
 

 
 

9/24/12 @ 11:30am  
Updated: 

Added communications for the following items: 
Item 1 - CUP for Penny Sand Pit at N 1500 Rd & E 1850 Rd 
Item 2 - Rezoning 1674 N 1000 Rd 
Misc Item 1 - Text Amendment Initiation 
 
9/21/12 @ 5:00pm 
Added staff memo, revised staff report, & communications for: 
Item 1 - CUP for Penny Sand Pit at N 1500 Rd & E 1850 
Added communications for Item 4E - Preliminary Plat for Former Farmland Industries 
 
9/19/12 @ 4:45pm 
 
**The Wednesday, September 26th

 
 Planning Commission meeting has been cancelled** 

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION 
CITY HALL, 6 EAST 6TH

AGENDA FOR PUBLIC & NON-PUBLIC HEARING ITEMS 
 STREET, CITY COMMISSION MEETING ROOM 

SEPTEMBER 24 & 26
 

, 2012  6:30 - 10:30 PM 

GENERAL BUSINESS: 
 
PLANNING COMMISSION MINUTES 
 
Receive and amend or approve the minutes from the Planning Commission meeting of August 20, 
2012. 
 
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 by 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 COMMISSION’S DISCRETION 

REGULAR AGENDA (SEPTEMBER 24, 2012) MEETING 
PUBLIC HEARING ITEMS: 
 



ITEM NO. 1 CONDITIONAL USE PERMIT FOR PENNY SAND PIT; N 1500 RD & E 1850 
RD (MKM) 

 
CUP-12-00099: Consider a Conditional Use Permit for sand excavation and extraction for Penny Sand 
Pit, approximately 434 acres located on the NE Corner of N 1500 Road & E 1850 Road. Submitted by 
Landplan Engineering, for William Penny & Van LLC, property owners of record. Joint meeting with 
Eudora Planning Commission. 
 
ITEM NO. 2 A TO R-T; 31 ACRES; 1674 N 1000 RD (MKM) 
 
Z-12-00098: Consider a request to rezone approximately 31 acres from County A (Agriculture) to 
County R-T (Rural-Tourism Business), located at 1674 N 1000 Rd. Submitted by Mid-American 
Association for Autistic Training and Research (MAATR), for Marcus and Sandra Patton, property 
owners of record.  
 
ITEM NO. 3 VARIANCE FOR GRAND ADDITION NO. 2; 3400 & 3401 ALDRICH ST (SLD) 
 
MS-12-00092: Consider a variance associated with the Minor Subdivision for Grand Addition No. 2, 
from the 150’ right-of-way requirements in section 20-810 (e)(5) for an arterial street, Kasold Drive, to 
remain at 100’, and from section 20-811 (c) to require a sidewalk on the south side of Aldrich Street. 
A four-lot division located at 3400 and 3401 Aldrich Street. Submitted by Dean Grob for Jerry Willis, 
Grand, LLC, property owners of record.  
 
ITEM NO. 4A I-4 & VC TO UR-FP; 31.7 ACRES; N OF K-10 BETWEEN GREENWAY CIR & E 

1575 RD (SMS) 
 
Z-12-00119: Consider a request to rezone approximately 31.7 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – Floodplain 
Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20 (Former Farmland Industries property, N 
of K-10 between Greenway Circle & E 1575 Rd). Initiated by City Commission on 8/7/12.  
 
ITEM NO. 4B I-4 TO UR; 170.4 ACRES; N OF K-10 BETWEEN GREENWAY CIR & E 1575 

RD (SMS) 
 
Z-12-00120: Consider a request to rezone approximately 170.4 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 & NW1/4 Sec 
4-13-20 (Former Farmland Industries property, N of K-10 between Greenway Circle & E 1575 Rd). 
Initiated by City Commission on 8/7/12.  
 
ITEM NO. 4C I-4, I-1, A, & CC200 TO IG; 170.7 ACRES; N OF K-10 BETWEEN GREENWAY 

CIR & E 1575 RD (SMS) 
 
Z-12-00121: Consider a request to rezone approximately 170.7 acres (and adjacent highway r-o-w) 
from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) County Districts and CC200 
(Community Commercial Center) City District to IG (General Industrial) District, located in the NW1/4 & 
SW1/4 Sec 4-13-20 (Former Farmland Industries property, N of K-10 between Greenway Circle & E 
1575 Rd). Initiated by City Commission on 8/7/12.  
 
ITEM NO. 4D I-1, B-1, A, & IG TO IM; 59 ACRES; N OF K-10 BETWEEN GREENWAY CIR & 

E 1575 RD (SMS) 
 
Z-12-00122: Consider a request to rezone approximately 59.0 acres (and adjacent highway r-o-w) 
from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County Districts] and IG 
(General Industrial) District to IM (Medium Industrial) District, located in the SE1/4 Sec 5-13-20 & 



SW1/4 Sec 4-13-20 (Former Farmland Industries property, N of K-10 between Greenway Circle & E 
1575 Rd). Initiated by City Commission on 8/7/12.  
 
NON-PUBLIC HEARING ITEM: 
 
ITEM NO. 4E PRELIMINARY PLAT FOR FORMER FARMLAND INDUSTRIES; N OF K-10 

BETWEEN GREENWAY CIR & E 1575 RD (SMS) 
 
PP-12-00101: Consider a Preliminary Plat for the Former Farmland Industries property, an industrial 
subdivision containing 20 lots, 4 tracts and 4 greenway tracts. The property is located N of K-10 
between Greenway Circle & E 1575 Rd. Submitted by Bartlett & West, for City of Lawrence, property 
owner of record.  
 
RESUME PUBLIC HEARING: 
 
ITEM NO. 4F SPECIAL USE PERMIT FOR WESTAR SUBSTATION; N OF K-10 BETWEEN 

GREENWAY CIR & E 1575 RD (SMS) 
 
SUP-12-00100: Consider a Special Use Permit for a Westar substation to provide electricity to the 
Former Farmland Industries property and surrounding properties. The property is located N of K-10 
between Greenway Circle & E 1575 Rd. Submitted by Bartlett & West for Westar Energy.  The City of 
Lawrence is the property owner of record.  
 
 
MISCELLANEOUS NEW OR OLD BUSINESS 
 
MISC NO. 1              TEXT AMENDMENT INITIATION 
 
Information Item:  The City Commission, at their August 21, 2012 meeting, initiated the text 
amendments noted in the attached memo.  Staff will work to draft the code language and place each 
amendment on a future Planning Commission agenda. 
 
 
Consideration of any other business to come before the Commission. 
 
 
ADJOURN 
 
CALENDAR 
  

 

 
 
 
 
 
PCCM Meeting: (Generally 2nd

_____________________________________________________________________________ 
 Wednesday of each month, 7:30am-9:00am) 

Sign up to receive the Planning Commission agenda or weekly Planning Submittals via email: 
http://www.lawrenceks.org/subscriptions 
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PLANNING COMMISSION MEETING 
August 20, 2012 
Meeting Minutes DRAFT 
______________________________________________________________________ 
August 20, 2012 – 6:30 p.m. 
Commissioners present: Belt, Blaser, Britton, Culver, Hird, Lamer, Liese, von Achen 
Staff present: McCullough, Stogsdill, Day, Larkin, Leininger, M. Miller, Stoddard, Ewert 
______________________________________________________________________ 
 
MINUTES 
Receive and amend or approve the minutes from the Planning Commission meeting of July 23, 2012. 
 
Motioned by Commissioner Hird, seconded by Commissioner Culver, to approve the July 23, 2012 
Planning Commission minutes.  
 

Motion carried 7-0-1 with Commissioner Belt abstaining. 
 
COMMITTEE REPORTS 
Receive reports from any committees that met over the past month. 
 
Commissioner Blaser said the Metropolitan Planning Organization (MPO) met last week and reviewed 
the Transportation Improvement Program (TIP). He said the funding for Cottonwood Inc, Bert Nash, 
Douglas County Senior Services, and Independence Inc were added for transportation. He also 
stated volunteers were needed for the annual bicycle/pedestrian count in September. 
 
EX PARTE / ABSTENTIONS / DEFERRAL REQUEST 

• No ex parte. 
• Abstentions: 

Commissioners Britton and von Achen both said they would abstain from Item 5. 
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ITEM NO. 1 CONDITIONAL USE PERMIT FOR CREEKWOOD LAWN; 1753 N 700 RD 

(SLD) 
 
CUP-12-00030: Consider a Conditional Use Permit for a truck storage facility for Creekwood Lawn, 
located at 1753 N 700 Road. Submitted by Shelby Franklin, property owner of record. Joint meeting 
with Baldwin City Planning Commission.  
 
STAFF PRESENTATION 
Ms. Sandra Day presented the item. 
 
APPLICANT PRESENTATION 
Mr. Shelby Franklin was present for questioning.  
 
PUBLIC HEARING 
No public comment. 
 
COMMISSION DISCUSSION 
Commissioner Hird said he was concerned with limiting the duration of Conditional Use Permits, 
particularly where a business was trying to obtain financing for an activity. He said a Conditional Use 
Permit that could expire prior to the end of the term of financing could become problematic from a 
banking standpoint. He said he would support the staff recommendation but in general was very 
reluctant to endorse a Conditional Use Permit with a short fuse on it. 
 
Mr. Franklin said he was requesting the Conditional Use Permit due to financing reasons. He said the 
five year time duration was doable. 
 
ACTION TAKEN 
Motioned by Commissioner Blaser, seconded by Commissioner Hird to approve the Conditional Use 
Permit for a Truck/Equipment Storage Facility and forwarding of it to the County Commission with a 
recommendation for approval, based upon the findings of fact presented in the body of the staff 
report, and subject to the following conditions: 

 
1. Provision of a note on the face of the site plan stating, “The Conditional Use Permit shall expire 

on December 31, 2017.” 
2. Provision of a revised site plan to include the following changes:   

a. Show proposed electrical service to the existing building. 
3. The applicant shall obtain from Douglas County a building permit as a condition of continued 

operation.  
4. The applicant shall provide a revised site plan drawing to include the following information: 

a. The limits of the floodplain need to be clearly shown and labeled on this site plan. 
b. Note identifying the base flood elevation. 
c. Note listing the floodplain panel number. 
d. Note showing the current effective date (08-05-2010). 

5. The applicant shall obtain from Douglas County a local floodplain development permit. 
6. The applicant shall provide the following information for submission to the State Historic 

Preservation Officer: 
a. Cover letter requesting review by the SHPO under K.S.A. 75-2724 
b. Written description of the project 
c. Location map showing the listed property and the location of the project 
d. Photos of the site and photos of the view to and from the listed property 
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  Unanimously approved 8-0. 
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ITEM NO. 2 IG TO CS; .25 ACRES; 444-446 LOCUST ST (MJL) 
 
Z-12-00020: Consider a request to rezone approximately .25 acres from IG (General Industrial) to 
CS (Strip Commercial), located at 444 - 446 Locust Street. Submitted by Tiburcio J. Reyes Sr., 
property owner of record. 
 
STAFF PRESENTATION 
Ms. Michelle Leininger presented the item. 
 
APPLICANT PRESENTATION 
Mr. Tiburcio Reyes was present for questioning.  
 
PUBLIC HEARING 
No public comment. 
 
ACTION TAKEN 
Motioned by Commissioner von Achen, seconded by Commissioner Britton, to approve the request to 
rezone approximately .25 acres, from IG (General Industrial) District to CS (Commercial Strip) 
District based on the findings presented in the staff report and forwarding it to the City Commission 
with a recommendation for approval. 
 
  Unanimously approved 8-0. 
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ITEM NO. 3 PRD & CO TO RM24; 11.93 ACRES; 525 CONGRESSIONAL DR (SLD) 
 
Z-12-00029: Consider a request to rezone approximately 11.93 acres from PRD (Planned 
Residential Development) and CO (Office Commercial) to RM24 (Multi-Dwelling Residential), located 
at the northwest corner of W. 6th

 

 Street and Congressional Drive and currently addressed as 525 
Congressional Drive. Submitted by Paul Werner Architects, for M & I Regional Properties LLC, 
property owner of record. 

STAFF PRESENTATION 
Ms. Sandra Day presented the item. 
 
APPLICANT PRESENTATION 
Mr. Paul Werner, Paul Werner Architects, agreed with the staff report and was present for any 
questions.  
 
PUBLIC HEARING 
No public comment. 
 
ACTION TAKEN 
Motioned by Commissioner Lamer, seconded by Commissioner Belt, to approve the request to 
rezone approximately 11.93 acres, from PD [Village Meadows]-Planned Residential Development 
District and CO (Commercial Office) to RM24 (Multi-Dwelling Residential) District based on the 
findings presented in the staff report and forwarding it to the City Commission with a 
recommendation for approval. 
 

Unanimously approved 8-0. 
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ITEM NO. 4 PRELIMINARY PLAT FOR GATEWAY ADDITION; 880 HWY 40 (MKM) 
 
PP-5-6-12: Consider a Preliminary Plat for Gateway Addition, a 6 lot subdivision containing 
approximately 146 acres,  located at 880 Hwy 40 (NW quadrant of the intersection of W. 6th

 

 St/Hwy 
40 & Kansas Hwy 10 (K-10). Submitted by Landplan Engineering, for Hanover Place, L.C. and 
Tanglewood, L.C., property owners of record.  

STAFF PRESENTATION 
Ms. Mary Miller presented the item. 
 
Commissioner Liese asked if the Planning Commission should consider the League of Women Voters 
recommendations. 
 
Ms. Miller said the Planning Commission could take them into account.  
 
APPLICANT PRESENTATION 
Mr. Chris Storm, Landplan Engineering, was present for questioning. 
 
PUBLIC COMMENT 
Mr. Shane Kahle

 

 said overall he was pleased with the meetings with staff to work on the project. He 
said the neighbors still had a few concerns such as the true defined buffer space, the type of 
buffering that would be used, hours of construction, and the impact of the day to day routine. He 
felt it was a positive project as long as the neighbors concerns were taken into consideration. 

Commissioner Belt asked if Mr. Kahle was asking for more time and input or if he was satisfied with 
the current version of the plat. 
 
Mr. Kahle felt more time was always better. He wanted to be sure the neighbors concerns were 
adequately addressed.  
 
COMMISSION DISCUSSION 
Commissioner Belt asked what would happen with the plat if the project did not move forward. 
 
Mr. McCullough said this was just a preliminary plat and there were other development steps. He 
said the rezoning would have to be approved by City Commission first. He stated the mayor and City 
Commission have been very vocal in wanting to know they have a specific project before 
development approval. He said at some point the land would be platted and zoned regardless of 
what the project was.  
 
Commissioner von Achen inquired about access to homes. 
 
Ms. Miller said there was a temporary cul-de-sac to the north that serves the houses and it would be 
removed when Aldersgate was constructed to the area. 
 
Commissioner von Achen inquired about increased traffic. 
 
Mr. McCullough said that was a concern the neighbors raised and there wasn’t a perfect answer 
other than staff would look at any and every tool possible, but that traffic could not be restricted on 
a public road to the north. He said the intention was to do everything possible to deter traffic away 
from that property to the north. 
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Commissioner von Achen inquired about the Baldwin Creek change of alignment.  
 
Mr. McCullough said it was an intermittent creek that does not have water in it all the time. He said 
it was an engineered system so it would not be seen until, and if, it opens up in certain areas. He 
said it was discussed opening it up as it reaches the property and then flowing into the 
detention/retention pond. 
 
Mr. Storm said he had been working closely with the City Stormwater Engineer on the sizing and 
planning for the stormwater. He said it would be difficult to have an open channel due to the 
location of gas lines but that they were still in the process of looking at it.   
 
Commissioner von Achen inquired about the distance that the creek would run underground. 
 
Mr. Storm said somewhere around 1,500 feet. He said they were making sure it was properly sized 
so there would not be concerns with flooding.  
 
Commissioner Blaser inquired about any costs to the church. 
 
Mr. McCullough said KDOT was currently designing that stretch of 6th

 

 Street and that negotiation 
would primarily be between the church and KDOT.  

Commissioner Culver applauded the neighbors for continuing to voice their input and applauded staff 
in working with the neighborhood and developers. He also thanked the developers for being willing 
to adjust the plan to address concerns.  
 
ACTION TAKEN 
Motioned by Commissioner Culver, seconded by Commissioner Blaser, to approve the Gateway 
Addition Preliminary Plat subject to the following conditions: 

1. Provision of a revised plat with the following changes: 
a. Addition of a note stating that additional right-of-way or easement for Hwy 40/W. 6th

b. Show access restriction along Hwy 40/W. 6

 
Street will be dedicated with the final plat if it is determined to be necessary for planned 
KDOT improvements.   

th

c. Show the following access restrictions on Aldersgate: 300 ft from the perpendicular curb 
face of an intersecting arterial street and 250 ft from the perpendicular curb face of an 
intersecting collector or local street.   

 Street along all of the frontage not identified 
as access points. 

d. Address to the City Utility Engineer’s satisfaction the technical comments provided by the 
City Utility Engineer in relation to water lines and sanitary sewer improvements. 

