land use
relationships? (Please explain)

see gttached

7. 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? (Please explain)

H 15 our hope 4o ‘arov?de and opqm*f’e a ‘6!’-;"‘ clasgg
Comnrunt +hat not onl\, +he residents Wil be P"Vd
45 call home bt one in which neiahbofs will be
ha‘ap\f to live next +4oo. We hofe the ci"'iz'eﬂs ot
Lowrence will fel as dhough shis  community g
an asset to  the h‘gh Zvall"“" of [ife in Lo-bvfayme,
SIGNATURE
By execution of my/our signature, I/we do hereby officially petition initiation of the

proposed amendment as indicatedabﬂ
Signature(s): %/' Date 5_/ e// 4

7

Date

Application Form Page 4 of 6 3/25/2010



Map 6-1

Existing and Potential
Commercial Land Use Locations
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Figure 6-1 is provided as a conceptual representation of the recommendations in Chapter 6.
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This map should not be used for site specific location of commercial development beyond the

identification of intersections recommended for commercial development. Nodal locations are
\ — meant only to depict intersections identified in this chapter and are not scaleable
q —— representation of where an intersection commercial zoning or development should/could occur.
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CPA-05-07-10: Comprehensive Plan Amendment to Horizon 2020-Ch. 6

NW corner of 6th St & Queens Rd
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Members of the Lawrence / Douglas County Planning Commission
City Hall
6 East 6 Street

Lawrence, Kansas 66044

August 6, 2010

Re: Regular Agenda Items for the August 23, 2010 Meeting
Public Hearing Items

1. Comprehensive Plan Amendment 6th Street and Queens Road
2a. Comprehensive Plan Amendment 6th Street and Queens Road
3. Comprehensive Plan Amendment 6th Street and Folks Road, Bauer Farms

Dear Members of the Planning Commission,

The Lawrence Associations of Neighborhoods (LAN) opposes each of the three development proposals
along West 6™ Street from Folks Road to Queens Roads. LAN agrees with the recommendations of staff
on each of these proposals, the applications should be denied.

Northwest Area Plan and the Prevention of a Commercial Strip

The Northwest Area Plan very specifically calls for the protection of West Sixth Street from becoming a
commercial strip. It states:

The plan reiterates the goal of Horizon 2020 to terminate the lineal (strip) commercial
development along West Sixth Street, west of Monterey Way, by planning commercial land uses
only at the intersections of West Sixth Street and Wakarusa Drive and West Sixth Street and the
South Lawrence Trafficway.

The development of retail space at Queens Road would violate the promise of the Northwest Area Plan.
This would create a commercial strip along West 6" Street. The commercial strip centers would be
located within close proximity of the commercial node approved at West 6" Street and Wakarusa Drive.



The shopping needs of this neighborhood are more than adequately served by the stores available at
this commercial node.

Overbuilt Retail Market

The retail markets of Lawrence in general and the West 6™ Street and Wakarusa Drive in particular are
overbuilt. The growth of the supply of retail space has far outpaced the growth in retail spending. From
1995 to 2009, the amount of retail space in Lawrence grew by 48 percent. During the same time period,
retail spending after correcting for inflation grew by only 6 percent. Most of this growth was realized in
the early years of this time period, but spending has been relatively flat since the late 1990s. To give a
sense of scale to the problem, in 1995 the stock of retail space was about 3.8 million square feet. If it
had grown by the same 10 percent as the growth in demand at its peak in 2006, the stock would be
about 4.2 million square feet today rather than the 5.7 million square feet that we have today. Thus,
the surplus stock is about 1.5 million square feet.

The commercial node at West 6™ Street and Wakarusa Drive is an extreme case of this overbuilt
condition. This node was originally planned for 150,000 square feet of retail space. This grew to
200,000, and now over 400,000. The proposals being considered now would total to over 600,000
square feet. This growth in space has far outstripped the pace of growth of population in this sector of
the city.

The Planning Commission should be taking every step possible to resolve this problem. This means, at
the very minimum, that the Planning Commission should not be expanding this surplus by adding more
retail space.

Capacity of Lawrence to Absorb a Second Home Improvement Center

The proposal to modifying the plan for Bauer Farms for the inclusion of a Lowe’s Home Improvement
Center is an example of predatory development. The Lawrence area, including all of Douglas County, is
only barely large enough to support one home improvement center. Adding a second home
improvement center will serve only to force the city’s existing home improvement center out of
business.

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

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



Ratio of Home Improvement Stores to Population and Homeowner Households

Kansas City and Lawrence

Kansas City Lawrence Lawrence with
Metropolitan Douglas Added
Area County Center
Home Depot Centers 16 1 1
Lowes Centers 3 1
Total Centers 19 1 2
Population 1,980,619 113,569
Owner households 538,827 24,800
Population:centers ratio 104,243 113,569 56,785
Owners:centers ratio 28,359 24,800 12,400
Recommendation

In order to stop the process of turning West 6" Street into a commercial strip, in order to not add to the
existing supply of surplus retail space, and to avoid predatory development that will waste the
taxpayers’ investment, LAN recommends against these three development proposals.

Sincerely,

Gwen Klingenberg
President — Lawrence Association of Neighborhoods



League of Women Voters of Lawrence-Douglas County
P.0. Box 1072, Lawrence, Kansas 66044

August 22, 2010 RECE,VED

Mr. Charles Blaser, Chairman

Members AUG 2 8 2010
Lawrence-Douglas County Planning Commission
City Hall Clty County Planning ofeq

wr
Lawrence, Kansas 66044 ence, Kansas

—

RE: ITEMs 1 ,2A & 2C: PLAN AMENDMENTS, REZONING TO CN2, AND REZONING TO RM24
Dear Chairman Blaser and Planning Commissioners:

We commend the staff for their careful analysis which led to the recommendation for denial of the
request for the plan changes to commercial land use on the northwest corner of Queens Road and 6"
Street and for their recommendation for denial of that request for rezoning to CN2.

However, regarding Item 2C, we are troubled by the staff recommendation for rezoning this 34-acre
single lot to the RM24 District as illustrated by the Concept Plan. Based on this Plan the rezoning
leads to the conclusion that the entire 34-acre lot (tract) will always be under one ownership. Single
ownership of one large lot is necessary here so that the driveways illustrated in the Concept Plan will
not constitute “shared” driveways between separate owners, and consequently will not be in violation
of the Subdivision Regulations regarding such driveways, as well as not conflict with the prohibition
on developing private streets in conventional districts. We question the wisdom of allowing the
residents of the 680 dwelling units (34 ac. x 20 du/ac.) access only to these three narrow private drives
which will be the total responsibility of a single private entity for their maintenance, repair, snow
removal, and access for police and fire protection.. .

We suggest that the public and this project would be better served if it were to be developed as a
Planned Development. At the very least, we ask that this 34-acre tract not be rezoned to RM24
separately, but rather, that it be platted in conjunction with the rezoning.

Thank you for considering our letter.

G sl

Alan Black, Chairman
Land Use Committee

LWV8-22- | 1, 2A&2C NW. of 6th&QueensLTRcorr ed FINAL wpd




Greg L. Musil

Polsinel IL/ (913) 234-7513

(913) 323-0453 Direct Fax

/ S u g h a r tpc gmusil@polsinelli.com

6201 College Boulevard, Suite 500
Overland Park, KS 66211

(913) 451-8788

Facsimile: (913) 451-6205
www.polsinelli.com

August 23, 2010

AND E-MAIL: smccullough@ci.lawrence.ks.us

Scott McCullough, Director -
City Hall, 6 E. 6th Street
P.O. Box 708

Lawrence, KS 66044-0708

Re: 6™ and Queens Planning Commission Items (Nos. 1, 2A, 2B and 2C)
Dear Scott:

As you know, I represent Pat Kelly, the owner of the property at 6™ and Queens that is
the subject of the above-referenced applications. These items are on the Lawrence Planning
Commission’s agenda for tonight,

Pursuant to our discussion late Friday, please accept this letter as a request from the Mr.
Kelly to continue these items to the September Planning Commission meeting. We know the
Commission has a full evening with the remaining item. More importantly, we just learned late
last week of the Lawrence Association of Neighborhoods’ opposition to Mr. Kelly’s application.
To ensure a full understanding of that opposition and provide an opportunity for discussion and
dialogue with LAN’s representatives, we are requesting a continuance. This morning I have
contacted by e-mail Ms. Gwendolyn Klingenberg to open that discussion. Mr. Kelly’s project is
intended to create a neighborhood with pedestrian friendly access to and from a bank and a small
retail site within the neighborhood. We believe it is worth pursuing a broader discussion of that
concept before presenting to the Planning Commission.

I understand this will be placed on the consent agenda for tonight’s meeting. Mr. Kelly
and I will plan on being present tonight if there is a need for our input.

Yours very truly,

Greg L. Musil

GLM:vh
Overland Park Kansas City St. Louis Chicago Denver Phoenix Washington, DC New York

2734150.1



McCullough
August 23, 2010
Page 2

cc: Mr. Pat Kelly (via e-mail)

2734150.1
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PLANNING COMMISSION REPORT
Regular Agenda — Public Hearing Item

PC Staff Report

08/23/10

ITEM NO. 2A: UR TO CN2; 3.158 ACRES; NW CORNER W 6™ ST & QUEENS RD
(MKM)

Z-5-8-10: Consider a request to rezone approximately 3.158 acres from UR (Urban Reserve)
to CN2 (Neighborhood Commercial Center), located at the Northwest corner of W. 6" Street
and Queens Road. Submitted by Olsson Associates for Pear Tree Village L.P., property owner of
record.

STAFF RECOMMENDATION: Staff recommends denial of the rezoning request for 3.158
acres from UR (Urban Reserve) to CN2 (Neighborhood Shopping Center) District and
forwarding it to the City Commission with a recommendation for denial based on the findings
of fact found in the body of the staff report.

PLANNING COMMISSION ALTERNATIVE: If a comprehensive plan amendment is adopted
which identifies this area as a suitable area for CN2 development, then the Planning
Commission may desire to make findings to support the request and forward the request to
the City Commission with a recommendation for approval subject to the following condition:

1. Commercial development shall be limited to less than 50,000 sq ft.

Applicant’s reason for request: “The current UR Zoning District only allows for agriculture
uses. It /s our desire to build a first class community on
the proposed property.”

KEY POINTS

e This rezoning request is part of a development proposal which includes 1 lot, 34.57 acres, of
multi-dwelling residential development; 1 lot, 3.113 acres, of commercial-office
development, and 1 lot, 3.158 acres, of commercial development (the subject property).

e The property is currently unplatted. Platting and site planning will be required prior to
development.

GOLDEN FACTORS TO CONSIDER

CHARACTER OF THE AREA

e The principal character of this area as developed, or approved, is residential. Different levels
of development are present on the north and south sides of W 6™ Street, a principal arterial
and State Highway. The area south of W 6™ Street is mostly-developed with residential uses
and the area north of W 6™ Street is partially-developed with a church, a City water tower, a
few rural residences and two properties with development approvals for residential uses.

CONFORMANCE WITH HORIZON 2020
= The proposed rezoning request from UR to CN2 is not consistent with land use
recommendations found in Horizon 2020.
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ASSOCIATED CASES/OTHER ACTION REQUIRED
PREVIOUS REZONING REQUESTS AND ACTION (all files have been closed due to inactivity):

Z-02-07A-08: 6.99 acres from UR to RM12; (approved by City Commission on June 3, 2008.
Ordinances were not prepared for adoption as the applicant indicated they would be
revising the rezoning request. Applicant requested deferral on August 1, 2008).

Z-02-07B-08: 20.92 acres from UR to RM15 (approved by City Commission on June 3, 2008
Ordinances were not prepared for adoption as the applicant indicated they would be
revising the rezoning request. Applicant requested deferral on August 1, 2008).

Z-01-07C-08: 7.23 acres from UR to CN2 (Planning Commission deferred action on this
rezoning to allow applicant time to resubmit on April 22, 2008. Applicant requested deferral
on August 1, 2008).

Z-02-07D-08: Rezoning of 5.669 acres from UR to CO. (Planning Commission forwarded to
City Commission with recommendation for approval on April 22, 2008. City Commission
voted on June 3, 2008 to defer until associated rezoning for remainder of property has been
submitted. Applicant requested deferral on August 1, 2008) .

Z-05-11-08: Rezoning of 7.23 acres from UR to CO (replacing Z-02-07C-08) Deferred by
applicant prior to Planning Commission meeting.

ASSOCIATED CASES

e Current rezoning requests: Z-5-7-10: 3.113 acres from UR to CO, and Z-5-9-10: 34.527
acres from UR to RM24. These rezoning requests are also on the July Planning
Commission agenda for consideration.

o Comprehensive Plan Amendment [CPA-5-7-10] designating the intersection of Queens
Road and W 6" Street/Highway 40 as an appropriate location for a CN2 District. Also
being considered as part of the July Planning Commission agenda.

OTHER ACTION REQUIRED

e City Commission approval of zoning requests and publication of zoning ordinances.

OTHER ACTION REQUIRED PRIOR TO DEVELOPMENT

e Submittal and Planning Commission of Preliminary Plat, City Commission acceptance of
dedications.

e Submittal and administrative approval of final plat. Recordation of final plat with the
Douglas County Register of Deeds.

e Submittal and approval of Public Improvement Plans.

e Submittal and administrative review of site plans.

e Submittal and administrative review of site plans for multi-family and commercial
developments.

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING

e No public comment was received prior to printing this Staff Report.

GENERAL INFORMATION

Current Zoning and Land Use: UR (Urban Reserve) District; agricultural uses
Surrounding Zoning and Land To the west:
Use: e Property within this project with a rezoning

request from UR (Urban Reserve) to the CO
(Commercial Office) Districts, on the June
Planning Commission agenda for consideration
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e Further to the west, beyond the project's
boundary: RS10 (Single-dwelling Residential)
District; a church; and GPI (General Public and
Institutional Use) District; a City water tower.

To the east:
e UR (Urban Reserve) District; detached dwellings.

To the north:

e Property within this project with a rezoning
request from UR (Urban Reserve) District to the
RM24  (Multi-dwelling  Residential)  District;
agricultural uses.

e Further to the north, beyond the project's
boundary, is UR Zoning with agricultural uses. A
residential subdivision and rezoning, Loges
Addition, were previously approved for this
property, but expired.