2. Provision of a revised DSSA with the revisions noted in the staff report, per City Utilities 
Engineer approval. 

 
Commissioner Hird said he would vote in favor of the motion but was concerned about the adequacy 
of egress and ingress for the project. He hoped it could be addressed as the project moved forward. 
He also agreed with Commissioner Culver’s comment about the neighbors working hard with staff 
and developers in a cooperative manor.  
 
Commissioner von Achen said she would vote in favor but was concerned about Horizon 2020 stating 
non-structural or natural approaches should be used for stormwater management systems design. 
She did not feel that was being done with this project.  
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Commissioner Lamer said he would vote in favor but had concerns about the channelization of the 
stream and encasement of the stream. He said he would like to see staff come back and explain at 
some point what alternatives were considered for this project.  
 
Mr. McCullough said it was not atypical in a non-residential development to do exactly what was 
proposed with this project with an engineered solution to stormwater. He said laying down 
impervious materials would generate an increase in runoff and it would need to be accounted and 
accommodated for. He said this type of engineered encased structure was a common way to resolve 
issues. He said there were other green infrastructure ways to resolve issues. He said with this 
project the engineered solution was a concept that allowed for parking at the site and that parking 
was an element that would be needed. He said this solution was a way to accommodate both 
parking and stormwater.  
 
Commissioner Britton asked if this approach was inconsistent with the Horizon 2020 language 
Commissioner von Achen mentioned. 
 
Mr. McCullough said they try and meet the Horizon 2020 goals and policies when possible. He 
mentioned next month they would see a plat for the former Farmland Industries where they had the 
luxury of having the space available to do some unique green infrastructure in terms of stormwater. 
He said even grass and water was still an engineered structure, just not encased with parking over 
the top. He did not feel it was inconsistent because the Codes allow for it.  
 
 
  Unanimously approved 8-0. 
 



DRAFT PC Minutes  
August 20, 2012 

Page 9 of 14 
PC Minutes 8/20/12 DRAFT 
ITEM NO. 5 TEXT AMENDMENT TO THE LAND DEVELOPMENT CODE; HOSPITAL USE 

(SLD) 
 
TA-12-00023: Consider a Text Amendment to the City of Lawrence Land Development Code to 
amend uses in the Hospital (H) District, to change all P uses (Permitted Uses), except for the 
Hospital Use, to A uses (Accessory Uses) to identify the Hospital use as the only principal use in this 
district and all other uses allowed in this district to be accessory to the this principal use. Requested 
by Lathrop & Gage LLP, on behalf of Lawrence Memorial Hospital. Initiated by City Commission on 
August 14, 2012. 
 
STAFF PRESENTATION 
Ms. Sandra Day presented the item. 
 
APPLICANT PRESENTATION 
Mr. David Waters, Lathrop & Gage LLP, was present for questioning.  
 
PUBLIC HEARING 
No public comment. 
 
COMMISSION DISCUSSION 
Commissioner Blaser asked if they were initiating or taking action. 
 
Mr. McCullough said City Commission initiated the text amendment and that Planning Commission 
would make a recommendation. 
 
Commissioner Culver asked if there were any existing sites with the permitted use that would have a 
negative impact to change it to an accessory use. 
 
Mr. McCullough said the Hospital use was only allowed in the H district and that there was only one 
property zoned Hospital. He said some of the uses being changed to accessory were permitted in 
other districts but that the Hospital use was only permitted in the Hospital district. 
 
Commissioner Belt inquired what the advantage to changing to passive recreation would be. 
 
Mr. McCullough said there would need to be a request for the Hospital district and that would be 
with the request for a new hospital within the community. He said the hospital was the primary use. 
He said it was unique and not the typical zoning. He said in this scenario any request with the H 
district would come along with community discussion about a hospital use. 
 
Commissioner Hird said he had no problem with the proposed text amendment but wished Lawrence 
Memorial Hospital would have used a local attorney for the local hospital. 
 
ACTION TAKEN 
Motioned by Commissioner Hird, seconded by Commissioner Blaser, to approve the proposed text 
amendment and forward the recommendation for approval of TA-12-00023 to the Land Development 
Code to the City Commission with a recommendation for approval. 
 
 Motion carried 6-0-2, with Commissioners Britton and von Achen abstaining. 
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ITEM NO. 6 REDEVELOPMENT PLAN; 9TH

 
 & NEW HAMPSHIRE ST 

Consider making a finding that the Redevelopment Plan for the proposed redevelopment at 9th

 

 and 
New Hampshire is consistent with the City’s comprehensive plan.  

STAFF PRESENTATION 
Commissioner Belt said he had an ex parte conversation with Ms. Leslie Soden before the meeting. 
 
Ms. Diane Stoddard, Assistant City Manager, presented the item. 
 
Commissioner Liese inquired about what they should be focusing on. 
 
Mr. McCullough said Ms. Stoddard’s report outlined the specific scope of Planning Commission’s 
responsibility which was land use and Horizon 2020 policies as they relate to downtown 
development. 
 
Mr. Bill Fleming, Treanor Architects, said they scaled back the height of the building to accommodate 
some of the neighborhood requests. 
 
PUBLIC HEARING 
Ms. Leslie Soden

 

, President of East Lawrence Association, said height and public financing were the 
main concerns of the neighborhood. She said Historic Resources Commission has denied this three 
times as damaging the historic environs of the North Rhode Island National Historic District. She said 
a petition was distributed in the Spring and in one week they gathered 179 signatures supporting 
Historic Resources Commission’s decision that the building was too tall. She said Horizon 2020 
specifically says sensitivity shall be given to important architectural historical elements. She said the 
League of Women Voters letter discussed public financing and the East Lawrence Association was 
also opposed to public financing for the project. She said public financing for a chain hotel that 
created temporary construction jobs and low wage part-time service jobs was not something public 
financing should be used for. She said millions of public financing already went into Oread Hotel so 
creating a competing publically financed hotel was a bizarre form of economic development. She 
stated if a business plan could not succeed without public finance than most people would change 
the business model so that it would work. She did not feel public financing to guarantee a return on 
investment was not an appropriate use of public funding. 

Commissioner Liese asked if they were talking about the district tonight, not a specific project. 
 
Mr. McCullough said the redevelopment plan had to be detailed enough so that they had enough 
information to judge whether it met the Comprehensive Plan. He said they knew a lot about the 
mixed use building and knew enough about the Salvation Army and Arts Center site to know how it 
would likely develop. He said Planning Commission needed to look at the development plan and 
policies and then move forward with their finding. He stated Historic Resources Commission had a 
narrow view and made a determination which stands as damaging the environs of the North Rhode 
Island District. He said past that the process involves an appeal to City Commission. He said City 
Commission had a different look at historic issues and had to make determinations based on the 
feasibility of the project and whether there were feasible and prudent alternatives to the project. He 
said that project ran its course with City Commission and they found there were no feasible and 
prudent alternatives so the project was allowed to move forward to this point. He said Planning 
Commission needed to look at the project overall with that information and decisions made. 
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Ms. K.T. Walsh, East Lawrence Neighborhood Association, asked if they were discussing the 
development proposal from 9th

 

 Street south. She asked if they were ignoring the north side 
completely tonight. 

Mr. McCullough said yes. 
 
COMMISSION DISCUSSION 
Commissioner Hird said Planning Commissions job was not to decide whether this should receive 
public funding because that was not within their purview. He said Planning Commissions scope was 
to decide whether the project, including the architectural aspects, was consistent with Horizon 2020. 
He said there were three references to Horizon 2020 in the staff report. He wondered why the 
portion Ms. Soden cited, regarding the architectural aspect, was not in the staff report. 
 
Ms. Soden said it was in the staff report. 
 
Commissioner Belt said in the staff report there was a bit of a liability disclaimer in terms of focusing 
Planning Commission on a specific charge. He wondered if they would see more of these in the 
future because it would simplify the report and remind them of what they are doing every time. 
 
Mr. McCullough said typically Planning Commissions charge was broader than this. 
 
Commissioner Britton inquired about Horizon 2020 and project financing. 
 
Mr. McCullough said there were encouragements of using incentives but it doesn’t necessarily get 
into details about which one to use. 
 
Commissioner Britton asked who was offering the incentives. 
 
Mr. McCullough said in this case it would be the City offering an incentive package for the new hotel. 
 
Commissioner Britton asked if the sentiment was still that the financing scenario for this project did 
not fall under those kinds of incentives. 
 
Mr. McCullough said it could. 
 
Commissioner Britton asked if they should be looking at this being an appropriate incentive. 
 
Mr. McCullough said he did not know he would go to that great of detail with it, he did not think that 
was what this was saying. He did not believe that Planning Commission was to judge whether this 
was the appropriate incentive to use. He said what was highlighted in the policy was that incentives 
were appropriate for certain types of development and that City Commission was entertaining the 
incentives. 
 
Commissioner Britton said when he originally read in the staff report ‘Offer appropriate incentives for 
desired tourism development’ he assumed that this development would be preserving downtown.  
 
Mr. McCullough said of the three items listed under Conformance with the Comprehensive Plan the 
other two were directly linked to the physical redevelopment plan. He said the development was a 
mixed-use development and was infill.  
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Commissioner Liese said he saw Commissioner Britton’s point but he read it differently. He read it as 
Horizon 2020 saying it was good to offer appropriate incentives. He felt it was up to the legislatures 
to decide if the incentives were appropriate. He said the concept was one they should be thinking 
about not the dollars. 
 
Commissioner Britton said he thought they read number three the same way. He said he read it 
whether the development offered incentives, not whether the City’s incentives were appropriate. 
 
Commissioner Blaser asked for clarification on what was considered an extended stay hotel. 
 
Mr. Fleming said it generally had a few more amenities, such as refrigerator, stove, or kitchenette 
area so that people could prepare meals in the room if they wanted to. He said the idea was for 
people to stay typically 30 days or more. 
 
Commissioner Blaser said an extended stay hotel was not something he would consider as a draw 
for tourism, especially since most tourists would not stay for 30 days. 
 
Mr. McCullough said a big part of the TIF redevelopment plan was the Arts Center development that 
was supported by the policy of looking for ways to encourage tourism. He said the extended stay 
hotel would support tourism. 
 
Commissioner Hird did not think it was within their purview to decide if financing was appropriate or 
not. He said it was important to him that it was an infill development because he would rather have 
an extended stay hotel in downtown where the people would be dining and shopping to support 
downtown, as opposed to being on the western fringes of the city. He said he was not convinced it 
was a tourist destination but considering it in conjunction with the first two standards that it 
supports downtown and was an infill development, it was persuasive that it was in conformance with 
the long term plan. He said he would leave it up to City Commission to debate the merits of 
financing. He stated given the narrow scope of Planning Commission he would support the staff 
recommendation. 
 
ACTION TAKEN 
Motioned by Commissioner Hird, seconded by Commissioner Blaser, to make a finding that the 
proposed plan for the redevelopment of the south portion of the Ninth and New Hampshire Project is 
consistent with the comprehensive general plan, Horizon 2020. 
 
Commissioner Liese said they didn’t know that it wouldn’t encourage tourism and felt it could be a 
less expensive alternative to the Oread Hotel which may be desirable to tourists.  
 
Mr. Fleming said they did a consultant study which provided data and assumptions. He said the data 
was based on a room rate of about $93 a night. 
 
Commissioner Liese said that would be about the same as the Oread Hotel. 
 
Commissioner Belt asked if there were any other extended stay hotels in Lawrence. 
 
Mr. Fleming said the Eldridge Hotel had a few extended stay type rooms. 
 
Commissioner Liese asked who wrote in the staff report that an extended stay property would be a 
new product for Lawrence.  
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Ms. Stoddard said she drafted that language. 
 
Commissioner Blaser said the new hotel by Hallmark Cards had all the same amenities that Mr. 
Fleming described as being in an extended stay. 
 
Commissioner von Achen asked Ms. Stoddard to comment about the concern from the historical 
perspective of this hotel and the position the City was taking on it. 
 
Ms. Stoddard said there were very specific legal steps that the City took. She said City Commission 
made a finding that there were no reasonable and prudent alternatives to the developer’s proposal 
related to that site. She said in general City Commission was very cognizant of the historic nature of 
downtown and preserving downtown as a whole. She said they have been favorable toward the 
project as it relates to the first two items stated in the staff report. She said bringing additional 
development downtown would create a synergy of people to shop and utilize restaurants which 
would create economic activity for the long term and help preserve the community. 
 
Commissioner Lamer addressed the three points in the staff report. He said preserving downtown as 
a mixed-use activity center was accomplished by this project. He said part of the key to having a 
mixed-use activity center was increasing the levels of density so he supported the project for that 
reason. He also felt it conformed to the comprehensive plan. He felt this was an appropriate location 
for infill. He said regarding appropriate incentives he did consider the incentive package put before 
the City. He said to his understanding it was a pay-as-you-go tax increment financing tool which was 
different than if they had come forward with some other type of incentive request such as a real 
property tax abatement.  
 
Commissioner Culver asked if the two areas to the north and south would be treated independently 
ongoing.  
 
Ms. Stoddard said there would be an overarching redevelopment agreement that would address the 
entire district. She said the only thing that would happen with having them on two different time 
frames was that the developer had an incentive to wait until they were ready to proceed with the 
north project, in a closer timeframe, before they would bring a redevelopment plan forward. She 
said the 20 year clock on the tax increment financing district would begin when a redevelopment 
was approved by City Commission. She said one could be on a 20 year tract and the other on a 
separate 20 year tract, a few years apart from each other. 
 
Commissioner Culver said based on the relevant items presented in the staff report he would support 
the motion because he felt it conformed to the comprehensive plan. 
 
Commissioner Britton said he was sensitive and sympathetic to Ms. Soden’s concerns but felt 
accommodations had been made even if they were not to everybody’s satisfaction. He felt the 
financing incentives were appropriate as discussed by Commissioner Lamer. He said he would 
support the motion. 
 
Commissioner Blaser said he agreed with everything that had been said but felt the incentives were 
to attract tourism, not to incent the developer. He said a small grocery store would be a larger 
incentive for downtown. He said he would support the motion. 
 
Commissioner Liese thanked Ms. Soden for voicing her opinion this evening. He said he would 
support the motion based on the comments already made by Commissioner Lamer.  
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Commissioner Belt said he appreciated the neighborhood, applicant, and staff efforts to make sure 
this was the best possible project, specifically on the south side.  
 
 
 Unanimously approved 8-0. 
 
 
 
 
 
 
 
MISCELLANEOUS NEW OR OLD BUSINESS 
 
 
Consideration of any other business to come before the Commission. 
 
Commissioner Liese asked the Planning Commissioners to check the Mid-Month calendar for dates 
and topics and that they were mandatory meetings. 
 
 
ADJOURN 8:40pm 



 
2012 

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION  
MID-MONTH & REGULAR MEETING DATES 

 
Mid-Month 
Meetings,  

Wednesdays 
7:30 – 9:00 AM 

 

Mid-Month Topics Planning Commission 
Meetings  
6:30 PM, 

Mon    &  Wed 

Jan 11 Industrial Districts TA Jan 23 Jan 25 
Feb 8 Agritourism Feb 27 Feb 29 
Mar 14 Northeast Sector Plan Mar 26 Mar 28 
Apr 11 "Planning for Planning: What we need to do at our upcoming orientation." Apr 23 Apr 25 
May 9  APA Conference follow-up May 21 May 23 
Jun 13  Jun 25 Jun 27 
Jul 13 PC Orientation – all day Friday Jul 23 Jul 25 
Aug 8 Legal Review – Start at 8:00AM Aug 20 Aug 22 
Sep 12 Comprehensive Plan – What’s it all about & review of Goals and Policies Sep 24 Sep 26 
Oct 10 Development Review Process Elements of a Site Plan Oct 22 Oct 24 

---   Nov 12 Nov 14 
---   Dec 10 Dec 12 

 
  

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 – what do other states do? 
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 
2010 Census Data 
Oread Overlay Districts 
KDOT 5-County Regional Transportation Study 
US40/K-10 Area Transportation Plan 
Water/Wastewater Master Plan Update 

 
Meeting Locations 

 
The Planning Commission meetings are held in the City Commission meeting room on the 1st floor of City Hall, 6th & 
Massachusetts Streets, unless otherwise noticed. 
 

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

  Revised 7/20/12 

http://www.lawrenceks.org/pds�
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Memorandum 
City of Lawrence  
Planning & Development Services 
 
TO: Planning Commission 

 
CC: Scott McCullough, Director of Planning and Development Services 

Sheila Stogsdill, Assistant Planning Director 
 

FROM: Mary Miller, City/County Planner 
 

Date: September 21, 2012 
 

RE: ITEM NO. 1: CONDITIONAL USE PERMIT FOR PENNY SAND PIT; N 
1500 RD & E 1850 RD (MKM) 
For September 24, 2012 Planning Commission meeting 
 

 
Two errors were identified in the staff report for the CUP referenced above. Changes 
have been made and the corrected staff report placed in the Planning Commission 
agenda packet.  The following changes were made to Section VI of the report (Page 
10): 

1. The applicant’s response to the factor “RELATIVE GAIN TO THE PUBLIC HEALTH, 
SAFETY AND WELFARE BY THE DESTRUCTION OF THE VALUE OF THE 
PETITIONER’S PROPERTY AS COMPARED TO THE HARDSHIP IMPOSED UPON 
THE INDIVIDUAL LANDOWNERS” was corrected. Staff had inserted the wrong 
response for this question.  The corrected response is: 
“No identifiable gain will result by denial of this request; no identifiable hardship 
will result from its approval.” 
 

2. The first paragraph in Section VI was revised. This paragraph incorrectly noted 
that the subject property was located outside the Eudora Wellhead Protection 
Zone. The property had been identified as being within the western reaches of 
the Protection Zone on Page 7 of the staff report, under the heading “Proposed 
Uses” and in Figure 3. The revised language is: 
“Evaluation of the relative gain weighs the benefits to the community-at-large vs. 
the benefit of the owners of the subject property. There are many factors to 
consider when locating a sand pit, and this location meets the geographic criteria 
of being outside the FAA 10,000 ft wildlife mitigation area, has good access to 
the arterial roadway system, and is in a lowly populated area. Denial of the 
request for a Conditional Use Permit would affect the individual landowner by 
prohibiting the use of the property for the off-river sand dredging pit.”  
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PLANNING COMMISSION REPORT 
Regular Agenda  

Joint Meeting with Eudora Planning Commission 
 

PC Staff Report 
09/24/12 (Corrected) 
ITEM NO. 1: CONDITIONAL USE PERMIT FOR PENNY SAND PIT; N 1500 RD & E 1850 
RD (MKM) 
 
CUP-12-00099: Consider a Conditional Use Permit for sand excavation and extraction for Penny 
Sand Pit, approximately 434 acres located on the NE Corner of N 1500 Road & E 1850 Road. 
Submitted by Landplan Engineering, for William Penny & Van LLC, property owners of record. Joint 
meeting with Eudora Planning Commission. 
 
STAFF RECOMMENDATION:  Staff recommends approval of the Conditional Use Permit for 
Penny Sand Pit and forwarding it to the Board of County Commissioners with a recommendation 
for approval based on the findings of fact found in the body of the staff report subject to the 
following conditions: 

1) The approval is contingent upon the issuance of all State and/or Federal permits which are 
required for this operation including the Army Corps of Engineers.  

2) An agreement designating responsibility for the ongoing maintenance of the berms to the 
property owner shall be executed and recorded with the Register of Deeds prior to the release 
of the CUP plans to the Zoning and Codes Office. A copy of the agreement shall be provided to 
the Planning Office for the file. 

3) A copy of the easement for the off-site access drive shall be provided to the Planning Office for 
the file prior to the release of the CUP plans to the Zoning and Codes Office. 

4) The applicant shall obtain a Flood Plain Development Permit from the Director of Zoning and 
Codes prior to the release of the CUP plans. 

5) The reclamation plan shall be revised with the following changes prior to release of the CUP 
plans: 
a. The plan shall note the requirement that the lake that is being created will have a varied 

shoreline and will appear natural in appearance. 
b. The plan shall note that the intended use of the lake, when mining and reclamation is 

complete, is to be a recreational feature.  
c. The plan shall note the maximum slope of the lake shoreline for a specified depth to insure 

that the slopes are of a grade that it would be possible for a person or animal that 
accidentally entered the lake to exit. 

d. The plan shall explain the sequential nature of the reclamation process; that overburden 
produced in one phase will be used to reclaim previously excavated areas. 

e. The reclamation plan shall note that topsoil will be placed over the overburden in areas that 
are to be reclaimed as farmland, shoreline, or berms.  If topsoil is to be stockpiled and 
stored it must be vegetated to prevent erosion. 

6) The applicant shall submit a revised CUP plan with the following changes:  
a) A detailed landscaping plan for the buffer area surrounding the McElwee house will be 

submitted. 
 



PC Staff Report – 9/24/2012   
CUP-12-00099      Item No. 1-2 

b) The Book and Page number of the recorded easement for the off-site access road shall be 
noted on the CUP plan. 

c) The ownership shall be noted as Van, LLC as well as Penny’s Concrete Inc. on the CUP plan. 
d) The on-site residential structure on the east side of the property will be shown on the CUP 

plan as on the reclamation plan. 
e) If stockpiling of overburden is to occur on the subject property, the CUP or operation plan 

should note the maximum height and approximate location. The stockpiles should be placed 
as far from the existing residences as possible. 

f) List the following CUP conditions on the plan:  
i. Hours of operation are 6:30 AM to 6:30 PM, Monday through Friday. No removal, transfer, 

or placement of overburden is permitted outside these operating hours; however dredging 
and extraction of sand may exceed these hours when necessary. 

ii. The approval for this Conditional Use is valid for 30 years. An extension request for the 
CUP must be submitted prior to the expiration date or a new CUP application must be 
submitted. The Zoning and Codes office shall conduct 5 year administrative reviews to 
insure compliance with the CUP, operation, and reclamation plans.  

iii. The only exterior lighting in the areas to be excavated will be the headlights on the 
dredge. 

iv. The scale house, processing plant, sediment pond, and stockpile area, approved with 
CUP-2-2-79, will be used to serve the subject property. 

v. Sales of overburden, topsoil, sand or aggregate products will occur only on the portion of 
the property that contains the scale house on the CUP plan.  

vi. Truck traffic will utilize Noria Road (E 1750 Road), and is restricted from using N 1500 
Road or E 1850 Road. 

vii. The applicant shall work with the Army Corps of Engineers to determine how the existing 
wetlands on the property will be treated. Prior to any excavation in Phase 21, the 
applicant will provide documentation to the Planning Office on the wetlands indicating 
whether the wetlands will be maintained on site or if they will be mitigated elsewhere. If 
the wetlands will be maintained on site, the operation plan will be revised to include the 
protection measures and the property owner shall submit a revised CUP plan for 
administrative review/approval of the wetland setbacks. If the wetlands are to be 
mitigated, a revised CUP plan shall be submitted to note the removal of the wetlands. 

7) The following improvements to nearby roads and intersections shall be completed per the County 
Engineer’s approval before issuance of a permit for the Conditional Use : 
a. Realignment of the entrance to the sand facility so that it opposes the Noria Road 

intersection at N 1500 Road. 
b. Pavement of a 100 ft long section of the site access drive just north of N 1500 Road, as 

recommended in the TIS. 
c. Reconstruction of pavement in the Noria Road (E 1750 Road)/N 1500 Road intersection. 

The existing surfacing is likely a crushed rock base that has been chip sealed. This will not 
stand up to the increased truck traffic crossing N 1500 Road. 

d. Construction of an eastbound right turn lane on Route 442 (N 1400 Road) at Route 1057 (E 
1900 Road). This is mentioned as a desirable improvement in the TIS. Pavement on the 
existing shoulder at this location is not adequate for the projected amount of truck traffic.  
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Reason for Request: “The owner wishes to conduct sand excavation, extraction and 
processing operations on the subject property in conjunction with the 
existing agricultural uses.” 

 
KEY POINTS 

 Per Section 12-319-4.11 of the Zoning Regulations for the Unincorporated Territory of 
Douglas County, mining and excavation uses are permitted in the A and V-C Districts when 
approved as a Conditional Use. 

 The area is encumbered with floodplain including the regulatory floodway and floodway 
fringe of the Kansas River. 

 Previous Conditional Use Permits were approved for the river dredging operation to the 
north and northwest of the subject property. The Conditional Use Permits are not being 
combined with this request; however, the processing plant and access drive on the 
property with the previous Conditional Use Permits will be utilized. These previous 
Conditional Use Permits are discussed in more detail later in the report. 
 

ATTACHMENTS 
A –  Public Communications received prior to printing of this staff report. 
B – Traffic Impact Study and Addendum 
C – Plans 
D – Ground Water Report 
 

DESCRIPTION OF USE 
The applicant is requesting a Conditional Use Permit to allow pit dredging on the subject property. 
The applicant has an existing Conditional Use Permit for river dredging in the property along the 
river, north of the subject property [CUP-2-2-79] and a CUP was approved for river dredging on 
the property to the west owned by David and Carmiletta Penny. The applicant has been operating 
the two river dredging operations and intends to utilize the access drive which was constructed for 
the river dredging facilities. The intent is also to use the same processing plant, currently located in 
the middle of the existing stockpiles; however, it will be moved to the subject property in the 
location marked on the CUP plan after the first few phases. The reclamation plan indicates that 
portions of the property will be reclaimed for agricultural uses and the remainder will be reclaimed 
as a lake. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
 Approval of Conditional Use Permit by Board of County Commissioners. 
 Conditional Use Permit Plan released to the Zoning and Codes Office. 
 Issuance of permit for the Conditional Use by the Zoning and Codes Office following application 

and determination that all conditions have been met. 
 

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING 
 August 9th phone call from Carl McElwee, adjacent property owner listing the following concerns 

with the project: 1) unstability of the river bank, 2) possible pollution of the aquifer, and 3) loss 
of prime agricultural soils. 

 Staff met with Carl McElwee on August 31st to discuss his concerns with the CUP. Mr. McElwee 
provided a letter and reference material which is included in Attachment A. 

 Petition from nearby property owners on September 17th in opposition to the sand pit. 
 Letter from David Penny, president of Master’s Dredging Company, requesting deferral. This 

letter is included in Attachment A. 
 Letter from Carl McElwee on September 18th in opposition to the deferral request, Attachment 

A. 
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GENERAL INFORMATION 
 
Current Zoning and Land Use:  

 
 
V-C (County- Valley-Channel), F-W (Floodway Overlay) 
and F-F (Floodway Fringe Overlay) Districts; rural 
residential and agriculture. 
 

Surrounding Zoning and Land Use:  To the west: 
V-C (Valley-Channel), and F-W (Floodway Overlay) 
Districts; rural residential and agriculture. 
To the north: 
V-C (Valley-Channel), and F-W (Floodway Overlay) 
Districts; river dredging operation approved with CUP-2-2-
79 and the Kansas River. 
To the east: 
V-C (Valley-Channel), F-W (Floodway Overlay) and F-F 
(Floodway Fringe Overlay) Districts; rural residential and 
agriculture. 
To the south:  
V-C (Valley-Channel), and F-F (Floodway Fringe Overlay) 
Districts; rural residential and agriculture. 
(Figure 1) 

 
Site Summary: 
Subject Property:    
Proposed Buildings:   
Off Street Parking Required:  
Off Street Parking Provided:  

 
465 acres  
No new buildings are being proposed.  
1 space per 2 employees. 4 employees/ 2 spaces are required. 
2 spaces provided on property to north, included within CUP-2-2-79. 

 

 
Figure 1a. Zoning in the area. Figure 1b. Land use in the area. 
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I. ZONING AND USES OF PROPERTY NEARBY 
The subject property contains approximately 465 acres and is located northwest of the intersection 
of N 1500 and E 1900 Roads in portions of Sections 25, 26, 35, and 36 in Township 12 South, 
Range 20 East.  
 
The nearby area is zoned V-C (Valley Channel), a protective zoning district that was created prior to 
the construction of Clinton Dam and development of the FEMA Flood Insurance Rate Maps for 
property which was prone to flooding. The V-C District permits the following limited land uses: 
agricultural land uses, public or private commercial recreational facilities and structures, open space, 
and farm dwellings provided a minimum area of 5 acres per dwelling unit is provided. Per Section 
12-319-4.05, mining, extraction, and excavation of raw materials in the V-C District require approval 
of a Conditional Use Permit (CUP) and approval of a reclamation plan. Land uses in the area include 
rural residences, agricultural land uses, and mining/excavation land uses approved with CUPs. 
Conditional Use Permits which have been approved in this area for sand dredging are listed below 
and the areas included are shown in Figure 2. 

 A Conditional Use Permit application, CUP-2-2-79, for river dredging was submitted in 1979 for 
the area north of the subject property. Planning Commission voted to recommend approval at 
their April 25, 1979 meeting. 

 A Conditional Use Permit application, CUP-1-3-91, was submitted in 1991 for approximately 130 
acres located to the west of the subject property to permit river dredging along the shore and 
pit dredging on the remainder. The Planning Commission voted to recommend approval of the 
river dredging at their March 27, 1991 meeting but voted to recommend denial of the pit 
operation at their May 22, 1991 meeting. The minutes indicated the vote for denial was based 
primarily on concerns with the possibility of contamination of ground water and local wells and 
the possibility of the pit accelerating the changing of the river’s course.   

  Various extensions were approved 
for CUP-1-3-91 and a new file 
number, CUP-3-3-01, was assigned 
in 2001 for that extension.  On 
December 17, 2001, the County 
Commission approved a 5 year 
extension of the CUP through 
December 31, 2006.  CUP-1-3-91 
expired as the Corps of Engineer 
permit was issued after the 
expiration date of Dec. 31, 2006.  

 CUP-06-04-08 was submitted in 
2008 to replace the expired CUP-1-
3-91. Planning Commission voted to 
recommend approval at their 
August meeting. County 
Commission approved the CUP on 
September 17, 2008. The CUP will 
expire December 31, 2012 unless a 
new Army Corps of Engineers 
permit is obtained and approved by 
the Zoning and Codes Director.  

  

Figure 2. Approximate area included in CUPs for sand 
dredging in the area. Previously approved CUPs outlined in 
red, subject property in black. 
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Staff Finding – The area is zoned V-C (Valley Channel) and portions are encumbered by the 
Regulatory Floodway and the Regulatory Floodway Fringe. The predominate land uses in the area 
are agriculture, mining and extraction, and rural residential. The proposed land use, mining and 
excavation, is permitted in the V-C District and has been approved in the area. 
 
II. CHARACTER OF THE AREA 
The subject property is located east of the City of Lawrence and is outside of, and adjacent to, the 
Urban Growth Area boundary. This is an agricultural area with scattered rural residences.   Natural 
features in the area include the Kansas River, which borders the area to the north and is the 
dividing line between Douglas and Leavenworth Counties; riparian woodlands along the Kansas 
River; floodplain; and high quality agricultural soils. The property has good access to the 
transportation network through N 1500 Road, which is classified as a minor collector on the Major 
Thoroughfares Map. N 1500 Road connects E 15th Street with County Route 1061 (E 2200 Road), 
both classified as minor arterials. 
 
Staff Finding – This is predominately an agricultural area with scattered rural residences, 
floodplain, and natural resources in the form of sand reserves and high quality agricultural soils.  N 
1500 Road, a minor collector, provides a connection through the area to minor arterials to the east 
and west. 
 
III. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 

RESTRICTED 
 

Applicant’s response:  
“A Conditional Use Permit (CUP) was granted to Dunbar in 1979 for removal of sand 
from the river bank. The original permit covered an area approximately 114 acres gross 
in size which is approximately located in the northwest corner of the CUP request. The 
mining is a use that is allowed in V-C (Valley Channel).”   

 
Existing Uses 
Uses allowed in the V-C District include farms, truck gardens, orchards, nurseries, grazing, hunting 
and fishing, public or private commercial recreation facilities and structures, preserves, reservations 
and other similar open uses, and farm residences when located on a minimum of 5 acres.  Mining 
and excavation activities are permitted as a Conditional Use. A Conditional Use requires approval 
though a public review process. Section 12-319 of the County Zoning Regulations states:  

 
“Recognizing that certain uses may be desirable when located in the community, but 
that these uses may be incompatible with other uses permitted in a district, certain 
conditional uses listed in Section 12-319-4 below, when found to be in the interest of 
the public health, safety, morals and general welfare of the community may be 
permitted, except as otherwise specified, in any district from which they are 
prohibited.” 

 
The property is partially encumbered by the Regulatory Floodway and Regulatory Floodway Fringe.  
Per Section 12-328 of the County Zoning Regulations, the purpose of the floodplain management 
regulations is to protect individuals and property from flood hazards or flooding by providing for the 
orderly and safe development of the floodplain for the most advantageous uses which are consistent 
with the health, safety, and welfare of the general public. Any development in the area requires 
review and issuance of a floodplain development permit by the Zoning and Codes Office. 
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Proposed Uses 
The property has many features which suit it well for the mining and excavation use which is being 
requested. It is located adjacent to the Kansas River in an area with sand reserves and has good 
access to the major transportation network. The property is located at the western reaches of the 
Eudora Wellhead Protection Zone and is outside the FAA 10,000 ft Wildlife Mitigation Area. (Figure 
3)  Conditional Use Permits for river dredging have been approved for the property to the north and 
an off-site access drive was constructed to accommodate this facility.  There is little residential 
development in the area; however, 4 residences are within very close proximity to the area 
proposed to be pit mined with 2 of these being located on the subject property. The area is not 
served by a rural water district, but relies on well water. Care must be taken through the approval 
and operation process to minimize any negative impacts to the nearby residences.  
 
The subject property is located in a large contiguous area of high quality agricultural soils. (Figure 4) 
There is a conflict between the two natural resources in that the removal of the underground sand 
deposits will remove the high quality soils in this location. The fact that sand reserves are typically 
located near the river, and often within the floodplain makes it difficult to avoid locating in areas 
with high quality soils.  
 