To the south:

e RS7  (Single-dwelling Residential) District;
undeveloped property which was platted as the
Seventh Day Adventist Church Addition.

Project Summary

This request is to rezone the property in preparation for development consisting of multi-
dwelling residential, commercial and commercial-office uses. A rezoning request to the CN2
District has been submitted for the subject property to allow the development of a General
Retall Sales use in this location.

1. CONFORMANCE WITH THE COMPREHENSIVE PLAN

Applicant’s Response:
“The Horizon 2020 plan does not bring attention to single neighborhood uses such
as what is proposed with this submittal. It is our opinion that this single stand alone
neighborhood use conforms with the intent of the plan to create commercial uses
that serve adjoining neighborhoods.”

The following statements are recommendations from Horizon 2020 regarding Commercial
Development and Neighborhood Commercial Centers with Staff comments in italics.

Strategies: Commercial Development

One of the principal strategies recommended by the Comprehensive Plan for the development
of commercial land use areas is to require commercial development to occur in ‘nodes’ by
avoiding lineal and shallow lot depth commercial development along the city’s street corridors.
(Page 6-1, Strategies: Commercial Development; Horizon 2020)

The Goals and Strategies in the Commercial Chapter center on ‘nodal development’ which is
defined as the ‘antithesis of Strip Development'. Strip development is characterized by ‘high-
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intensity, auto oriented uses, shallow in depth and extending linearly along a street corridor'.
The Nodal concept requires the clear termination of commercial development within near
proximity of an intersection. (Page 6-2, Nodal Development; Horizon 2020)

The proposed commercial development would be located at the intersection of Queens Road, a
collector, and W 6" Street/Hwy 40, a princijpal arterial. The subject location lies between two
commercial centers, one existing at the intersection of 6" and Wakarusa and one with
preliminary approval, Mercato, at 6" and K-10; that have clear termination to their development
patterns. The existing and approved development along this portion of 6" Street is in
compliance with the recommendation to avoid linear strip commercial development.

While this individual development would not constitute 'strip development’ in and of itself, or in
confunction with the other rezonings submitted with this development proposal, it is a stand
alone commercial project. Approval of commercial uses in an area that is not designated by
Horizon 2020 as a Commercial Center, may set a precedent and increase the potential for
additional commercial zoning on W 6" Street which could result in strip commercial
development along W 6"

Neighborhood Commercial Centers (CN2)
The Comprehensive Plan states that a Neighborhood Commercial Center should provide for the
sale of goods and services at the neighborhood level. (page 6-4, Horizon 2020)

The applicant indicated they intend to develop a drug store at this location. A drug store Is
included in the definition of ‘Personal Convenience Services’ in the Development Code. Personal
Convenience Services are defined as, “general retail sales and personal services of a small,
nelghborhood-scale.” The proposed use would be permitted within the CNZ2 District.

The Comprehensive Plan recommends 12 intersections as potential locations for new
Neighborhood Commercial Centers. (Page 6-14, Neighborhood Commercial Centers; Horizon
2020)

The intersection of W 6" Street and Queens Road is not listed as an appropriate location for
new Neighborhood Commercial Centers.

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. 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. (page 6-20, Lawrence-New Commercial
Areas, Horizon 2020)

The development being proposed is a stand alone commercial project located between two
large commercial nodes. While this development would not constitute ‘strip development’ in and
of itself. it may increase the potential for strip development along W 6™ Street, by encouraging
commercial uses in areas that are not designated for commercial uses in the comprehensive
plan.
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The Comprehensive Plan does not support increasing the size or number of new Commercial
Centers from those recommended in the plan. (page 6-20, Lawrence-New Commercial Areas,
Horizon 2020)

The proposed commercial rezoning would create new commercial development in an area that
Is not listed within the Comprehensive Plan for new neighborhood commercial centers and the
plan specifically states that it does not support increasing the number of new Commercial
Centers from those listed in the plan. The area is well served by commercial uses at the center
located at 6" St. and Wakarusa and will be better served as the Mercato site develops.

Goal 3: Criteria for Commercial Development
Stop the formation or expansion of Strip Commercial Development by directing new
development in a more clustered pattern. (Policy 3.1B, page 6-30; Horizon 2020)

Clusters of commercial development have already been established, or approved, in the two
nodes at 6"and Wakarusa and 6 and SLT. Approving this commercial zoning will change the
character of 6" Street and set a precedent for additional consideration of commercial
development which may result in the formation of ‘strip commercial development’ along W 6"
Street.

Neighborhood Commercial Centers shall be located at the arterial/arterial or arterial/collector
street intersections. (Policy 3.5A, page 6-32; Horizon 2020)

The rezoning request is compliant with this recommendation.

Limit the commercial uses in neighborhood centers to one corner of the intersection. (Policy
3.5B, page 6-32; Horizon 2020)

The rezoning request is compliant with this recommendation.

New Neighborhood Commercial Centers shall be at least one (1) mile from any existing or new
Commercial Center. (Policy 3.5C, page 6-32; Horizon 2020)

Existing and proposed Commercial Centers are approximately 1680 ft. to the east and 2450 ft.
to the west (less than 1/2 of a mile in each direction). The commercial center to the west,
Mercato, has preliminary plan approval for development and the commercial center to the east,
/s developed with a Wal-Mart store, a Dillon’s grocery store, and several other retail
establishments, as well as having approval for several smaller commercial uses. The rezoning
request is not compliant with the locational criteria in Horizon 2020.

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.” (Page 6-19)

This request does not result in moving the location of or extending a commercial center;
instead, it proposes a new commercial use in an area served by two existing nodes.

A nodal plan shall be completed before a proposal for a Neighborhood Commercial Center goes
before the Planning Commission. (Policy 3.4F, page 6-26; Horizon 2020)
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A nodal plan has not been completed for this area; however, a comprehensive plan amendment
request has been submitted and is the subject of consideration concurrently with this rezoning
request. This is in keeping with the determination made with an earfier rezoning request [Z-05-
12B-08] from RSO (Single-dwelling Residential-Office) District to CN-2 for a Neighborhood
Commercial Center with drug store at Clinton Parkway and Crossgate Drive.

The proposal is not compliant with the recommendation that a new proposed Neighborhood
Commercial Center be located at least 1 mile from other commercial centers, and the
intersection of Queens Road and W 6™ Street/Highway 40 is not specifically identified in Horizon
2020 as a location for a new Neighborhood Commercial Center.

Staff Finding — While the proposed rezoning request complies with certain specific criteria for
commercial development, taken in its complete context it is not compliant with Horizon 2020 as
the intersection of Queens Road and W 6™ Street/Highway 40 is not identified in Horizon 2020
as an appropriate location for a new Neighborhood Commercial Center.

2. ZONING AND USE OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING
Property to the west of this development proposal is zoned GPI, and has been developed with a
City water tower; and RS10, developed with a church. Property adjacent to the subject property
on the west and north are part of this development proposal. These areas have a RM-24
rezoning request which is also being considered at the July Planning Commission meeting.
Property further to the north, beyond this proposal, had a development proposal for single
family and duplex residences and zonings of RS7 and RM12D approved. The plat, Loges
Addition, expired; therefore the zoning remains UR (Urban Reserve) and the land remains in
agricultural uses. Property to the east contains existing residences along Queens Road that are
zoned UR. To the south, across W 6" Street, is property zoned PRD with a maximum density of
12 units per acre which has been developed with duplex and 8-plex units (Alvadora).