Staff Finding – The property is well suited to the agricultural and residential uses to which it has 
been restricted by the V-C Zoning District. The property is also suited to the Conditional Use of 
mining and excavation provided that appropriate measures are taken to minimize negative impacts 
on nearby residences. A policy decision for the Commission would be a decision regarding the 
competing natural resources in the area: high quality agricultural soils and off-river sand reserves. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

IV. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED  
Staff Finding – The V-C District permits limited development of agricultural, recreational uses or 
farm residences. The property has been used for farming and 2 farm residences were constructed 
on the property in the early 1900s. There has been no other development on the subject property.  
 

Figure 4. High Quality Agricultural Soils in the 
area. Subject property outlined. 

Figure 3. Eudora Wellhead Protection Zone 
and FAA Wildlife Mitigation Area. 
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V. EXTENT TO WHICH REMOVAL OF RESTRICTIONS WILL DETRIMENTALLY AFFECT 
NEARBY PROPERTY 

 
Applicant’s Response: 

“No detriment to nearby properties will occur. This CUP request maintains existing 
agricultural uses on the land while adding employment and revenue opportunities in 
northeast Douglas County. The Corps of Engineers regulate the mining activity on the 
river along with several other governmental agencies which require permits.” 

 
The proposed use will produce permanent changes in the area. Agricultural uses will continue as 
mining occurs by phase; however, eventually all phases will be mined.  The reclamation plan shows 
some areas being returned to farmland, particularly around the residence on the east side of the 
property and the area in the northwest corner of the subject property adjacent to the Kansas River 
and the rest being reclaimed as a lake. An access drive installed for an earlier CUP will be utilized 
and this will have direct access to a paved road.  
 
Sand pits have the possibility to detrimentally affect nearby properties through the following: 

 Stockpiles: Overburden, topsoil, and finished products of sand and aggregate will be 
stockpiled on the area. The placement, height, and maintenance of stockpiles to prevent dust 
pollution are important considerations to reduce any negative impact. The applicant indicated 
that overburden would be used primarily to construct the perimeter berms and for reclamation 
of previously excavated phases. If stockpiling of overburden is proposed on the subject 
property, the CUP plan should note the maximum height and location. The stockpiles should be 
kept as far from the existing residences as possible to reduce visual impact. 

 Ground water:  As mentioned earlier, properties in this area are not served by public water 
and must rely on well water.  The mining will occur above and below the water table. It would 
be important to study any impact the mining activity could have on the quality of ground water 
and the quantity available to nearby wells. The applicant provided a study on the impact of the 
mining activity on groundwater. The study looked at wells which are registered with Division of 
Water Resources, Kansas Department of Agriculture. It is important to note that some wells in 
the area were installed prior to the requirement to register. The study was prepared by Carl E. 
Nuzman, P.E., P.HG, a consulting engineer and hydrogeologist. The following are excerpts 
taken from the study: 

a. The report provided the following information on the quantity of water available for the 
wells:  “A well can decrease in yield due to biological fouling and lack of property 
maintenance but unless the static water level has a substantial decline reducing the 
saturated thickness, the yield available from the aquifer remains constant.”  (Page 5, 
Nuzman report.) 

b. And the following recommendation in relation to the McElwee well: “The C. McElwee 
domestic well is up-gradient from the sand pit and down-gradient from the Kansas River. 
Although the property is about 5 acres in area, it is recommended that the set back of the 
pit mining be 300 feet from his property line. The radius of influence of the domestic well 
is less than 300 feet and will not be adversely affected by the sandpit.” (page 8, Nuzman 
report.) 

c. Regarding the impact of the sand pit on the quantity of water available for other wells in 
the area: “Sand pits beneficially support the yield of wells that are down-gradient from a 
pit that is within the area of influence of a well.” (Page 8, Nuzman report.) 
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d. “Due to the hydraulic gradient of the valley aquifer system and recharge to the aquifer 
from rainfall, the aquifer flow to the City wells is from the west-southwest. The Penny 
sand pit will be a half mile north of the capture zone of the City wells and will have no 
influence on the Eudora public water supply wells.” (page 7, Nuzman report) 

 
The report recommended that a 300 ft setback be maintained between the property boundary 
of any residence out parcel and the active dredging of sand from the pit and concluded that the 
proposed sand pit lake that will be developed will have no effect on the McElwee wells, Public 
Wholesale Water Supply District No. 25 or the City of Eudora’s wells or water supply. The 
applicant provided a revised CUP plan with the 300 ft setback shown. 

 
 River channel: Concern was raised that allowing the pit mining to occur so close to the river 

could accelerate a change in the river channel, especially during flood events.  The river is 
naturally working to change its channel in this location. Wakefield Dort, a retired KGS professor, 
examined the channel changes in the Kansas River and Carl McElwee provided an excerpt of 
one of his publications in his materials. Staff contacted a hydrologist with the USGS (United 
States Geological Survey) Midwest Division, Kyle E Juracek, for his opinion on the impact of the 
dredging operation and pit on the river channel. Mr. Juracek indicated that the location of a 
lake could result in channel change in the event of a flood but pointed out that the river 
channel may change as a result of a flooding event even without a lake in close proximity. Rip-
rap including large pieces of concrete and smaller infill pieces has been placed on the Kansas 
River shore to stabilize it since the river dredging operation began.   

 
 Visual impact: To minimize the visual impact on nearby properties, particularly the residential 

properties that are in close proximity to the mining area, it is necessary to establish well-
landscaped buffers and to place limits on the location and height of stockpiled materials. The 
Operation Plan indicates that excess overburden and topsoil might be sold. To minimize activity 
near these residences, sales should be by delivery only or occur on the northern area where the 
scale house is shown on the CUP. The reclamation plan should provide details about the lake 
which is to be created, showing the approximate boundaries, and shape.  Development of a 
lake that is an attractive natural feature could be a positive impact on the area.  

 
 Traffic: The applicant provided a Traffic Impact Study (TIS) and addendum which are included 

with this report as Attachment B. The TIS estimated that on a high production day as many as 
200 trucks a day could be expected (400 truck trips as these would be round trips). The 
increase in truck traffic that would result from the sand plant expansion would be 20 trucks a 
day (40 trip-ends, 20 in and 20 outbound trips). The applicant’s consultant provided an 
amended TIS which explains that the traffic generation estimated in the original TIS assumed 
that the river dredging operation and the sandpit operation would be occurring concurrently. 
The applicant indicated that the primary reason for the expansion of the plant is to switch over 
the river dredging to off-river pit dredging maintaining its current rate of sand distribution at 
approximately 1,000 (+/-) tons on an average day. The TIS indicates that all truck traffic will 
utilize Noria Road, and will not use N 1500 Road; this should be listed as a condition on the 
CUP plan. When the sand pit dredging operation replaces the river dredging the estimated 
number of trucks serving the site will be around 40 trucks per day.  The consultant also clarified 
that the 200 trucks per day estimate was based on a high productivity day, 5000 tons, which 
may still occur but on a very infrequent basis.   

 
Based on this information, traffic can be assumed to be about 40 trucks a day on an average 
day and up to 200 trucks a day on a high productivity day. 
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These documents were provided to the County Engineer for review, and also to the City 
Engineer as some of the roads used to access the plant lie within the City of Lawrence. The 
County Engineer recommended the following improvements to nearby roads and intersections 
to accommodate the increased traffic associated with the sand pit: 

a. Realignment of the entrance to the sand facility so that it opposes the Noria Road 
intersection at N 1500 Road. 

b. Pavement of a 100 ft long section of the site access drive just north of N 1500 Road, as 
recommended in the TIS. 

c. Reconstruction of pavement in the Noria Road (E 1750 Road)/N 1500 Road intersection. 
The existing surfacing is likely a crushed rock base that has been chip sealed. This will 
not stand up to the increased truck traffic crossing N 1500 Road. 

d. Construction of an eastbound right turn lane on Route 442 (N 1400 Road) at Route 1057 
(E 1900 Road). This is mentioned as a desirable improvement in the TIS. Pavement on 
the existing shoulder at this location is not adequate for the projected amount of truck 
traffic.  

These changes shall be noted as conditions of approval which must be met before the 
Conditional Use Permit is issued. 

 Activity:  A sand pit operation includes the removal of overburden with heavy equipment, the 
dredging of sand, processing and sale of the sand/aggregate products, and reclamation 
activities. These activities could have an impact on surrounding properties due to lighting or 
noise. The operation plan indicates that typical hours of operation will be Monday through 
Friday from 6:30 AM to 6:30 PM. There may be extenuating circumstances which would require 
operation on Saturdays or for dredging to occur beyond the regular hours of operation due to 
the nature of the construction business. The operation of the dredge should be low impact as 
the 4 headlights that are on the dredge provide the only lighting when operating at night and 
the dredge operates relatively quietly.  It should be noted as a condition of approval that no 
removal, transfer, or placement of overburden which requires heavy equipment would be 
permitted outside these operating hours.  This will serve to keep the higher intensity uses 
within the regular business hours. 

 
Staff Finding –Potential negative impacts the proposed use could have on nearby properties 
include the noise and activity associated with the mining, reduced visual appeal created by 
stockpiles of overburden or topsoil, impacts on well water, and traffic.   Conditions should be placed 
the CUP to minimize potential negative impacts on nearby properties.  
 
VI. RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE 

DESTRUCTION OF THE VALUE OF THE PETITIONER’S PROPERTY AS COMPARED 
TO THE HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNERS 

 
Applicant’s Response: 
“No identifiable gain will result by denial of this request; no identifiable hardship will result 
from its approval.” 

 
Evaluation of the relative gain weighs the benefits to the community-at-large vs. the benefit of the 
owners of the subject property. There are many factors to consider when locating a sand pit, and 
this location meets the geographic criteria of being outside the FAA 10,000 ft wildlife mitigation 
area, has good access to the arterial roadway system, and is in a lowly populated area. Denial of the 
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request for a Conditional Use Permit would affect the individual landowner by prohibiting the use of 
the property for the off-river sand dredging pit.  
 
Denial of the CUP request may benefit the area property owners by preventing the proposed mining 
activity and possible negative impacts. Denial may benefit the public by retaining the high quality 
soils.  Denial may also detrimentally affect the public in that it will prohibit production of sand and 
aggregate materials from a local source. With the recent move away from river dredging, 
appropriate locations for pit mining must be found. 
 
Staff Finding – Denial of the CUP would result in a hardship to the applicant and public in that it 
would prohibit the applicant from operating a sand pit to produce sand and aggregate products from 
local reserves.  Denial of the CUP may benefit the public at large by maintaining the high quality 
soils which are present. To weigh the benefit the denial of the CUP would have on the public, 
protection of high quality soils, versus the impact it would have, loss of potential sand and 
aggregate production from a local source, it is necessary to choose between these two natural 
resources in this location.  
 
VII. CONFORMANCE WITH THE COMPREHENSIVE PLAN   
The subject property is not located within an identified urban growth area. The comprehensive plan 
recommends that agricultural uses continue to be the predominant land use within the areas of the 
county beyond the designated urban growth areas. Uses permitted in the rural area should continue 
to be limited to those which are compatible with agricultural production and uses. The mining 
activity and the resultant lake would be compatible with agricultural production and uses. 
 
Chapter 16 Policy 2.7 “Encourage the protection of High Quality Agricultural Land in 
Douglas County for current and future agricultural use.”  (page 16-15, Horizon 2020) 
This policy contains the following 4 steps to encourage the protection of High Quality Agricultural 
Land:  

 Including the protection of High Quality Agricultural Land as a key assumption in the sector 
planning process.  

 Establishing tools to protect High Quality Agricultural Land for farming and make its 
protection economically feasible for the land owner.  

 Maintaining an inventory of High Quality Agricultural Land in Douglas County and track the 
amount lost to urbanization. 

 Encourage and develop policies that support agri- and eco-tourism. 
 

Chapter 16: Resource Management 
“This section encourages the responsible use of marketable natural resources within Douglas County 
through proper extraction and reclamation methods. They are essential to sustainable development 
activity, primarily in the form of low cost raw materials, such as sand, gravel, timber, oil, gas, and 
stone, etc.”  (page 16-21, Horizon 2020) 
 
The Comprehensive Plan recommends both the encouragement of the protection of High Quality 
Agricultural Land and the responsible use of marketable natural resources.  
 
Staff Finding – The proposed use is in general conformance with the recommendations in the 
Comprehensive Plan; however, it is proposing the use of marketable natural resources rather than 
the protection of High Quality Agricultural Land. 
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STAFF REVIEW 
As discussed earlier, there are two approved Conditional Use Permits for river dredging in this area, 
CUP-2-2-79 and CUP-06-04-08. CUP-06-04-08 replaced an expired Conditional Use Permit, CUP-1-3-
91, which had requested both river and pit mining for the area to the west of the subject property 
(Figure 2). The river dredging request was approved but the pit dredging request was denied.  CUP-
2-2-79 was approved for the property to the north of the subject property. The processing plant, 
scale house and stockpiles are currently located on this property. The scale house and stockpiles 
would remain in this location; however, the processing plant would be located to the east onto the 
property within the current CUP in later phases of excavation. An easement was dedicated in 1979 
for the access drive and this access drive will continue to provide access for the subject property. A 
copy of this easement shall be provided to the Planning Office for the file. 
 
Most of the neighbor’s concerns were addressed in an earlier section of this report dealing with 
possible negative impacts to surrounding properties; however, another concern was raised 
regarding the perpetual maintenance of the berms in the future to insure that stormwater runoff 
does not enter the lake. Staff recommends that an agreement placing the responsibility for the 
perpetual maintenance of the berms on the property owner should be executed and recorded with 
the Register of Deeds prior to the release of the CUP permit.   
 
Wetlands are present on the subject property as shown on the CUP plan. The applicant’s intention is 
to either protect the wetlands or mitigate them off-site; however, the decision has not been made at 
this time. The applicant shall work with the Army Corps of Engineers to determine how the existing 
wetlands on the property will be treated. Prior to any excavation occurring in the phase adjacent to 
the phase containing the wetlands, the applicant should provide documentation to the Planning Office 
indicating the plans for the wetlands, whether they will be maintained on site or if they will be 
mitigated elsewhere. If the wetlands are to be maintained, the operation plan should be revised to 
include the protection measures and the revised plan should be submitted to the Planning Office for 
administrative approval of the wetland setbacks and protection measures. 
  
The applicant indicated that their long term plan for the area is to reclaim the areas to farmland as 
shown on the reclamation plan and to create a lake for recreational use in the remainder.  A note 
should be added to the reclamation plan which indicates that the lake will be contoured with a more 
natural shape than the rectangular shape shown on the plan and to note the intended use following 
reclamation.  
 
The previously approved CUP restricted sand pit access on E 1810 Road to employees and required 
customers and commercial trucks to use the established access drive. A note to this effect should be 
included on the CUP plan. 
 
Due to the nature of mining and excavation uses, the approval time frames are typically for 30 
years. This allows time for the mining, excavation and reclamation of the land. An extension request 
may be submitted to the Planning Office for public hearing before the Planning Commission and 
action by the County Commission.  The Zoning and Codes office shall conduct 5 year reviews to 
insure compliance with the CUP, operation, and reclamation plans. 
 
The applicant explained the mining process will begin with excavation of the overburden in Phase 1 
and the dredge will be moved in for removal of sand when possible. A picture of the dredge and the 
processing plant is included in Figure 5.  The mine is to be sequentially reclaimed which means that 
that earlier phases will be in the reclamation process as later phases are being excavated. The first 
few phases are planned to be reclaimed as farm land so overburden from later phases will be placed 
in the area to be reclaimed. Topsoil will then be applied and vegetation planted.  As they move 
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through the phases the overburden will be excavated and placed within the previously created pit. 
Overburden will also be used to create the perimeter berms which will keep stormwater runoff from 
surrounding areas from entering the lake. This is an important step is preventing pollution of ground 
water.  There may be some incidental sales of excess overburden or topsoil but this would occur on 
the property with the scale house.  All stockpiling of finished material will occur on the area 
designated on CUP-2-2-79. A note should be added to the plan that states that the area shown on 
CUP-2-2-79 with the scale house, processing plant, sediment pond, and stockpile area will also be 
used to serve the subject property and CUP. 
 

 
Figure 5a.  Picture of processing plant which will remain on the north 
portion of the property. 

 
 

Figure 5b.  Picture of dredge which will be used for mining operations. 
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Public Communications 
Public Communications included with this staff report in Attachment A include a letter from adjacent 
land owner, Carl McElwee, expressing his concerns with the possible impact the proposal may have 
on the area; a petition signed by neighbors in opposition to the project; a request for deferral from 
adjacent property owner, Dave Penny, and a letter of opposition to the deferral request from Carl 
McElwee.  The concerns raised in Carl McElwee’s letter have been discussed throughout this staff 
report.  Staff does not typically make recommendations when deferrals are requested, but the 
letters have been provided for the Commission’s consideration. 

 
Joint Hearing 
County Resolution No 80-5 established the policy that a joint hearing be held for requests within 3 
miles of the incorporated cities in Douglas County so that the County Commission would have the 
benefit of both Planning Commissions’ recommendations.  The subject property is approximately 2 
miles west of the Eudora City Limits; therefore, a joint meeting is being held between the 
Lawrence/Douglas-County Metropolitan Planning Commission and the City of Eudora Planning 
Commission and their recommendations will be forwarded to the Board of County Commissioners. 
 
Conclusion 
Approval of a Conditional Use can be tailored to address specific issues such as intensity or 
frequency of use, include time limitations, and provide screening requirements. The recommended 
conditions respond to the specific nature of this request. The sand pit, as conditioned, should be 
compatible with nearby land uses. 



Aug. 30, 2012 
Lawrence Douglas County 
Metropolitan Planning Office 
6 East 6th Street,  
P.O. Box 708,  
Lawrence, KS 66044 
 
Planning Staff: 
 
My name is Carl McElwee and I live at 1564 E. 1850 Rd.  I have lived at this location 
since 1975 (37 years this November).  I am writing this letter to object to the Conditional 
Use Permit (CUP) that Penny Sand Co. has applied for near my house.  This CUP asks 
permission to surround my house on 3 sides with a pit mining operation for sand removal.  
This would completely change my immediate surroundings which I have enjoyed for so 
long.  If allowed this CUP would subject me and my family to dramatically increased 
industrial activity, including noise, dust, and environment destruction.  This will 
undoubtedly dramatically affect my property values. 
 
The affected area has some interesting Douglas County history associated with it.  It was 
obtained very early by the Altenbernd family.  Penny Sand has acquired much of the land 
as elder Altenbernds have died.  On the land currently owned by Penny and covered 
under this CUP there exist two historic houses.  One is an early stone homestead house 
and one is a classic two story farm stead that dates to approximately 1910.  There is no 
mention of what will become of these structures in the CUP.  I hope they will be 
preserved and that this CUP will not be allowed to detract from their historic value.  My 
house was also built by an Altenbernd.  As best we can tell it was built in about 1919 and 
is a classic Craftsman Bungalow style.  My wife and I have lived here 37 years and raised 
our two children here.  We do not want to see this environment affected by an ugly and 
destructive sand mining operation. 
 
This will create a huge strip mining operation that will severely impact the local 
environment.  Naturally, I am opposed to the CUP because of the impact on my property.  
However, I would like to lay out some scientific reasons why this CUP should be denied.  
I am a retired Geology Professor from KU and have spent a 35 year career there studying 
groundwater.  I have worked extensively at a research site in the Kansas River Valley just 
northeast of the Lawrence Airport.  So I am qualified to comment on the scientific 
aspects of the situation. 
 
My scientific bases for opposing this CUP are as follows: 
   
(1) The river bank in the vicinity of this proposed pit mining operation is unstable and has 
moved considerably over recent times, as shown by the work of Dr. Dort of the KU 
Geology Department.  I have included copies of pertinent pages of his work.  It shows 
that this area is unstable and the river is trying to make a straighter course, cutting off the 
existing meander.  If pit mining is allowed in this area, in times of flood the chances of a 
dramatic river channel change is magnified greatly.  An open pit with a small buffer 



region from the river in the vicinity of this unstable bend would make it easy for the 
flooding  river to make a sudden change in direction. 
 
(2) On this proposed 434 acre pit mining site, the majority of the area is covered by some 
of the highest quality soils as defined by the US Department of Agriculture.  I have 
included a USDA Soil Report and some pages from the 1977 Douglas County Soils 
Survey to support this.  It seems very short sighted to produce sand for short term gain 
and lose the potential for significant food and fiber production indefinitely.  You will 
notice that the USDA report shows this area as being rated as poor for sand production.  
This is probably because of the large amount of overburden (unusable soil, silt and clay) 
that must be removed.  I have included three well drilling logs that show 23-24 feet of 
soil, silt and clay exist in the vicinity of my property.  Removing this much overburden 
will create a very environmentally difficult situation.  The spoil piles must be dealt with, 
not allowing runoff into the river.  At the same time surface runoff must not be allowed 
into the pit because of possible pollution of the aquifer.  There is great potential for 
operational missteps to create environmental problems.  We have all seen the detrimental 
effects of strip mining elsewhere; I hope we can avoid them here. 
 
(3) Opening this pit operation will expose one of the most prolific aquifers in this region 
to potential pollution.  The very sand that they desire to excavate is the material that 
forms this prolific aquifer.  I have included a few pages from a Kansas Geological Survey 
Bulletin by Fader that shows the characteristics of this aquifer.  In general, groundwater 
in the aquifer moves down the valley from West to East.  This aquifer is a magnificent 
resource that must be protected and preserved for the future.  It is capable of producing 
vast amounts of water for irrigation and public water supply.  In the future water may be 
one of our most valued resources.  The alluvial material (loose material, soil, silt, clay, 
sand) in the river valley varies in depth, but about 70 feet is a good average number.  The 
better sand is near the bottom, so the mining will proceed to the bedrock (harder 
material).  The better sand near the bottom is also the main aquifer of the river valley.  
The overlying soil, silt, and clay protect the aquifer from surface pollutants.  By 
removing this overburden the aquifer is exposed to potential pollution from surface 
runoff and anything that is spilled into the pit.  In particular, my well would be very close 
to the proposed pit mine and could be affected by the operation, as could several other 
neighboring house wells.  Just down the valley about 1 5/8 miles lies the Eudora Public 
Water Supply Well Field (See enclosed map); it could also be affected by the proposed 
pit mining operation.  I do not believe that Penny Sand Co. can guarantee that no 
pollution will occur.  Penny Sand Co will tell us that they will engineer solutions that will 
prevent any pollution or problems; however, I do not think the risk of a potential 
engineering failure is appropriate.  After the 30 year CUP has finished the pit will remain, 
who will continue to maintain the site and guarantee aquifer integrity? 
 
Thank you for your consideration.  If I may answer any questions, please contact me. 
 
Carl McElwee 
1564 E. 1850 Rd. 
Lawrence, KS 66046    785-843-4164   cmcelwee@ku.edu 
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Preface
Soil surveys contain information that affects land use planning in survey areas. They
highlight soil limitations that affect various land uses and provide information about
the properties of the soils in the survey areas. Soil surveys are designed for many
different users, including farmers, ranchers, foresters, agronomists, urban planners,
community officials, engineers, developers, builders, and home buyers. Also,
conservationists, teachers, students, and specialists in recreation, waste disposal,
and pollution control can use the surveys to help them understand, protect, or enhance
the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil properties
that are used in making various land use or land treatment decisions. The information
is intended to help the land users identify and reduce the effects of soil limitations on
various land uses. The landowner or user is responsible for identifying and complying
with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some cases.
Examples include soil quality assessments (http://soils.usda.gov/sqi/) and certain
conservation and engineering applications. For more detailed information, contact
your local USDA Service Center (http://offices.sc.egov.usda.gov/locator/app?
agency=nrcs) or your NRCS State Soil Scientist (http://soils.usda.gov/contact/
state_offices/).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as septic
tank absorption fields. A high water table makes a soil poorly suited to basements or
underground installations.

The National Cooperative Soil Survey is a joint effort of the United States Department
of Agriculture and other Federal agencies, State agencies including the Agricultural
Experiment Stations, and local agencies. The Natural Resources Conservation
Service (NRCS) has leadership for the Federal part of the National Cooperative Soil
Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Soil Data Mart Web site or the NRCS Web Soil Survey. The Soil
Data Mart is the data storage site for the official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its programs
and activities on the basis of race, color, national origin, age, disability, and where
applicable, sex, marital status, familial status, parental status, religion, sexual
orientation, genetic information, political beliefs, reprisal, or because all or a part of an
individual's income is derived from any public assistance program. (Not all prohibited
bases apply to all programs.) Persons with disabilities who require alternative means
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for communication of program information (Braille, large print, audiotape, etc.) should
contact USDA's TARGET Center at (202) 720-2600 (voice and TDD). To file a
complaint of discrimination, write to USDA, Director, Office of Civil Rights, 1400
Independence Avenue, S.W., Washington, D.C. 20250-9410 or call (800) 795-3272
(voice) or (202) 720-6382 (TDD). USDA is an equal opportunity provider and
employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous areas
in a specific area. They include a description of the soils and miscellaneous areas and
their location on the landscape and tables that show soil properties and limitations
affecting various uses. Soil scientists observed the steepness, length, and shape of
the slopes; the general pattern of drainage; the kinds of crops and native plants; and
the kinds of bedrock. They observed and described many soil profiles. A soil profile is
the sequence of natural layers, or horizons, in a soil. The profile extends from the
surface down into the unconsolidated material in which the soil formed or from the
surface down to bedrock. The unconsolidated material is devoid of roots and other
living organisms and has not been changed by other biological activity.

Currently, soils are mapped according to the boundaries of major land resource areas
(MLRAs). MLRAs are geographically associated land resource units that share
common characteristics related to physiography, geology, climate, water resources,
soils, biological resources, and land uses (USDA, 2006). Soil survey areas typically
consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that is
related to the geology, landforms, relief, climate, and natural vegetation of the area.
Each kind of soil and miscellaneous area is associated with a particular kind of
landform or with a segment of the landform. By observing the soils and miscellaneous
areas in the survey area and relating their position to specific segments of the
landform, a soil scientist develops a concept, or model, of how they were formed. Thus,
during mapping, this model enables the soil scientist to predict with a considerable
degree of accuracy the kind of soil or miscellaneous area at a specific location on the
landscape.

Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented by
an understanding of the soil-vegetation-landscape relationship, are sufficient to verify
predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them to
identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units).
Taxonomic classes are concepts. Each taxonomic class has a set of soil
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character of
soil properties and the arrangement of horizons within the profile. After the soil
scientists classified and named the soils in the survey area, they compared the
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individual soils with similar soils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.

The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that have
similar use and management requirements. Each map unit is defined by a unique
combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components of
the map unit. The presence of minor components in a map unit in no way diminishes
the usefulness or accuracy of the data. The delineation of such landforms and
landform segments on the map provides sufficient information for the development of
resource plans. If intensive use of small areas is planned, onsite investigation is
needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape, and
experience of the soil scientist. Observations are made to test and refine the soil-
landscape model and predictions and to verify the classification of the soils at specific
locations. Once the soil-landscape model is refined, a significantly smaller number of
measurements of individual soil properties are made and recorded. These
measurements may include field measurements, such as those for color, depth to
bedrock, and texture, and laboratory measurements, such as those for content of
sand, silt, clay, salt, and other components. Properties of each soil typically vary from
one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.

While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists interpret
the data from these analyses and tests as well as the field-observed characteristics
and the soil properties to determine the expected behavior of the soils under different
uses. Interpretations for all of the soils are field tested through observation of the soils
in different uses and under different levels of management. Some interpretations are
modified to fit local conditions, and some new interpretations are developed to meet
local needs. Data are assembled from other sources, such as research information,
production records, and field experience of specialists. For example, data on crop
yields under defined levels of management are assembled from farm records and from
field or plot experiments on the same kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on such
variables as climate and biological activity. Soil conditions are predictable over long
periods of time, but they are not predictable from year to year. For example, soil
scientists can predict with a fairly high degree of accuracy that a given soil will have
a high water table within certain depths in most years, but they cannot predict that a
high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
identified each as a specific map unit. Aerial photographs show trees, buildings, fields,
roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of soil
map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Units

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features
Gully

Short Steep Slope

Other

Political Features
Cities

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Map Scale: 1:10,100 if printed on A size (8.5" × 11") sheet.

The soil surveys that comprise your AOI were mapped at 1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for accurate map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  UTM Zone 15N NAD83

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Douglas County, Kansas
Survey Area Data:  Version 8, Nov 30, 2010

Date(s) aerial images were photographed:  6/15/2006

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.
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Map Unit Legend (Sand Pit Site)

Douglas County, Kansas (KS045)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

7035 Eudora-Bismarckgrove fine sandy loams, overwash,
occasionally flooded

61.6 16.5%

7089 Stonehouse-Eudora fine sandy loams, overwash,
occasionally flooded

12.1 3.2%

7123 Eudora silt loam, rarely flooded 48.9 13.1%

7127 Eudora-Kimo complex, overwash, rarely flooded 240.6 64.5%

9995 Sand Pits 10.0 2.7%

Totals for Area of Interest 373.1 100.0%

Map Unit Descriptions (Sand Pit Site)
The map units delineated on the detailed soil maps in a soil survey represent the soils
or miscellaneous areas in the survey area. The map unit descriptions, along with the
maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the landscape,
however, the soils are natural phenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some observed properties may extend
beyond the limits defined for a taxonomic class. Areas of soils of a single taxonomic
class rarely, if ever, can be mapped without including areas of other taxonomic
classes. Consequently, every map unit is made up of the soils or miscellaneous areas
for which it is named and some minor components that belong to taxonomic classes
other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generally
are in small areas and could not be mapped separately because of the scale used.
Some small areas of strongly contrasting soils or miscellaneous areas are identified
by a special symbol on the maps. If included in the database for a given area, the
contrasting minor components are identified in the map unit descriptions along with
some characteristics of each. A few areas of minor components may not have been
observed, and consequently they are not mentioned in the descriptions, especially
where the pattern was so complex that it was impractical to make enough observations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the usefulness
or accuracy of the data. The objective of mapping is not to delineate pure taxonomic
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classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments
on the map provides sufficient information for the development of resource plans. If
intensive use of small areas is planned, however, onsite investigation is needed to
define and locate the soils and miscellaneous areas.

An identifying symbol precedes the map unit name in the map unit descriptions. Each
description includes general facts about the unit and gives important soil properties
and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major horizons
that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, salinity,
degree of erosion, and other characteristics that affect their use. On the basis of such
differences, a soil series is divided into soil phases. Most of the areas shown on the
detailed soil maps are phases of soil series. The name of a soil phase commonly
indicates a feature that affects use or management. For example, Alpha silt loam, 0
to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps. The
pattern and proportion of the soils or miscellaneous areas are somewhat similar in all
areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present or
anticipated uses of the map units in the survey area, it was not considered practical
or necessary to map the soils or miscellaneous areas separately. The pattern and
relative proportion of the soils or miscellaneous areas are somewhat similar. Alpha-
Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas that
could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion of
the soils or miscellaneous areas in a mapped area are not uniform. An area can be
made up of only one of the major soils or miscellaneous areas, or it can be made up
of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil material
and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Douglas County, Kansas

7035—Eudora-Bismarckgrove fine sandy loams, overwash, occasionally
flooded

Map Unit Setting
Elevation: 750 to 980 feet
Mean annual precipitation: 31 to 47 inches
Mean annual air temperature: 52 to 55 degrees F
Frost-free period: 175 to 215 days

Map Unit Composition
Eudora and similar soils: 55 percent
Bismarckgrove and similar soils: 25 percent
Minor components: 0 percent

Description of Eudora

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Coarse-silty alluvium

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Available water capacity: High (about 11.1 inches)

Interpretive groups
Land capability (nonirrigated): 2w
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)

Typical profile
0 to 7 inches: Fine sandy loam
7 to 14 inches: Silt loam
14 to 40 inches: Silt loam
40 to 48 inches: Silt loam
48 to 80 inches: Very fine sandy loam

Description of Bismarckgrove

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Silty alluvium

Custom Soil Resource Report
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Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 to

0.60 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Available water capacity: High (about 10.6 inches)

Interpretive groups
Land capability (nonirrigated): 2w
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)

Typical profile
0 to 6 inches: Fine sandy loam
6 to 14 inches: Silty clay loam
14 to 19 inches: Silty clay loam
19 to 29 inches: Silt loam
29 to 44 inches: Silt loam
44 to 80 inches: Stratified loamy fine sand to fine sandy loam

Minor Components

Aquolls
Percent of map unit: 0 percent
Landform: Depressions, drainageways, hillslopes
Down-slope shape: Concave
Across-slope shape: Concave

7089—Stonehouse-Eudora fine sandy loams, overwash, occasionally
flooded

Map Unit Setting
Elevation: 750 to 980 feet
Mean annual precipitation: 31 to 47 inches
Mean annual air temperature: 52 to 55 degrees F
Frost-free period: 175 to 215 days

Map Unit Composition
Stonehouse and similar soils: 50 percent
Eudora and similar soils: 30 percent
Minor components: 0 percent

Custom Soil Resource Report
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Description of Stonehouse

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy alluvium

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Available water capacity: Low (about 5.4 inches)

Interpretive groups
Land capability (nonirrigated): 4s
Ecological site: Sandy Lowland (PE 30-37) (R106XY023KS)

Typical profile
0 to 9 inches: Fine sandy loam
9 to 23 inches: Loamy fine sand
23 to 31 inches: Stratified loamy sand
31 to 45 inches: Stratified fine sand
45 to 71 inches: Stratified sandy loam
71 to 80 inches: Stratified loamy fine sand

Description of Eudora

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Coarse-silty alluvium

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Available water capacity: High (about 11.1 inches)