Staff Finding -- The surrounding properties, beyond the limits of this development proposal,
are zoned for residential purposes, general public or institutional uses or have not yet been
rezoned for urban development. The immediate area is partially developed with St. Margaret’s
Episcopal Church and a City water tower to the west, and multi-dwelling residential
development to the south. The proposed zoning is not consistent with the existing or planned
zoning for this portion of the 6" Street corridor.

3. CHARACTER OF THE NEIGHBORHOOD
Applicant’s response:
“We would like the character of the neighborhood to be upscale.”

This portion of the 6™ Street corridor is characterized by limited access and a mix of residential
and institutional uses. The area contains W 6" Street/Highway 40, which is designated as a
principal arterial on the Major Thoroughfares Map; K-10 Bypass, which is designated as a
freeway on the Major Thoroughfares Map; Queens Road, which is designated as a major
collector on the Major Thoroughfares Map; and Wakarusa Drive, which is designated as a
principal arterial on the Major Thoroughfares Map. The area north of W 6" Street is largely
undeveloped at this time, but there are several development proposals pending which have had
rezonings and Preliminary Development Plans approved. Figure 1 illustrates the location of
existing and proposed commercial development in the area.
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The immediate area contains primarily residentially zoned property, or property which has not
yet been rezoned to an urban zoning district. The subject property is located between two
commercial nodes at the intersections of W 6™ St and the K-10 Bypass and W 6™ St and
Wakarusa Dr. A Preliminary Development Plan for a Community Commercial Center under
400,000 sq. ft (CC400) has been approved and is pending for the northeast corner of the
intersection of W 6™ Street and the K10 Bypass. The intersection of W 6™ Street and Wakarusa
Drive is developed with commercial uses, with the exception of a few pad sites on the 6™ and
Wak property, and the Bauer Farm Planned Commercial Development which is being developed
in phases.

Staff Finding -- The subject property is located in a high traffic area along a principal
arterial, W 6™ Street/40 Hwy with intersecting collector, Queens Road, and arterial streets,
George Williams Way and Wakarusa Drive. The city and KDOT have gone to great lengths to
establish appropriate access management along W 6" Street. The area is partially developed,
with commercial uses either developed or approved at the W 6" Street and K-10 Bypass and
the W 6" Street and Wakarusa Drive Intersections. The property along W 6™ Street between
commercial areas near the K-10 Bypass and Wakarusa Drive is zoned for residential uses or
remains in the UR Zoning District pending development proposals. The CN2 development
proposal is not in character with the other existing or planned uses along this portion of the 6"
Street corridor.

4. PLANS FOR THE AREA OR NEIGHBORHOOD, AS REFLECTED IN ADOPTED AREA
AND/OR SECTOR PLANS INCLUDING THE PROPERTY OR ADJOINING PROPERTY

The Northwest Plan recommended a multi-family/office mixed development in this area.
Commercial uses were not recommended. (Figure 2) “The plan reiterates the goal of Horizon
2020 to terminate the lineal (strip) commercial development along West Sixth Street, west of
Monterey Way, by planning commercial land uses only at the intersections of West Sixth Street
and Wakarusa Drive and West Sixth Street and the South Lawrence Trafficway.” (page 8)

Staff Finding -- The proposal is not compliant with recommendations in The Northwest Plan
for specific location of commercial land uses to terminate the strip commercial development
along W 6™ Street.

5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN
RESTRICTED UNDER THE EXISTING ZONING REGULATIONS

Applicant’s Response:
“The property is currently zoned UR, Urban Reserve, which only allows agriculture
uses. This area of the city is growing and agricultural uses do not meet the intent
of the Comprehensive Plan.”

The UR (Urban Reserve) District is a special purpose district which the Development Code
states is intended to provide a suitable classification for newly annexed land. The district is
intended to avoid premature or inappropriate development that is not well served by
infrastructure or community services. The only principal uses allowed in the UR District are crop
agriculture and any lawful uses in existence immediately prior to annexation. Rezoning is
necessary for the property to be used in any other manner. As infrastructure and community
services are available and a development proposal has been submitted, the UR District is no
longer appropriate for this property.
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Staff Finding -- The property as zoned would allow for only crop agriculture. Given the
proximity to Highway 40/W 6™ Street and the K-10 Bypass, and the submittal of a development
proposal the zoning of UR is no longer appropriate. Appropriate zoning, compliant with Horizon
2020, should be established to facilitate development.

6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED

Staff Finding — The property has never been developed but has been used for agricultural
purposes.

7. EXTENT TO WHICH APPROVING THE REZONING WILL DETRIMENTALLY AFFECT
NEARBY PROPERTIES

Applicant’s response:
“We believe it will have no detrimental effect. To the contrary, we believe it will have
a positive effect on nearby properties.”

The rezoning request would permit a limited amount of commercial development at the
intersection of W 6" Street and Queens Road. Concerns have been raised from Neighborhood
Associations in the area with previous proposals for commercial development with the amount
of traffic anticipated along W 6™ and the impact on the streets through their neighborhoods.
Rezoning this area as commercial could increase the amount of traffic generated; however, the
proximity of the commercial lot to the intersection of a collector and a principal arterial street
would reduce any negative impact of the traffic through the surrounding neighborhood. It
would not be necessary for traffic to travel through the neighborhood to access this property.

Staff Finding — No detrimental impacts are anticipated to the nearby properties with this
rezoning; however, the corridor as a whole may begin to take on a “strip development” pattern
that is strongly discouraged in the comprehensive plan.

8. THE GAIN, IF ANY, TO THE PUBLIC HEALTH, SAFETY AND WELFARE DUE TO
DENIAL OF THE APPLICATION, AS COMPARED TO THE HARDSHIP IMPOSED
UPON THE LANDOWNER, IF ANY, AS A RESULT OF THE DENIAL OF THE
APPLICATION

Applicant’s Response:
“We have already agreed to cooperate with the City with expensive road benefit districts
and sewer benefit districts”.

Evaluation of these criteria includes weighing the benefits to the public versus the benefits to
the owner of the subject property. Benefits are measured based on the anticipated impacts of
the rezoning request on the public health, safety and welfare. If the rezoning request were
denied, the land would remain undeveloped or would be developed in a manner consistent with
the comprehensive plan. The public would benefit from a corridor that is not “stripped out” and
also by being able to count on the implementation of the comprehensive plan designation for
this area.  The hardship to the landowner is that a residential zoning category will limit
development potential for the property. In this instance, the owner purchased the property in
August, 2007 with the comprehensive plan designation already established. The gain to the
public by denying the application outweighs the hardship to the owner in staff's opinion.
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Approval of commercial development in locations not anticipated by Horizon 2020 results in a
departure from the long-range vision for the community. Departure from adopted plans reduces
the ability of property owners to rely on plans when making property investments. A revision to
the Comprehensive Plan to include this area as an identified location for a Neighborhood
Commercial Center has been requested by the applicant.

Staff Finding — Denying the rezoning request would prohibit commercial development in this
area and would be compliant with the recommended locations for commercial development in
the Northwest Plan and Neighborhood Commercial Centers in Horizon 2020. The gain to the
public by denying the application outweighs the hardship to the owner based on the discussion
above.