Interpretive groups
Land capability (nonirrigated): 2w
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)
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Typical profile
0 to 7 inches: Fine sandy loam
7 to 14 inches: Silt loam
14 to 40 inches: Silt loam
40 to 48 inches: Silt loam
48 to 80 inches: Very fine sandy loam

Minor Components

Aquolls
Percent of map unit: 0 percent
Landform: Depressions, drainageways
Down-slope shape: Concave
Across-slope shape: Concave

7123—Eudora silt loam, rarely flooded

Map Unit Setting
Elevation: 800 to 1,050 feet
Mean annual precipitation: 31 to 47 inches
Mean annual air temperature: 52 to 55 degrees F
Frost-free period: 175 to 215 days

Map Unit Composition
Eudora and similar soils: 85 percent
Minor components: 0 percent

Description of Eudora

Setting
Landform: Terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Coarse-silty alluvium

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Available water capacity: High (about 11.8 inches)
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Interpretive groups
Land capability (nonirrigated): 1
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)

Typical profile
0 to 7 inches: Silt loam
7 to 14 inches: Silt loam
14 to 40 inches: Silt loam
40 to 48 inches: Silt loam
48 to 80 inches: Very fine sandy loam

Minor Components

Aquolls, ponded
Percent of map unit: 0 percent
Landform: Depressions
Down-slope shape: Concave
Across-slope shape: Concave

Aquolls
Percent of map unit: 0 percent
Landform: Depressions, drainageways, hillslopes
Down-slope shape: Concave
Across-slope shape: Concave

7127—Eudora-Kimo complex, overwash, rarely flooded

Map Unit Setting
Elevation: 400 to 1,200 feet
Mean annual precipitation: 31 to 47 inches
Mean annual air temperature: 52 to 59 degrees F
Frost-free period: 175 to 215 days

Map Unit Composition
Eudora and similar soils: 60 percent
Kimo and similar soils: 30 percent
Minor components: 5 percent

Description of Eudora

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Coarse-silty alluvium

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
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Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.60 to 2.00 in/hr)

Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Available water capacity: Very high (about 12.2 inches)

Interpretive groups
Land capability (nonirrigated): 2w
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)

Typical profile
0 to 12 inches: Silt loam
12 to 72 inches: Silt loam

Description of Kimo

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Clayey over loamy alluvium

Properties and qualities
Slope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to

moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 22 to 26 inches
Frequency of flooding: Rare
Frequency of ponding: Occasional
Available water capacity: High (about 11.4 inches)

Interpretive groups
Land capability (nonirrigated): 2w
Ecological site: Loamy Lowland (PE 30-37) (R106XY013KS)

Typical profile
0 to 6 inches: Silty clay loam
6 to 28 inches: Silty clay
28 to 60 inches: Silt loam

Minor Components

Wabash
Percent of map unit: 5 percent
Landform: Flood plains
Landform position (three-dimensional): Tread
Other vegetative classification: CLAY LOWLAND (PE30-37) (106XY004KS_1)

Custom Soil Resource Report
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9995—Sand Pits

Map Unit Setting
Mean annual precipitation: 31 to 47 inches
Frost-free period: 175 to 215 days

Map Unit Composition
Pits, sand: 100 percent

Custom Soil Resource Report
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Soil Information for All Uses

Soil Reports
The Soil Reports section includes various formatted tabular and narrative reports
(tables) containing data for each selected soil map unit and each component of each
unit. No aggregation of data has occurred as is done in reports in the Soil Properties
and Qualities and Suitabilities and Limitations sections.

The reports contain soil interpretive information as well as basic soil properties and
qualities. A description of each report (table) is included.

Construction Materials

This folder contains a collection of tabular reports that present soil interpretations
related to sources of construction materials. The reports (tables) include all selected
map units and components for each map unit, limiting features and interpretive ratings.
Construction materials interpretations are tools designed to provide guidance to users
in selecting a site for potential source of various materials. Individual soils or groups
of soils may be selected as a potential source because they are close at hand, are the
only source available, or they meets some or all of the physical or chemical properties
required for the intended application. Example interpretations include roadfill, sand
and gravel, topsoil and reclamation material.

Source of Sand and Gravel (Sand Pit Site)

This table gives information about the soils as potential sources of gravel and sand.
Normal compaction, minor processing, and other standard construction practices are
assumed.

Sand and gravel are natural aggregates suitable for commercial use with a minimum
of processing. They are used in many kinds of construction. Specifications for each
use vary widely. Only the likelihood of finding material in suitable quantity is evaluated.
The suitability of the material for specific purposes is not evaluated, nor are factors
that affect excavation of the material. The properties used to evaluate the soil as a
source of sand or gravel are gradation of grain sizes (as indicated by the Unified
classification of the soil), the thickness of suitable material, and the content of rock
fragments. If the bottom layer of the soil contains sand or gravel, the soil is considered
a likely source regardless of thickness. The assumption is that the sand or gravel layer
below the depth of observation exceeds the minimum thickness. The ratings are for
the whole soil, from the surface to a depth of about 6 feet.
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The soils are rated good, fair, or poor as potential sources of sand and gravel. A rating
of good or fair means that the source material is likely to be in or below the soil. The
bottom layer and the thickest layer of the soils are assigned numerical ratings. These
ratings indicate the likelihood that the layer is a source of sand or gravel. The number
0.00 indicates that the layer is a poor source. The number 1.00 indicates that the layer
is a good source. A number between 0.00 and 1.00 indicates the degree to which the
layer is a likely source.

Information in this table is intended for land use planning, for evaluating land use
alternatives, and for planning site investigations prior to design and construction. The
information, however, has limitations. For example, estimates and other data generally
apply only to that part of the soil between the surface and a depth of 5 to 7 feet.
Because of the map scale, small areas of different soils may be included within the
mapped areas of a specific soil.

The information is not site specific and does not eliminate the need for onsite
investigation of the soils or for testing and analysis by personnel experienced in the
design and construction of engineering works.

Government ordinances and regulations that restrict certain land uses or impose
specific design criteria were not considered in preparing the information in this table.
Local ordinances and regulations should be considered in planning, in site selection,
and in design.

Report—Source of Sand and Gravel (Sand Pit Site)

[Onsite investigation may be needed to validate the interpretations in this table and to
confirm the identity of the soil on a given site. The numbers in the value columns range
from 0.00 to 0.99. The larger the value, the greater the likelihood that the bottom layer
or thickest layer of the soil is a source of sand or gravel]

Source of Sand and Gravel– Douglas County, Kansas

Map symbol and soil name Pct. of
map unit

Potential as a source of gravel Potential as a source of sand

Rating class and limiting
features

Value Rating class and limiting
features

Value

7035—Eudora-Bismarckgrove
fine sandy loams, overwash,
occasionally flooded

Eudora 55 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00

Bismarckgrove 25 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00
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Source of Sand and Gravel– Douglas County, Kansas

Map symbol and soil name Pct. of
map unit

Potential as a source of gravel Potential as a source of sand

Rating class and limiting
features

Value Rating class and limiting
features

Value

7089—Stonehouse-Eudora
fine sandy loams, overwash,
occasionally flooded

Stonehouse 50 Poor Fair

Bottom layer 0.00 Thickest layer 0.03

Thickest layer 0.00 Bottom layer 0.13

Eudora 30 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00

7123—Eudora silt loam, rarely
flooded

Eudora 85 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00

7127—Eudora-Kimo complex,
overwash, rarely flooded

Eudora 60 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00

Kimo 30 Poor Poor

Bottom layer 0.00 Bottom layer 0.00

Thickest layer 0.00 Thickest layer 0.00

9995—Sand Pits

Pits, sand 100 Not rated Not rated

Source of Sand and Gravel (Sand Pit Site)

This table gives information about the soils as potential sources of gravel and sand.
Normal compaction, minor processing, and other standard construction practices are
assumed.

Sand and gravel are natural aggregates suitable for commercial use with a minimum
of processing. They are used in many kinds of construction. Specifications for each
use vary widely. Only the likelihood of finding material in suitable quantity is evaluated.
The suitability of the material for specific purposes is not evaluated, nor are factors
that affect excavation of the material. The properties used to evaluate the soil as a
source of sand or gravel are gradation of grain sizes (as indicated by the Unified
classification of the soil), the thickness of suitable material, and the content of rock
fragments. If the bottom layer of the soil contains sand or gravel, the soil is considered
a likely source regardless of thickness. The assumption is that the sand or gravel layer
below the depth of observation exceeds the minimum thickness. The ratings are for
the whole soil, from the surface to a depth of about 6 feet.
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Sept. 9, 2012 
Lawrence Douglas County 
Metropolitan Planning Office 
6 East 6th Street,  
P.O. Box 708,  
Lawrence, KS 66044 
 
Planning Staff: 
 
As interested property owners, we are writing this letter to object to the Conditional Use 
Permit (CUP) that Penny Sand Co. has applied for near 1500N and 1850E.  This CUP 
asks permission for a pit mining operation for sand removal.  This would completely 
change the agricultural setting of the area.  If allowed, this CUP would subject the area to 
dramatically increased industrial activity, including noise, dust, and environment 
destruction.  We ask that you deny the CUP for the following reasons: 
 
(1)The affected area has some interesting Douglas County history associated with it and 
contains some historic houses.   
   
(2) The river bank in the vicinity of this proposed pit mining operation is unstable and has 
moved considerably over recent times.  If pit mining is allowed in this area, in times of 
flood the chances of a dramatic river channel change is magnified greatly.   
 
(3) On this proposed 434 acre pit mining site, the majority of the area is covered by some 
of the highest quality soils as defined by the US Department of Agriculture.   It seems 
very short sighted to produce sand for short term gain and lose the potential for 
significant food and fiber production indefinitely.   
 
(4)There is a large amount of overburden (unusable soil, silt and clay) that must be 
removed (typically 23-24 feet).  Removing this much overburden will create an 
environmental nightmare 
 
(5) Opening this pit operation will expose one of the most prolific aquifers in this region 
to potential pollution.  This aquifer is a magnificent resource that must be protected and 
preserved for the future.   
 
(6)Several neighboring house wells could be affected by this pit.  Just down the valley 
about 1 5/8 miles lies the Eudora Public Water Supply Well Field; it could also be 
affected by the proposed pit mining operation.   
 
Thank you for your consideration of our concerns.   
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Introduction 
 
Proposed Development 

The existing “Penny Sand Extraction” facility - located next to Kansas River approximately 

1-1/2 miles northeast of the intersection of Noria Road (E 1750 Rd.) and N 1500 Road in 

Douglas County, Kansas – comprises approximately 114 acres. Under the proposed plan, 

the site will be expanded to include an additional sand excavation area of approximately 

351 acres for a total site area of approximately 465 acres (See Location Map, Figure 1 of 

Appendix I). Access to the site, as shown on the Site Plan (Figure 2 of Appendix I), will 

remain unchanged at its current location at the intersection of Noria Road and N 1500 

Road (i.e. north leg of the intersection). 

 

The facility will be open for operation on weekdays and some Saturdays (approximately 

250 days a year) between the hours of 6:30 a.m. and 6:30 p.m., staffed by as many as four 

(4) employees. 

 

According to the Horizon 2020 (Map 4-2), the site is FEMA designated “Floodway” and 

“Floodway Fringe”. 

 

Existing Nearby Developments 

Currently, the vast majority of the land in the proximity of the site is undeveloped with the 

exception of 

 “East Hills Business Park” located on the west side of Noria Road approximately 2/3 

miles south of N 1500 Road; and 

 A few scattered residential dwelling units in the study area. 

 

Purpose 

The purpose of this study is to: 

1. Evaluate the existing operating conditions of traffic along the anticipated route that 

site-generated trucks will utilize to access the site including the intersections of 

a. Noria Road and N 1500 Road; 

b. Noria Road and DG CO 442 (Old K-10); 

c. DG CO 442 (Old K-10) and DG CO 1057 (E 1900 Rd); and 
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d. The interchange of K-10 and DG CO 1057 (E 1900 Rd). 

2. Assess impact of the trips generated by the proposed expansion of the sand facility 

on the above mentioned intersections and roadway network; and 

3. Recommend off-site improvements needed (if any) as the result of this expansion. 

 

 

Data Collection and Summary 
 
In order to assess the impact of traffic generated by the expansion of the existing sand 

facility in the study area, field observations and traffic counts (including truck traffic) were 

conducted. The following paragraphs summarize the results of data collection efforts for 

this project. 

  

Roadway Network Geometric & Operating Characteristics 

In the vicinity of the development site, as illustrated in Figure 3 of Appendix I, 

 N. 1500 Road is a two-way, two lane roadway that runs east/west approximately 1.4 

miles south of the development site. This roadway extends west and becomes 15th 

Street at approximately 1-3/4 miles west of Noria Road as it enters the city limits of 

Lawrence. Some of the other roadway characteristics for N 1500 Road include: 

o Asphalt pavement with uneven surface west of E 1810 Road turning into 

gravel road east of there. 

o No shoulders. 

o An active railroad crossing (with gate and signal) approximately 1.3 miles 

west of Noria Road (just west of E 1625 Road).  

o Posted speed limit of 40 mph, changing to 30 mph west of E 1625 Road 

where railroad crossing is located. 

o Posted weight limit sign of “5 Tons” for commercial vehicles for both 

directions of travel. 

o East of Noria Road, it is designated as “Rural Minor Collector” on the 

County’s T2030 Major Thoroughfare Map. This designation changes to 

“Minor Arterial” for the segment west of Noria Road. 

o West of Noria Road, it serves as a commuter route between Lawrence and 

both, Eudora and “East Hills Business Park”. 
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 Noria Road (E. 1750 Road) is a two-way, two lane roadway that runs north/south 

along east side of “East Hills Business Park” connecting N 1500 Road to DG CO 

442 (Old K-10) and K-10 Highway. Some of the other characteristics of this roadway 

include: 

o An active railroad crossing (with gate and signal) approximately 1/2 mile 

south of Noria Road.  

o Concrete pavement with 6’ paved shoulders north of the railroad track. 

Asphalt pavement with 4’ shoulders south of the railroad track. 

o Posted speed limit of 45 mph between Noria Road and DG CO 442 (old K-

10), with an advisory speed limit sign of 35 mph along the curve south of DG 

CO 442. 

o Designated as “Minor Arterial” on the County’s T2030 Major Thoroughfare 

Map. 

o It serves as a commuter route between Lawrence and both Eudora and “east 

Hills Business Park”.  

 DG CO 442 (Old K-10) is a two-way, two lane roadway that runs east/west 

approximately 1 mile south of Noria Road and goes through city of Eudora to the 

east. Other roadway characteristics include: 

o Asphalt pavement with uneven surface and unpaved 4’-6’ shoulders. 

o Posted speed limit of 45 mph within the city limits (near Noria Road), 

changing to 55 mph in the county (west of Eudora). 

o Between Noria Road and Eudora, it is designated as “Minor Arterial” on the 

County’s T2030 Major Thoroughfare Map. 

o West of Eudora, this roadway serves as a commuter route between Eudora 

and both, Lawrence and “East Hills Business Park”. 

 DG CO 1057 is a two-way, two lane roadway running north/south crossing DG CO 

442 at approximately 1.5 miles east of Noria Road providing a main connection to 

K-10 Highway. Other roadway characteristics include: 

o Asphalt pavement with unpaved 2’-4’ shoulders. 

o Posted speed limit of 45 mph. 

o Designated as “Minor Arterial” on the County’s T2030 Major Thoroughfare 

Map. 
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 All intersections in the study area have one lane on each approach except for the: 

o Intersection of DG CO 1057 and DG CO 442, which has a dedicated 

northbound right-turn lane with approximately 175’ of storage and a 

dedicated westbound left-turn lane with approximately 110’ of storage; and 

o Intersection of Noria Road and DG CO 442, which has a dedicated 

westbound right-turn lane with 175’ of storage; and a channelized 

northbound right turnout. 

 

 

Manual Traffic Counts 

Currently, the “East Hills Business Park” is the main trip generator in the study area and 

will most likely dictate the time periods during which traffic on the adjacent roadway 

network reaches its peak. As part of this study, therefore, vehicular turning movement 

counts (including truck traffic) were conducted at the intersections under study during the 

time periods when shift changes for the “East Hills Business Park” occur. 

 

Currently the shifts change at 6:30, 7:00 and 7:30 in the morning and 2:30, 3:00 and 3:30 

in the afternoon. Therefore, for the purpose of this analysis, turning movement counts were 

conducted from 6:00 to 9:00 a.m. and 2:00 to 5:00 p.m. on typical weekdays (July 11th, 12th 

and 17th, 2012). The results, as summarized in Appendix III and illustrated in Figures 4 and 

5 of Appendix I, indicate that 

 

 Morning peak occurs between 7:30 and 8:30 a.m. for all vehicles including truck 

traffic; and 

 Afternoon peak occurs between 4:00 and 5:00 p.m. for all vehicles, and between 

3:00 and 4:00 p.m. for truck traffic. 