9. PROFESSIONAL STAFF RECOMMENDATION

Staff Review

The applicant provided a concept plan with the rezoning requests showing the proposed
development pattern of the retail, office and multi-dwelling residential development. (Figure 3)
An independent Retail Market Impact Analysis is required per Section 20-1107(a) of the
Development Code for any proposed commercial development which could result in over 50,000
sqg. ft. or more of additional floor area for retail businesses in the City. The applicant indicated
they had no plans to develop more than 50,000 sq ft of commercial use in this area. Given the
size of the property and the parking and density and dimensional requirements for the CN2
District, it would be highly unlikely that 50,000 sqg ft of commercial use could be developed on
this approximately 3 acre lot. If approved, a condition should be placed on the zoning that
commercial development will be limited to less than 50,000 sq ft.

The proposed rezoning does not comply with locational recommendations of Horizon 2020 or
the Northwest Plan and staff cannot recommend approval of the request mainly for this reason.

Staff Recommendation

Staff recommends denial of the rezoning request based on non-compliance with the locations
recommended in Horizon 2020 for a Neighborhood Commercial Center and based on the other
findings in this report.

If a Comprehensive Plan Amendment is adopted which designates the intersection of W 6"
Street/Highway 40 and Queens Road as a recommended location for a Neighborhood
Commercial Center then the Planning Commission may decide to make findings that support the
requested rezoning.
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Figure 1. General location of commercial development (existing & approved) shown in red.
Subject property is shown as striped red. Undeveloped properties along W 6 Street which could

potentially become a part of a strip commercial development pattern /f requested and approved
shown as pink.
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Members of the Lawrence / Douglas County Planning Commission
City Hall
6 East 6 Street

Lawrence, Kansas 66044

August 6, 2010

Re: Regular Agenda Items for the August 23, 2010 Meeting
Public Hearing Items

1. Comprehensive Plan Amendment 6th Street and Queens Road
2a. Comprehensive Plan Amendment 6th Street and Queens Road
3. Comprehensive Plan Amendment 6th Street and Folks Road, Bauer Farms

Dear Members of the Planning Commission,

The Lawrence Associations of Neighborhoods (LAN) opposes each of the three development proposals
along West 6™ Street from Folks Road to Queens Roads. LAN agrees with the recommendations of staff
on each of these proposals, the applications should be denied.

Northwest Area Plan and the Prevention of a Commercial Strip

The Northwest Area Plan very specifically calls for the protection of West Sixth Street from becoming a
commercial strip. It states:

The plan reiterates the goal of Horizon 2020 to terminate the lineal (strip) commercial
development along West Sixth Street, west of Monterey Way, by planning commercial land uses
only at the intersections of West Sixth Street and Wakarusa Drive and West Sixth Street and the
South Lawrence Trafficway.

The development of retail space at Queens Road would violate the promise of the Northwest Area Plan.
This would create a commercial strip along West 6" Street. The commercial strip centers would be
located within close proximity of the commercial node approved at West 6" Street and Wakarusa Drive.



The shopping needs of this neighborhood are more than adequately served by the stores available at
this commercial node.

Overbuilt Retail Market

The retail markets of Lawrence in general and the West 6™ Street and Wakarusa Drive in particular are
overbuilt. The growth of the supply of retail space has far outpaced the growth in retail spending. From
1995 to 2009, the amount of retail space in Lawrence grew by 48 percent. During the same time period,
retail spending after correcting for inflation grew by only 6 percent. Most of this growth was realized in
the early years of this time period, but spending has been relatively flat since the late 1990s. To give a
sense of scale to the problem, in 1995 the stock of retail space was about 3.8 million square feet. If it
had grown by the same 10 percent as the growth in demand at its peak in 2006, the stock would be
about 4.2 million square feet today rather than the 5.7 million square feet that we have today. Thus,
the surplus stock is about 1.5 million square feet.

The commercial node at West 6™ Street and Wakarusa Drive is an extreme case of this overbuilt
condition. This node was originally planned for 150,000 square feet of retail space. This grew to
200,000, and now over 400,000. The proposals being considered now would total to over 600,000
square feet. This growth in space has far outstripped the pace of growth of population in this sector of
the city.

The Planning Commission should be taking every step possible to resolve this problem. This means, at
the very minimum, that the Planning Commission should not be expanding this surplus by adding more
retail space.

Capacity of Lawrence to Absorb a Second Home Improvement Center

The proposal to modifying the plan for Bauer Farms for the inclusion of a Lowe’s Home Improvement
Center is an example of predatory development. The Lawrence area, including all of Douglas County, is
only barely large enough to support one home improvement center. Adding a second home
improvement center will serve only to force the city’s existing home improvement center out of
business.

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

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



Ratio of Home Improvement Stores to Population and Homeowner Households

Kansas City and Lawrence

Kansas City Lawrence Lawrence with
Metropolitan Douglas Added
Area County Center
Home Depot Centers 16 1 1
Lowes Centers 3 1
Total Centers 19 1 2
Population 1,980,619 113,569
Owner households 538,827 24,800
Population:centers ratio 104,243 113,569 56,785
Owners:centers ratio 28,359 24,800 12,400
Recommendation

In order to stop the process of turning West 6" Street into a commercial strip, in order to not add to the
existing supply of surplus retail space, and to avoid predatory development that will waste the
taxpayers’ investment, LAN recommends against these three development proposals.

Sincerely,

Gwen Klingenberg
President — Lawrence Association of Neighborhoods



League of Women Voters of Lawrence-Douglas County
P.0. Box 1072, Lawrence, Kansas 66044

August 22, 2010 RECE,VED

Mr. Charles Blaser, Chairman

Members AUG 2 8 2010
Lawrence-Douglas County Planning Commission
City Hall Clty County Planning ofeq

wr
Lawrence, Kansas 66044 ence, Kansas

—

RE: ITEMs 1 ,2A & 2C: PLAN AMENDMENTS, REZONING TO CN2, AND REZONING TO RM24
Dear Chairman Blaser and Planning Commissioners:

We commend the staff for their careful analysis which led to the recommendation for denial of the
request for the plan changes to commercial land use on the northwest corner of Queens Road and 6"
Street and for their recommendation for denial of that request for rezoning to CN2.

However, regarding Item 2C, we are troubled by the staff recommendation for rezoning this 34-acre
single lot to the RM24 District as illustrated by the Concept Plan. Based on this Plan the rezoning
leads to the conclusion that the entire 34-acre lot (tract) will always be under one ownership. Single
ownership of one large lot is necessary here so that the driveways illustrated in the Concept Plan will
not constitute “shared” driveways between separate owners, and consequently will not be in violation
of the Subdivision Regulations regarding such driveways, as well as not conflict with the prohibition
on developing private streets in conventional districts. We question the wisdom of allowing the
residents of the 680 dwelling units (34 ac. x 20 du/ac.) access only to these three narrow private drives
which will be the total responsibility of a single private entity for their maintenance, repair, snow
removal, and access for police and fire protection.. .

We suggest that the public and this project would be better served if it were to be developed as a
Planned Development. At the very least, we ask that this 34-acre tract not be rezoned to RM24
separately, but rather, that it be platted in conjunction with the rezoning.