 At the intersection of Noria Road and N 1500 Road, the predominant movements 

are eastbound right-turn and northbound left-turn with no truck traffic on N 1500 

Road. 

 At the intersection of Noria Road and DG CO 442, the predominant movements are 

southbound left-turn and westbound right-turn. The predominant truck movements, 
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however, are northbound through (31% to 46%) and southbound left-turn (7% to 

16%). 

 At the intersection of DG CO 442 and DG CO 1057, the predominant movements 

are eastbound and westbound through. The predominant truck movements, 

however, are eastbound right-turn (19% to 31%) and northbound right-turn 

(unusually high at 27% to 60%). 

 At the interchange of K-10 and DG CO 1057, the predominant movements are 

southbound right-turn (at the north ramps) and eastbound left-turn (at the south 

ramps). The predominant truck movements, however, are southbound left-turn 

(20% to 32%) and eastbound left-turn (unusually high at 25% to 34%), both at the 

south ramps. 

 Field observations indicate that loaded trucks, leaving the existing sand plant, take 

Noria Road south to DG CO 442 (Old K-10), then east to DG CO 1057, then south 

to K-10 interchange, then east to their destinations. After their delivery, the trucks 

head back to the sand plant using K-10 Highway, then north on Noria Road straight 

to the plant entrance off of N 1500 Road.  

 

NOTES: 

1. During the time period traffic counts were being conducted for this study, there was 

a paving project near Eudora that generated a large number of truck traffic. Loaded 

trucks, carrying asphalt material, got to the job site from west using K-10 Highway to 

access DG CO 1057 at the interchange, then head north to DG CO 442 (Old K-10), 

then east to Eudora. Empty trucks left the job site using Church Street south to K-10 

Highway, then west to the asphalt plant. This construction activity resulted in an 

skew in the normal truck traffic pattern in the study area, which caused the heavy 

truck movement for the eastbound left-turn movement at the interchange and 

northbound right-turn movement at the intersection of DG Co 1057 and DG CO 442. 

2. DG CO 1057, approximately ½ mile south of the K-10 interchange, has been closed 

to traffic for a bridge replacement project. This also affected the through traffic on 

DG CO 1057 south of the interchange.  
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Evaluation of the Existing Operating Conditions 
 
A volume/capacity analysis (using methodologies outlined in the 2000 Highway Capacity 

Manual (HCM) published by the Transportation Research Board) was conducted to 

determine the level-of-service (LOS) for all movements at the intersections under study 

during the afternoon peak-hour of a typical weekday. 

 

Level-of-service, as defined in the HCM, describes the quality of traffic operating condition 

and ranges from “A” to “F”, with LOS “A” representing the best (most desirable with 

minimum delay) conditions and LOS “F” the worst (severely congested with excessive 

delays). The following chart outlines the level-of-service criteria for unsignalized and 

signalized intersections. 

 

Level-Of-Service 

Control Delay for 

Unsignalized Intersections

(seconds/vehicle) 

Control Delay for 

Signalized Intersections

(seconds/vehicle) 

A 0 – 10 0 – 10 

B > 10 – 15 > 10 – 20 

C > 15 – 25 > 20 – 35 

D > 25 – 35 > 35 – 55 

E > 35 – 50 > 55 – 80 

F > 50 > 80 

 

The results of analysis, as shown in Appendix II and summarized in Figure 6 of Appendix I, 

indicate that, under the existing conditions, all movements at all intersections in the study 

area operate at LOS “B” or higher during both morning and afternoon peak-hours of a 

typical weekday. 
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Trip Generation Analysis 
 
Typically, trips generated by a proposed development are estimated using trip generation 

rates suggested by the Institute of Transportation Engineers, Trip Generation Manual, 8th 

Edition. Since the Manual does not have information for land use type “Sand Plant”, the 

following procedure was used for analysis: 

 

 For the sand processing component of this development, the number of trucks 

generated by this site was estimated based on the following assumptions: 

o With the proposed new expansion, the plant is anticipated to distribute as 

much as 5,000 tons of sand on a most productive day. 

o 80% of trucks serving the site will be Tractor Trailers each with a 

maximum load capacity of 25-30 tons. The remaining 20% will be tandem 

trucks each hauling between 15 and 18 tons. This is equivalent to an 

average truck load of approximately 25 tons. 

o Assuming a high productive day (5,000 tons of distribution), the estimated 

number of trucks serving the site will be around 200 trucks/day, which 

equates to a total of 400 trip-ends (two-way trips) per day. 

o Hauling time varies for different plants. Truckers going to the same plant 

have different lap times. The only time that trucks tend to arrive 

somewhat simultaneously is first thing in the morning when a plant opens. 

Their departure from the plant, however, is not simultaneous due to 

individual loading times. Other times throughout the day, truck traffic 

to/from the plant is spread out randomly over the 12-hours of operation 

(6:30 a.m. to 6:30 p.m.). For analysis purposes, it is assumed that peak-

hour truck traffic will be approximately 12% of the daily truck traffic, which 

is approximately 48 trip-ends (24 inbound and 24 outbound) during the 

morning peak-hour of operation. 

o To account for the existing traffic in/out of the site (i.e. current operation of 

the sand plant), a truck count survey was conducted during the time 

period when turning movement counts were being conducted. The 

results, as summarized in Figure 5 of Appendix I, indicate that the existing 

sand processing facility generates 8 trip-ends (4 inbound and 4 outbound) 
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during the morning peak-hour, and 9 trip-ends (5 inbound and 4 

outbound) during the afternoon peak-hour. 

 

  

 For the office component of this development, no increase in number of employees 

are anticipated, hence no additional trips will be generated by the office component. 

 

Using above mentioned assumptions, the net increase in number of trips  resulted by the 

proposed sand plant expansion will be approximately 40 trip-ends (20 inbound and 20 

outbound) during both morning and afternoon peak-hours of a typical weekday - all truck 

traffic. 

 

 
Analysis Time Period 

An overview of the existing traffic volumes in the study area and their peak characteristics, 

in conjunction with estimated trips generated from the proposed development, indicate that 

the most critical peak period will likely occur during morning peak-hour of a typical 

weekday. Therefore, the morning peak-hour is selected as the analysis time period for this 

study. In addition, afternoon peak-hour is also analyzed. 

 

 

Trip Distribution and Assignment Analysis 
 
As mentioned earlier, field observations indicate that all truck traffic generated by the 

existing sand operation head south on Noria Road, thence east on DG CO 442, thence 

south on DG CO 1057 to access K-10 Highway and head east. Based on the information 

provided by the applicant, the vast majority of the new trips generated by the site 

expansion will also follow the same patterns. Figures 7 and 8 of Appendix I illustrate trip 

distribution patterns and assignment for the site-generated trips, respectively. Note that a 

small portion of the trips (~ 5%) are assigned to go west on K-10 (at the interchange) to 

represent occasional trips to the west. 
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Impact Assessment 
 
Volume/Capacity Analysis 

An evaluation of the “Existing + Proposed Development” traffic conditions (using HCS2000 

methodology mentioned earlier) indicates that LOS for all movements at all intersections 

under study remain unchanged at “B” or higher during both morning and afternoon peak-

hours of a typical weekday. The results, as shown in Appendix II and illustrated in Figures 

9 and 10 of Appendix I, indicate that traffic generated from the proposed facility expansion 

will not have a negative impact on the capacity of the roadway networks in the study area. 

 

Dedicated Turn-Lane Analysis 

Using the guidelines for both right-turn and left-turn treatments at unsignalized 

intersections (as listed in Appendix IV) indicate that, from traffic volume stand point, no 

new dedicated turn lanes are required at any intersections in the study area. 

 

Under the existing conditions, during the critical analysis period (morning peak-hour of a 

typical weekday), approximately 17% of the eastbound traffic at the intersection of DG CO 

442 and DG CO 1057 consists of heavy trucks - all of which negotiate right turn at this 

location. The proposed expansion for the sand plant will significantly increase the heavy 

truck traffic for this movement to as high as ~42% of the total eastbound movement. 

Because of their low power/acceleration ratio, not having a dedicated eastbound right-turn 

lane may interfere with the through traffic creating a safety concern. It is, therefore, 

desirable (as a safety measure) that a dedicated eastbound right-turn lane be provided at 

this location to keep the large number of heavy trucks out of the main traffic flow on DG 

CO 442. 
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Summary & Recommendations 

The results of this impact analysis indicate that the proposed “Penny Sand Plant 

Expansion” will have minimal impact on the capacity of the roadway network in the study 

area with no degradation of level-of-service at any locations under study (LOS of “B” or 

higher). 

 

From safety stand point, however, the following improvements are desirable: 

1. Pave a 100’ long section of the site access, just north of N 1500 Road, to keep 

gravel from being tracked, by site-generated trucks, onto the intersection.  

2. Provide a dedicated eastbound right-turn lane on DG CO 442 (Old K-10) at its 

intersection with DG CO 1057 (E 1900 Rd). The minimum storage length for this 

turn lane should be 150’ in order to accommodate two (2) tractor trailer and two 

passenger cars. This is a desirable safety measure to keep loaded heavy trucks 

(having low power/acceleration ratio) out of the main traffic flow. Under the 

existing conditions, there is a 12’ wide paved area for a length of approximately 

140’ that is not marked as a traffic lane rather has white crosshatch pavement 

marking along its entire length. This area can potentially be utilized to create the 

subject right-turn lane.  

3. Pavement condition along certain segments of the roadway network in the study 

area should be evaluated to determine if it can withstand the increase in heavy 

truck traffic resulted by the proposed sand plant expansion. 

 



 

APPENDIX I 
 

Results of Trip Distribution and Assignment Analysis 
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NORTH

NOT TO SCALE

LEGEND

PROJECT SITE

GRAVEL ROAD

PAVED ROAD

RAILROAD
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WEIGHT LIMIT SIGN

ACTIVE RR CROSSING (GATE & SIGNAL)

PASSIVE RR CROSSING (CROSS BUCK)
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OUTBOUND TRIPS

FIGURE 7

TRIP DISTRIBUTION PATTERNS FOR THE PROPOSED

DEVELOPMENT (PEAK-HOURS OF ADJACENT

ROADWAY NETWORK,  TYPICAL WEEKDAY)
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FIGURE 8

SITE-GENERATED TRIPS (NET INCREASE IN TRUCK TRAFFIC)

FOR THE PROPOSED DEVELOPMENT (PEAK-HOURS OF

ADJACENT ROADWAY NETWORK,  TYPICAL WEEKDAY)
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FIGURE 9

"EXISTING + DEVELOPMENT SITE" TRAFFIC VOLUMES

(PEAK-HOURS OF A TYPICAL WEEKDAY)
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PASSIVE RR CROSSING (CROSS BUCK)
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FIGURE 10

SUMMARY OF L.O.S. FOR "EXISTING +

DEVELOPMENT SITE" TRAFFIC CONDITIONS

(PEAK-HOURS OF A TYPICAL WEEKDAY)
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Intersection of N 1500 Rd &  Noria Rd Exsiting Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 7 122 2 10 1 117 2 2 0 2 0
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 8 133 2 11 1 127 2 2 0 2 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 12 140 91 90 74 93 156 11
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 12 140 91 90 74 93 156 11
tC, single (s) 4.1 4.1 7.1 6.5 6.2 7.1 7.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.9 3.3
p0 queue free % 100 100 86 100 100 100 100 100
cM capacity (veh/h) 1607 1443 890 799 988 886 588 1069

Direction, Lane # EB 1 WB 1 NB 1 SB 1
Volume Total 140 14 132 2
Volume Left 0 2 127 0
Volume Right 133 1 2 0
cSH 1607 1443 890 588
Volume to Capacity 0.00 0.00 0.15 0.00
Queue Length 95th (ft) 0 0 13 0
Control Delay (s) 0.0 1.2 9.7 11.1
Lane LOS A A B
Approach Delay (s) 0.0 1.2 9.7 11.1
Approach LOS A B

Intersection Summary
Average Delay 4.6
Intersection Capacity Utilization 28.0% ICU Level of Service A
Analysis Period (min) 15



Intersection of N 1500 Rd & Noria Rd Exsiting Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 1 11 130 1 9 0 117 1 1 0 7 2
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Frt 0.876 0.999 0.973
Flt Protected 0.995 0.953
Satd. Flow (prot) 0 1632 0 0 1853 0 0 1760 0 0 1025 0
Flt Permitted 0.995 0.953
Satd. Flow (perm) 0 1632 0 0 1853 0 0 1760 0 0 1025 0
Link Speed (mph) 30 30 30 30
Link Distance (ft) 742 793 5163 445
Travel Time (s) 16.9 18.0 117.3 10.1
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Heavy Vehicles (%) 2% 2% 2% 2% 2% 2% 2% 100% 2% 2% 100% 2%
Adj. Flow (vph) 1 12 141 1 10 0 127 1 1 0 8 2
Shared Lane Traffic (%)
Lane Group Flow (vph) 0 154 0 0 11 0 0 129 0 0 10 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 0 0 0 0
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9 15 9 15 9
Sign Control Free Free Stop Stop

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 28.8% ICU Level of Service A
Analysis Period (min) 15



Intersection of Noria Rd & DG CO 442 Exsiting Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 16 119 98 22 31 15
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 17 129 107 24 34 16
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 190 107 107
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 190 107 107
tC, single (s) 6.5 6.2 4.3
tC, 2 stage (s)
tF (s) 3.6 3.3 2.3
p0 queue free % 98 86 98
cM capacity (veh/h) 758 948 1401

Direction, Lane # WB 1 NB 1 NB 2 SB 1
Volume Total 147 107 24 50
Volume Left 17 0 0 34
Volume Right 129 0 24 0
cSH 1075 1700 1700 1401
Volume to Capacity 0.14 0.06 0.01 0.02
Queue Length 95th (ft) 12 0 0 2
Control Delay (s) 9.5 0.0 0.0 5.2
Lane LOS A A
Approach Delay (s) 9.5 0.0 5.2
Approach LOS A

Intersection Summary
Average Delay 5.0
Intersection Capacity Utilization 19.2% ICU Level of Service A
Analysis Period (min) 15



Intersection of Noria Rd & DG CO 442 Exsiting Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 12 63 32 22 146 72
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 13 68 35 24 159 78
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 430 35 35
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 430 35 35
tC, single (s) 6.4 6.5 4.2
tC, 2 stage (s)
tF (s) 3.5 3.6 2.3
p0 queue free % 98 93 90
cM capacity (veh/h) 522 959 1545

Direction, Lane # WB 1 NB 1 NB 2 SB 1
Volume Total 82 35 24 237
Volume Left 13 0 0 159
Volume Right 68 0 24 0
cSH 1141 1700 1700 1545
Volume to Capacity 0.07 0.02 0.01 0.10
Queue Length 95th (ft) 6 0 0 9
Control Delay (s) 9.5 0.0 0.0 5.4
Lane LOS A A
Approach Delay (s) 9.5 0.0 5.4
Approach LOS A

Intersection Summary
Average Delay 5.4
Intersection Capacity Utilization 28.5% ICU Level of Service A
Analysis Period (min) 15



Intersection of DG CO 442 & DG CO 1057 Exsiting Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 20 26 57 93 0 11 1 15 0 0 0
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 22 28 62 101 0 12 1 16 0 0 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 101 50 261 261 36 270 275 101
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 101 50 261 261 36 270 275 101
tC, single (s) 4.1 4.1 7.1 6.5 6.3 7.1 6.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.4 3.5 4.0 3.3
p0 queue free % 100 96 98 100 98 100 100 100
cM capacity (veh/h) 1491 1557 671 618 1025 651 607 954

Direction, Lane # EB 1 WB 1 WB 2 NB 1 SB 1
Volume Total 50 62 101 29 0
Volume Left 0 62 0 12 0
Volume Right 28 0 0 16 0
cSH 1491 1557 1700 1500 1700
Volume to Capacity 0.00 0.04 0.06 0.02 0.00
Queue Length 95th (ft) 0 3 0 1 0
Control Delay (s) 0.0 7.4 0.0 9.4 0.0
Lane LOS A A A
Approach Delay (s) 0.0 2.8 9.4 0.0
Approach LOS A A

Intersection Summary
Average Delay 3.0
Intersection Capacity Utilization 19.8% ICU Level of Service A
Analysis Period (min) 15



Intersection of DG CO 442 & DG CO 1057 Exsiting Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 1 92 52 35 51 1 10 1 58 0 2 2
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 1 100 57 38 55 1 11 1 63 0 2 2
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 57 157 265 263 128 295 291 56
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 57 157 265 263 128 295 291 56
tC, single (s) 4.1 4.1 7.2 6.5 6.5 7.1 6.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.6 4.0 3.5 3.5 4.0 3.3
p0 queue free % 100 97 98 100 93 100 100 100
cM capacity (veh/h) 1548 1423 654 624 861 596 603 1011

Direction, Lane # EB 1 WB 1 WB 2 NB 1 SB 1
Volume Total 158 38 57 75 4
Volume Left 1 38 0 11 0
Volume Right 57 0 1 63 2
cSH 1548 1423 1700 1025 755
Volume to Capacity 0.00 0.03 0.03 0.07 0.01
Queue Length 95th (ft) 0 2 0 6 0
Control Delay (s) 0.1 7.6 0.0 9.7 9.8
Lane LOS A A A A
Approach Delay (s) 0.1 3.1 9.7 9.8
Approach LOS A A