Thank you for considering our letter.

G sl

Alan Black, Chairman
Land Use Committee

LWV8-22- | 1, 2A&2C NW. of 6th&QueensLTRcorr ed FINAL wpd




Greg L. Musil

Polsinel IL/ (913) 234-7513

(913) 323-0453 Direct Fax

/ S u g h a r tpc gmusil@polsinelli.com

6201 College Boulevard, Suite 500
Overland Park, KS 66211

(913) 451-8788

Facsimile: (913) 451-6205
www.polsinelli.com

August 23, 2010

AND E-MAIL: smccullough@ci.lawrence.ks.us

Scott McCullough, Director -
City Hall, 6 E. 6th Street
P.O. Box 708

Lawrence, KS 66044-0708

Re: 6™ and Queens Planning Commission Items (Nos. 1, 2A, 2B and 2C)
Dear Scott:

As you know, I represent Pat Kelly, the owner of the property at 6™ and Queens that is
the subject of the above-referenced applications. These items are on the Lawrence Planning
Commission’s agenda for tonight,

Pursuant to our discussion late Friday, please accept this letter as a request from the Mr.
Kelly to continue these items to the September Planning Commission meeting. We know the
Commission has a full evening with the remaining item. More importantly, we just learned late
last week of the Lawrence Association of Neighborhoods’ opposition to Mr. Kelly’s application.
To ensure a full understanding of that opposition and provide an opportunity for discussion and
dialogue with LAN’s representatives, we are requesting a continuance. This morning I have
contacted by e-mail Ms. Gwendolyn Klingenberg to open that discussion. Mr. Kelly’s project is
intended to create a neighborhood with pedestrian friendly access to and from a bank and a small
retail site within the neighborhood. We believe it is worth pursuing a broader discussion of that
concept before presenting to the Planning Commission.

I understand this will be placed on the consent agenda for tonight’s meeting. Mr. Kelly
and I will plan on being present tonight if there is a need for our input.

Yours very truly,

Greg L. Musil

GLM:vh
Overland Park Kansas City St. Louis Chicago Denver Phoenix Washington, DC New York

2734150.1
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August 23, 2010
Page 2

cc: Mr. Pat Kelly (via e-mail)
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PLANNING COMMISSION REPORT
Regular Agenda — Public Hearing Item

ITEMNO. 2B: UR TO CO; 3.113 ACRES; NE CORNER W 6™ ST & STONERIDGE DR
(MKM)

Z-5-7-10: Consider a request to rezone approximately 3.113 acres from UR (Urban Reserve)
to CO (Office Commercial), located at the Northeast corner of W. 6™ Street and Stoneridge
Drive. Submitted by Olsson Associates for Pear Tree Village L.P., property owner of record.

STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for
approximately 3.113 acres from UR (Urban Reserve) to CO (Office Commercial), located at the
northeast corner of the intersection of W 6" Street and Stoneridge Drive, and forwarding it to
the City Commission with a recommendation for approval based on the findings of fact found in
the body of the staff report.

REASON FOR REQUEST
“The current UR zoning district only allows for agriculture uses. It (s our desire to
build a first class community on the proposed property.”

KEY POINTS

e This rezoning request is part of a development proposal which includes 1 lot, 34.57
acres, of multi-dwelling residential development; 1 lot, 3.158 acres, of commercial
development and 1 lot, 3.113 acres (the subject property), of office-commercial
development.

e The property is currently unplatted. Plats and site plans will be required prior to
development.

e The CO District is primarily an office district, but does permit limited commercial retail
uses.

GOLDEN FACTORS TO CONSIDER

CHARACTER OF THE AREA

e The principal character of this area as developed, or approved, is residential. Different levels
of development are present on the north and south sides of W 6" Street, a principal arterial
and State Highway. The area south of W 6" Street is mostly-developed with residential uses
and the area north of W 6™ Street is partially-developed with a church, a City water tower, a
few rural residences and two properties with development approvals for residential uses.

CONFORMANCE WITH HORIZON 2020
= The proposed rezoning request from UR to CO is generally consistent with land use
recommendations found in Horizon 2020 and specifically the Northwest Plan.

ASSOCIATED CASES/OTHER ACTION REQUIRED
PREVIOUS REZONING REQUESTS AND ACTION (all files have been closed due to inactivity):

o Z-02-07A-08: 6.99 acres from UR to RM12; (approved by City Commission on June 3, 2008.
Ordinances were not prepared for adoption as the applicant indicated they would be
revising the rezoning request. Applicant requested deferral on August 1, 2008).
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e Z-02-07B-08: 20.92 acres from UR to RM15 (approved by City Commission on June 3, 2008
Ordinances were not prepared for adoption as the applicant indicated they would be
revising the rezoning request. Applicant requested deferral on August 1, 2008).

e Z-01-07C-08: 7.23 acres from UR to CN2 (Planning Commission deferred action on this
rezoning to allow applicant time to resubmit on April 22, 2008. Applicant requested deferral
on August 1, 2008).

e Z-02-07D-08: Rezoning of 5.669 acres from UR to CO. (Planning Commission forwarded to
City Commission with recommendation for approval on April 22, 2008. City Commission
voted on June 3, 2008 to defer until associated rezoning for remainder of property has been
submitted. Applicant requested deferral on August 1, 2008).

e Z-05-11-08: Rezoning of 7.23 acres from UR to CO (replacing Z-02-07C-08) Deferred by
applicant prior to Planning Commission meeting.

ASSOCIATED CASES
e Current rezoning requests: Z-5-8-10: 3.158 acres from UR to CN2; Z-5-9-10: 34.527
acres from UR to RM24. These rezoning requests are also on the July Planning
Commission agenda for consideration.

OTHER ACTION REQUIRED
e City Commission approval of zoning requests and publication of zoning ordinances.

ACTION REQUIRED PRIOR TO DEVELOPMENT
e Submittal and Planning Commission of Preliminary Plat, City Commission acceptance of
dedications.
Submittal and approval of Public Improvement Plans.
e Submittal and administrative approval of final plat. Recordation of final plat with the
Douglas County Register of Deeds.
e Submittal and administrative review of site plans.

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING
e None

GENERAL INFORMATION
Current Zoning and Land Use: UR (Urban Reserve) District; agricultural uses.

Surrounding Zoning and Land To the west:
Use: e RS10 (Single-dwelling Residential) District; a church;
e GPI (General Public and Institutional Use) District; a
City water tower.

To the east:

e UR (Urban Reserve) District; A rezoning request to the
RM24 (Multi-dwelling Residential) District has been
submitted with this development proposal for the
property immediately to the east; undeveloped.

e Further to the east, beyond the project’s boundary, is
UR Zoning with detached dwellings.

To the north:
e UR (Urban Reserve) District; crop land. A rezoning
request to the RM24 (Multi-dwelling Residential)
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District has been submitted with this development
proposal for the property immediately to the north.
e Further to the north, beyond the project’s boundary, is
UR Zoning with agricultural uses. A residential
subdivision and rezoning were previously approved for
this property, but expired.
To the south:
¢ PRD (Planned Residential Development) District; Multi-
dwelling residences.
Project Summary
This request is to rezone the property in preparation for development consisting of multi-
dwelling residential, commercial and office-commercial uses. A rezoning request to the CO
District has been submitted for the subject property to allow the development of a bank in this
location, but other CO uses would be permitted if the request is approved.

REVIEW & DECISION-MAKING CRITERIA

1. CONFORMANCE WITH THE COMPREHENSIVE PLAN

Applicant’s Response:
“We believe that the office lot conforms with the Comprehensive Plan, Horizon
2020.”

The following statements are recommendations from Horizon 2020 regarding Commercial
Development and Neighborhood Commercial Centers. Staff comments follow, in /talics:

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, and common access drives. 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. (page 6-19)

Staff looks to the Northwest Plan for policy guidance for the subject property. The plan
designates the property for an office/residential mix, of which this request complies.

Section 20-209 of the Development Code states, “The CO, Office Commercial Zoning District, is
generally intended to function as a medium-intensity office zoning district. The district is
intended to prevent strip commercial development by allowing office uses but not allowing
other commercial uses and to serve as a land use buffer between arterial or collector streets
and residential neighborhoods.” Horizon 2020 recommends that strip commercial development
be avoided along W 6" Street.

Staff Finding -- The proposed rezoning request is in compliance with Horizon 2020 policies
and recommendations based on the ANorthwest Plan. The use, as restricted in the Development
Code, does not contribute to strip commercial development along W 6™ Street.

2. ZONING AND LAND USES OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING
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Property to the west of this development proposal is zoned GPI, and has been developed with a
City water tower; and RS10, developed with a church. Property adjacent to the subject property
on the east and north are part of this development proposal. These areas have an RM-24
rezoning request which is also being considered at the July Planning Commission meeting.
Property farther to the north, beyond this proposal, had a plat for single family and duplex lots
and zonings of RS7 and RM12D approved. The plat, Loges Addition, expired; therefore, the
zoning remains UR (Urban Reserve) and the land remains in agricultural uses. Property farther
to the east, beyond this development proposal contains existing residences along Queens Road
that are zoned UR. To the south, across W 6™ Street is property zoned PRD with a maximum
density of 12 units per acre which has been developed with 4 and 8-plex units (Alvadora).

Staff Finding -- The surrounding properties, beyond the limits of this development proposal,
are zoned for residential purposes, general public or institutional uses or have not yet been
rezoned for urban development. The immediate area is partially developed with St. Margaret’s
Episcopal Church and a City water tower to the west, and multi-dwelling residential
development to the south.

3. CHARACTER OF THE AREA
Applicant’s Response:
“We would like the character of the neighborhood to be upscale.”

The area contains W 6™ Street/Highway 40, which is designated as a principal arterial on the
Major Thoroughfares Map; K-10 Bypass, which is designated as a freeway on the Major
Thoroughfares Map; Queens Road, which is designated as a major collector on the Major
Thoroughfares Map; and Wakarusa Drive, which is designated as a principal arterial on the
Major Thoroughfares Map. The area north of W 6" Street is largely undeveloped at this time,
but there are several development proposals pending which have had rezonings and Preliminary
Development Plans approved. Figure 1 illustrates the location of existing and proposed
commercial development in the area.

The immediate area contains primarily residentially zoned property, or property which has not
yet been rezoned to an urban zoning district. The subject property is located between two
commercial nodes at the intersections of W 6" St and the K-10 Bypass and W 6™ St and
Wakarusa Dr. A Preliminary Development Plan for a Community Commercial Center under
400,000 sqg. ft (CC400) has been approved and is pending for the northeast corner of the
intersection of W 6™ Street and the K10 Bypass. The intersection of W 6™ Street and Wakarusa
Drive is developed with commercial uses, with the exception of a few pad sites on the 6™ and
Wak property and the Bauer Farm Planned Commercial Development, which is being developed
in phases and is currently partially developed. (Figure 2)

Staff Finding -- The subject property is located in a high traffic area with access restrictions,
along a principal arterial, W 6" Street/40 Hwy with intersecting collectors, Queens Road,
Stoneridge Drive and arterial streets, George Williams Way and Wakarusa Drive nearby. The
area is partially developed, with commercial uses either developed or approved at the W 6"
Street and K-10 Bypass and the W 6™ Street and Wakarusa Drive Intersections. The property
along W 6" Street between commercial areas near the K-10 Bypass and Wakarusa Drive is
zoned for residential uses or remains in the UR Zoning District pending development proposals.
Commercial development in the area, both current and approved, is in a nodal pattern.
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4. PLANS FOR THE AREA OR NEIGHBORHOOD, AS REFLECTED IN ADOPTED AREA
AND/OR SECTOR PLANS INCLUDING THE PROPERTY OR ADJOINING PROPERTY

The Northwest Plan recommends a multi-family/office mixed development in this area on the
future land use map (Figure 3).

Staff Finding -- The proposal is for office-commercial use in this area in combination with a
multi-family development as recommended in the Northwest Plan. The rezoning request, in
conjunction with the multi-dwelling rezoning to the east, is compliant with plans which have
been adopted for the area.

5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN
RESTRICTED UNDER THE EXISTING ZONING REGULATIONS

Applicant’s Response:
“The property is currently zoned UR, Urban Reserve, which only allows agriculture
uses. This area of the city is growing and agricultural uses do not meet the intent
of the Comprehensive Plan.”

The UR (Urban Reserve) District is a special purpose district which the Development Code
states is intended to provide a suitable classification for newly annexed land. The district is
intended to avoid premature or inappropriate development that is not well served by
infrastructure or community services. The only principal uses allowed in the UR District are crop
agriculture and any lawful uses in existence immediately prior to annexation. Rezoning is
necessary for the property to be used in any other manner. As infrastructure and community
services are available and a development proposal has been submitted, the UR District is no
longer appropriate for this property.

Staff Finding -- The property as zoned would allow for only crop agriculture. Given the
proximity to Highway 40/W 6™ Street and the K-10 Bypass, the availability of infrastructure and
community services, and the submittal of a development proposal the zoning of UR is no longer
appropriate.

6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED

Staff Finding — The property has never been developed but has been used for agricultural
purposes.

7. EXTENT TO WHICH REMOVAL OF RESTRICTIONS WILL DETRIMENTALLY
AFFECT NEARBY PROPERTIES

Applicant’s Response:
“We believe it will have no detrimental effect. To the contrary we believe it will
have a positive effect on nearby properties.”

The rezoning request would permit commercial/office development in the northeast corner of
the intersection of W 6™ Street and Stoneridge Drive. With previous rezoning requests in this
area, Neighborhood Associations in the area have expressed concern with the additional traffic
anticipated with new commercial development and the impact on the streets through their
neighborhood. Rezoning the subject property as commercial/office may increase the amount of
traffic generated; however, as the subject property is adjacent to collector streets and a
principal arterial which were designed for higher levels of traffic the additional traffic should not
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negatively impact the nearby properties. The subject property is located near the intersection of
W 6™ Street and Stoneridge Drive and traffic would not need to pass through the neighborhood
to access this property.

The Comprehensive Plan does not recommend commercial retail uses along W 6" Street, except
in nodal developments in order to avoid a ‘strip commercial’ development pattern along W 6"
Street. The rezoning would locate a small area of Office Commercial District, which permits
primarily office uses with limited retail, in a corner of an intersection of a principal arterial. The
Office Commercial District is intended to prevent commercial strip development.

Staff Finding — The inclusion of CO zoning in this area should not detrimentally impact nearby
properties.

8. THE GAIN, IF ANY, TO THE PUBLIC HEALTH, SAFETY AND WELFARE DUE TO
THE DENIAL OF THE APPLICATION, AS COMPARED TO THE HARDSHIP
IMPOSED UPON THE LANDOWNER, IF ANY, AS A RESULT OF DENIAL OF THE
APPLICATION

Applicant’s Response:

“We have already agreed to cooperate with the city with expensive road benefit
districts and sewer benefit districts.”

Evaluation of these criteria includes weighing the benefits to the public versus the benefits to
the owner of the subject property. Benefits are measured based on the anticipated impacts of
the rezoning request on the public health, safety and welfare. If the rezoning request were not
approved, the land would remain undeveloped.

If the rezoning request were not approved, the applicant could not develop the property with a
bank with a drive through, as planned. This would be a hardship given that the planning
documents lend support for this land use type and the owner should expect to implement the
plan through appropriate zoning.

Staff Finding — The denial would change the nature of the office use permitted in this area by
preventing the development of a bank with drive-thru teller lanes or a drive-up ATM. Given the
nature of the proposed adjacent RM24 District, the denial would have no positive benefit on the
public health, safety, or welfare.

9. PROFESSIONAL STAFF RECOMMENDATION

An independent Retail Market Impact Analysis is required per Section 20-1107(a) of the
Development Code for any proposed commercial development which could result in over 50,000
sg. ft. or more of additional floor area for retail businesses in the City. As the amount of
Commercial use is limited in the CO District to 10% of the total office space, it would not be
possible to develop 50,000 sq ft of retail business in this district; therefore, a Retail Market
Impact Analysis is not required.

The location of the office-commercial land use is compliant with the recommendations in
Horizon 2020 and the Northwest Plan. This area was planned as part of the Northwest Plan in
1997. The land use map (figure 3) shows that residential/office uses were recommended at this
location. The office use, in connection with the multi-family use being proposed to the north
and east, would constitute a mixed multi-family/office use. The Development Code indicates
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that the CO District is intended to prevent strip commercial development by allowing primarily
office uses with limited accessory retail uses.

The CO District permits very limited commercial uses along with office uses. Retail uses that are
permitted in the CO District in addition to office uses are listed below:
e Quality restaurant (limited to 10% of total office area)
Fast order food (limited to 10% of total office area)
Mixed media store (limited to 5000 sq ft)
Food and Beverage (limited to 10% of total office area)
Retail Sales General (limited to 10% of total office area)

If a 10,000 sq ft building were proposed for the subject property the following retail uses would
be possible:

e 1,000 sq ft could be developed as a quality restaurant,

e 1,000 sq ft could be developed as fast order food,

e 1,000 sq ft could be food and beverage sales, such as a grocery or convenience store,

and

e 1000 sq ft could be general retail sales.
If each of these uses were included, 4,000 sq ft of retail space could be included on this
property.

A mixed media store would also be permitted with a maximum floor area of 5000 sq ft. A mixed
media store is a sexually oriented business defined in Section 20-1761(5) as “An establishment
or business offering goods for sale or rent that is not a sex shop or sexually oriented media
store but where (i) more than 10 percent (10%) of the gross public floor area is devoted to
sexually oriented media, or (ii) more than 10 percent (10%) of the stock in trade consists of
sexually oriented media.” The size of the mixed media store is not dependent upon the size of
the office building or complex.

As mentioned earlier, the applicant intends to develop a bank with a drive-thru in this location.
If the Planning Commission finds that the retail uses and/or the drive thru is problematic at this
location, an alternative zoning district which permits banks but allows less commercial uses than
the CO District is the RMO District. However, as the RMO district does not permit drive-thrus,
drive-up ATMs, or night deposit windows, it is not seen as a suitable zoning district for most
banks. As banks with drive-thrus are not possible in the RMO District the CO District is the only
option for the applicant’s intended use. See Table 1 for a comparison of the uses permitted in
the RMO and the CO Districts.

Staff Finding

The proposed rezoning of the northeast corner of the intersection of W 6" Street and
Stoneridge Drive, to the CO District in combination with the rezoning request of the adjoining
property to the RM24 District is compliant with the recommendations in the Comprehensive Plan
and the Northwest Plan, therefore, Staff recommends approval of the rezoning request.



PC Staff Report — 08/23/10 Item No. 2B - 8
Z-5-7-10

*“—F_;ﬂ-L—j‘ f“: e, % o [ ]
' | CN2- 7

RM24-

Linear ft of
street frontage
(approximate):
CO—230 ft
CN2—260 ft

RM24—730 ft

Figure 1. Proposed development pattern along W 6™ Street, from applicant’s conceptual site
plan.
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Figure 2. General locations of commercial development in the area shown in red. Mercato Prellmlnary Development Plan
has been approved and PCD zoning is pending, Wal-Mart, Colonial Northeast (CN*) are established commercial
centers. Bauer Farm has an approved preliminary development plan, and is being developed in phases. CO zoned
properties shown in purple. Subject property is marked with an asterisk.
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The Northwest Area Proposed Land Uses
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Figure 3. Northwest Area Plan recommendation. Subject property, marked with
asterisk, is recommended for Office/m.f. mix.
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USES PERMITTED IN BOTH CO AND RMO DISTRICTS

Cco RMO

Cemeteries P P

Funeral & Internment P P

Minor Utility P P

Extended Care Facility, Ltd P P

Outpatient Care Facility P P

Health Care Office/Clinic P P

Passive Recreation P P

Nature Preserve P P

Religious Assembly P P

Admin & Pro. Office p P —no external ATMs, night drop windows
or drive thrus

Financial, Insurance & Real Estate P —no drive up ATMs, night drop windows

Services P or bank drive thrus; gross floor area limited
to 5000 sq ft;

Other Offices P P —no external ATMSs, night drop windows
or drive thrus

Veterinary P P

Social Service Agency P P

Communications Service Establishment P P

USES PERMITTED IN CO DISTRICT ONLY

Animal Sales & Grooming P

Fast Order Food P (area limited to 10% of total floor area/office; no drive-thru)

Private Dining Establishment P

Quality Restaurant P (area limited to 10% of total floor arealoffice; no drive-thru)

Business Support P

Food & Beverage P (area limited to 10% of total floor area/office)

Mixed Media P (area limited to 5,000 sq.ft.)

Retail Sales General P (area limited to 10% of total floor area/office)

College & University P

Small Recycling Center P
Postal & Parcel Service P
Public Safety P
School )

USES PERMITTED IN RMO DISTRICT ONLY
Personal Improvement P —no external ATMSs, night drop windows or drive thrus
Private Recreation P
Multi-Dwelling Structure P (must be mixed use.)
Cluster Dwelling P
Duplex P
Multi-Dwelling Structure P (must be mixed use.)

Zero Lot Line Dwelling
Assisted Living

Extended Care Facility, Gen
Boarding Houses/Cooperatives
Group Home, Ltd.

Adult Day Care Home

Bed & Breakfast P

Table 1. Permitted uses in the CO and RMO Zoning Districts. Residential uses are denoted by the yellow shading.
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