Intersection Summary
Average Delay 3.2
Intersection Capacity Utilization 28.7% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (North Ramps) Exsiting Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 0 0 0 0 19 0 29 0 0 24 76
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 0 0 21 0 32 0 0 26 83
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 120 99 67 99 140 32 109 32
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 120 99 67 99 140 32 109 32
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.2 4.1 4.1
tC, 2 stage (s)
tF (s) 3.5 4.0 3.3 3.5 4.0 3.3 2.2 2.2
p0 queue free % 100 100 100 100 100 98 100 100
cM capacity (veh/h) 839 791 996 883 751 1042 1482 1581

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 21 32 109
Volume Left 0 0 0
Volume Right 21 0 83
cSH 1042 1482 1700
Volume to Capacity 0.02 0.00 0.06
Queue Length 95th (ft) 2 0 0
Control Delay (s) 8.5 0.0 0.0
Lane LOS A
Approach Delay (s) 8.5 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.1
Intersection Capacity Utilization 15.9% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (North Ramps) Exsiting Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 0 0 1 0 5 2 63 0 0 58 35
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 1 0 5 2 68 0 0 63 38
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 160 155 82 155 174 68 101 68
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 160 155 82 155 174 68 101 68
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.4 4.1 4.1
tC, 2 stage (s)
tF (s) 3.5 4.0 3.3 3.5 4.0 3.5 2.2 2.2
p0 queue free % 100 100 100 100 100 99 100 100
cM capacity (veh/h) 800 736 978 811 718 947 1491 1533

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 7 71 101
Volume Left 1 2 0
Volume Right 5 0 38
cSH 921 1491 1700
Volume to Capacity 0.01 0.00 0.06
Queue Length 95th (ft) 1 0 0
Control Delay (s) 8.9 0.2 0.0
Lane LOS A A
Approach Delay (s) 8.9 0.2 0.0
Approach LOS A

Intersection Summary
Average Delay 0.4
Intersection Capacity Utilization 15.2% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (South Ramps) Exsiting Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 41 0 0 0 0 0 0 2 0 19 3 0
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 45 0 0 0 0 0 0 2 0 21 3 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 47 47 3 47 47 2 3 2
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 47 47 3 47 47 2 3 2
tC, single (s) 7.4 6.5 6.2 7.1 6.5 6.2 4.1 4.4
tC, 2 stage (s)
tF (s) 3.8 4.0 3.3 3.5 4.0 3.3 2.2 2.5
p0 queue free % 95 100 100 100 100 100 100 99
cM capacity (veh/h) 871 833 1081 944 833 1082 1619 1444

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 45 2 24
Volume Left 45 0 21
Volume Right 0 0 0
cSH 871 1700 1444
Volume to Capacity 0.05 0.00 0.01
Queue Length 95th (ft) 4 0 1
Control Delay (s) 9.4 0.0 6.5
Lane LOS A A
Approach Delay (s) 9.4 0.0 6.5
Approach LOS A

Intersection Summary
Average Delay 8.1
Intersection Capacity Utilization 17.9% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (South Ramps) Exsiting Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 60 0 2 0 0 0 0 5 2 55 4 0
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 65 0 2 0 0 0 0 5 2 60 4 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 130 132 4 133 130 7 4 8
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 130 132 4 133 130 7 4 8
tC, single (s) 7.3 6.5 6.2 7.1 6.5 6.2 4.1 4.3
tC, 2 stage (s)
tF (s) 3.7 4.0 3.3 3.5 4.0 3.3 2.2 2.4
p0 queue free % 92 100 100 100 100 100 100 96
cM capacity (veh/h) 768 729 1079 812 730 1076 1617 1503

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 67 8 64
Volume Left 65 0 60
Volume Right 2 2 0
cSH 775 1700 1503
Volume to Capacity 0.09 0.00 0.04
Queue Length 95th (ft) 7 0 3
Control Delay (s) 10.1 0.0 7.0
Lane LOS B A
Approach Delay (s) 10.1 0.0 7.0
Approach LOS B

Intersection Summary
Average Delay 8.1
Intersection Capacity Utilization 20.0% ICU Level of Service A
Analysis Period (min) 15



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

EXISTING + 
DEVELOPMENT TRAFFIC CONDITIONS 



Intersection of N 1500 Rd & Noria Rd "Exisiting + Development" Traffic Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 7 122 2 10 1 117 22 2 0 22 0
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 8 133 2 11 1 127 24 2 0 24 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 12 140 102 90 74 104 156 11
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 12 140 102 90 74 104 156 11
tC, single (s) 4.1 4.1 7.1 6.5 6.2 7.1 7.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.9 3.3
p0 queue free % 100 100 85 97 100 100 96 100
cM capacity (veh/h) 1607 1443 851 799 988 853 588 1069

Direction, Lane # EB 1 WB 1 NB 1 SB 1
Volume Total 140 14 153 24
Volume Left 0 2 127 0
Volume Right 133 1 2 0
cSH 1607 1443 844 588
Volume to Capacity 0.00 0.00 0.18 0.04
Queue Length 95th (ft) 0 0 17 3
Control Delay (s) 0.0 1.2 10.2 11.4
Lane LOS A B B
Approach Delay (s) 0.0 1.2 10.2 11.4
Approach LOS B B

Intersection Summary
Average Delay 5.6
Intersection Capacity Utilization 29.0% ICU Level of Service A
Analysis Period (min) 15



Intersection of N 1500 Rd & Noria Rd "Existing + Development" Traffic Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 1 11 130 1 9 0 117 21 1 0 27 2
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 1 12 141 1 10 0 127 23 1 0 29 2
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 10 153 114 97 83 109 167 10
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 10 153 114 97 83 109 167 10
tC, single (s) 4.1 4.1 7.1 7.5 6.2 7.1 7.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.9 3.3 3.5 4.9 3.3
p0 queue free % 100 100 85 96 100 100 95 100
cM capacity (veh/h) 1610 1427 828 640 977 844 579 1072

Direction, Lane # EB 1 WB 1 NB 1 SB 1
Volume Total 154 11 151 32
Volume Left 1 1 127 0
Volume Right 141 0 1 2
cSH 1610 1427 793 598
Volume to Capacity 0.00 0.00 0.19 0.05
Queue Length 95th (ft) 0 0 17 4
Control Delay (s) 0.1 0.8 10.6 11.4
Lane LOS A A B B
Approach Delay (s) 0.1 0.8 10.6 11.4
Approach LOS B B

Intersection Summary
Average Delay 5.7
Intersection Capacity Utilization 29.8% ICU Level of Service A
Analysis Period (min) 15



Intersection of Noria Rd & DG CO 442 "Exisiting + Development" Traffic Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 16 139 98 22 51 15
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 17 151 107 24 55 16
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 234 107 107
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 234 107 107
tC, single (s) 6.5 6.2 4.3
tC, 2 stage (s)
tF (s) 3.6 3.3 2.3
p0 queue free % 98 84 96
cM capacity (veh/h) 704 948 1401

Direction, Lane # WB 1 NB 1 NB 2 SB 1
Volume Total 168 107 24 72
Volume Left 17 0 0 55
Volume Right 151 0 24 0
cSH 1057 1700 1700 1401
Volume to Capacity 0.16 0.06 0.01 0.04
Queue Length 95th (ft) 14 0 0 3
Control Delay (s) 9.6 0.0 0.0 6.0
Lane LOS A A
Approach Delay (s) 9.6 0.0 6.0
Approach LOS A

Intersection Summary
Average Delay 5.5
Intersection Capacity Utilization 20.4% ICU Level of Service A
Analysis Period (min) 15



Intersection of Noria Rd & DG CO 442 "Existing + Development" Traffic Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 12 83 32 22 166 72
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 13 90 35 24 180 78
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 474 35 35
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 474 35 35
tC, single (s) 6.4 6.5 4.2
tC, 2 stage (s)
tF (s) 3.5 3.6 2.3
p0 queue free % 97 91 88
cM capacity (veh/h) 485 959 1545

Direction, Lane # WB 1 NB 1 NB 2 SB 1
Volume Total 103 35 24 259
Volume Left 13 0 0 180
Volume Right 90 0 24 0
cSH 1097 1700 1700 1545
Volume to Capacity 0.09 0.02 0.01 0.12
Queue Length 95th (ft) 8 0 0 10
Control Delay (s) 9.6 0.0 0.0 5.6
Lane LOS A A
Approach Delay (s) 9.6 0.0 5.6
Approach LOS A

Intersection Summary
Average Delay 5.8
Intersection Capacity Utilization 29.6% ICU Level of Service A
Analysis Period (min) 15



Intersection of DG CO 442 & DG CO 1057 "Exisiting + Development" Traffic Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 20 46 57 93 0 31 1 15 0 0 0
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 22 50 62 101 0 34 1 16 0 0 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 101 72 272 272 47 280 297 101
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 101 72 272 272 47 280 297 101
tC, single (s) 4.1 4.1 7.1 6.5 6.3 7.1 6.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.4 3.5 4.0 3.3
p0 queue free % 100 96 95 100 98 100 100 100
cM capacity (veh/h) 1491 1528 660 609 1011 640 590 954

Direction, Lane # EB 1 WB 1 WB 2 NB 1 SB 1
Volume Total 72 62 101 51 0
Volume Left 0 62 0 34 0
Volume Right 50 0 0 16 0
cSH 1491 1528 1700 967 1700
Volume to Capacity 0.00 0.04 0.06 0.05 0.00
Queue Length 95th (ft) 0 3 0 4 0
Control Delay (s) 0.0 7.5 0.0 10.1 0.0
Lane LOS A B A
Approach Delay (s) 0.0 2.8 10.1 0.0
Approach LOS B A

Intersection Summary
Average Delay 3.4
Intersection Capacity Utilization 19.8% ICU Level of Service A
Analysis Period (min) 15



Intersection of DG CO 442 & DG CO 1057 "Existing + Development" Traffic Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 1 92 72 35 51 1 30 1 58 0 2 2
Sign Control Free Free Stop Stop
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 1 100 78 38 55 1 33 1 63 0 2 2
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh) 7
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 57 178 276 274 139 305 312 56
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 57 178 276 274 139 305 312 56
tC, single (s) 4.1 4.1 7.2 6.5 6.5 7.1 6.5 6.2
tC, 2 stage (s)
tF (s) 2.2 2.2 3.6 4.0 3.5 3.5 4.0 3.3
p0 queue free % 100 97 95 100 93 100 100 100
cM capacity (veh/h) 1548 1398 643 616 849 585 586 1011

Direction, Lane # EB 1 WB 1 WB 2 NB 1 SB 1
Volume Total 179 38 57 97 4
Volume Left 1 38 0 33 0
Volume Right 78 0 1 63 2
cSH 1548 1398 1700 1303 742
Volume to Capacity 0.00 0.03 0.03 0.07 0.01
Queue Length 95th (ft) 0 2 0 6 0
Control Delay (s) 0.1 7.6 0.0 10.0 9.9
Lane LOS A A B A
Approach Delay (s) 0.1 3.1 10.0 9.9
Approach LOS B A

Intersection Summary
Average Delay 3.5
Intersection Capacity Utilization 31.0% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (North Ramps) "Exisiting + Development" Traffic Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 0 0 0 0 38 0 30 0 0 43 77
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 0 0 41 0 33 0 0 47 84
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 162 121 89 121 163 33 130 33
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 162 121 89 121 163 33 130 33
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.2 4.1 4.1
tC, 2 stage (s)
tF (s) 3.5 4.0 3.3 3.5 4.0 3.3 2.2 2.2
p0 queue free % 100 100 100 100 100 96 100 100
cM capacity (veh/h) 771 769 970 854 729 1041 1455 1579

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 41 33 130
Volume Left 0 0 0
Volume Right 41 0 84
cSH 1041 1455 1700
Volume to Capacity 0.04 0.00 0.08
Queue Length 95th (ft) 3 0 0
Control Delay (s) 8.6 0.0 0.0
Lane LOS A
Approach Delay (s) 8.6 0.0 0.0
Approach LOS A

Intersection Summary
Average Delay 1.7
Intersection Capacity Utilization 17.0% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (North Ramps) "Existing + Development" Traffic Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 0 0 0 1 0 24 2 64 0 0 77 36
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 0 0 1 0 26 2 70 0 0 84 39
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 203 177 103 177 197 70 123 70
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 203 177 103 177 197 70 123 70
tC, single (s) 7.1 6.5 6.2 7.1 6.5 6.4 4.1 4.1
tC, 2 stage (s)
tF (s) 3.5 4.0 3.3 3.5 4.0 3.5 2.2 2.2
p0 queue free % 100 100 100 100 100 97 100 100
cM capacity (veh/h) 733 715 952 784 698 945 1464 1531

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 27 72 123
Volume Left 1 2 0
Volume Right 26 0 39
cSH 938 1464 1700
Volume to Capacity 0.03 0.00 0.07
Queue Length 95th (ft) 2 0 0
Control Delay (s) 9.0 0.2 0.0
Lane LOS A A
Approach Delay (s) 9.0 0.2 0.0
Approach LOS A

Intersection Summary
Average Delay 1.2
Intersection Capacity Utilization 16.2% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (South Ramps) "Exisiting + Development" Traffic Conditions
Morning Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 42 0 0 0 0 0 0 2 0 38 3 0
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 46 0 0 0 0 0 0 2 0 41 3 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 88 88 3 88 88 2 3 2
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 88 88 3 88 88 2 3 2
tC, single (s) 7.4 6.5 6.2 7.1 6.5 6.2 4.1 4.4
tC, 2 stage (s)
tF (s) 3.8 4.0 3.3 3.5 4.0 3.3 2.2 2.5
p0 queue free % 94 100 100 100 100 100 100 97
cM capacity (veh/h) 808 779 1081 878 779 1082 1619 1444

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 46 2 45
Volume Left 46 0 41
Volume Right 0 0 0
cSH 808 1700 1444
Volume to Capacity 0.06 0.00 0.03
Queue Length 95th (ft) 4 0 2
Control Delay (s) 9.7 0.0 7.0
Lane LOS A A
Approach Delay (s) 9.7 0.0 7.0
Approach LOS A

Intersection Summary
Average Delay 8.2
Intersection Capacity Utilization 18.9% ICU Level of Service A
Analysis Period (min) 15



K-10 & DG CO 1057 (South Ramps) "Existing + Development" Traffic Conditions
Afternoon Peak-Hour

Synchro 7 - Light:  Report
Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 61 0 2 0 0 0 0 5 2 74 4 0
Sign Control Stop Stop Free Free
Grade 0% 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 66 0 2 0 0 0 0 5 2 80 4 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 172 173 4 174 172 7 4 8
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 172 173 4 174 172 7 4 8
tC, single (s) 7.3 6.5 6.2 7.1 6.5 6.2 4.1 4.3
tC, 2 stage (s)
tF (s) 3.7 4.0 3.3 3.5 4.0 3.3 2.2 2.4
p0 queue free % 91 100 100 100 100 100 100 95
cM capacity (veh/h) 712 682 1079 755 683 1076 1617 1503

Direction, Lane # EB 1 NB 1 SB 1
Volume Total 68 8 85
Volume Left 66 0 80
Volume Right 2 2 0
cSH 720 1700 1503
Volume to Capacity 0.10 0.00 0.05
Queue Length 95th (ft) 8 0 4
Control Delay (s) 10.5 0.0 7.2
Lane LOS B A
Approach Delay (s) 10.5 0.0 7.2
Approach LOS B

Intersection Summary
Average Delay 8.3
Intersection Capacity Utilization 21.1% ICU Level of Service A
Analysis Period (min) 15



APPENDIX III 
 

Summary of Peak-Hours Traffic Counts 

  All Vehicles 

 Trucks Only 

 



File Name : Noria & N 1500 -eam
Site Code : 1
Start Date : 7/11/2012
Page No : 1

Intersection of Noria Rd & N 1500 Rd
Morning Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Sand Plant Driveway

From North
N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
06:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 6 0 6 11 0 0 0 11 18

06:15 AM 0 0 0 0 0 0 1 0 0 1 0 1 10 0 11 21 2 0 0 23 35

06:30 AM 0 0 0 0 0 0 1 1 0 2 0 1 21 0 22 19 1 1 0 21 45

06:45 AM 0 1 0 0 1 0 1 0 0 1 1 0 20 0 21 32 3 0 0 35 58

Total 1 1 0 0 2 0 3 1 0 4 1 2 57 0 60 83 6 1 0 90 156

07:00 AM 0 0 0 0 0 0 1 0 0 1 0 0 18 0 18 11 0 0 0 11 30

07:15 AM 0 0 0 0 0 1 1 0 0 2 0 0 32 0 32 20 1 0 0 21 55

07:30 AM 0 0 0 0 0 0 4 0 0 4 0 1 26 0 27 26 0 0 0 26 57

07:45 AM 0 1 0 0 1 0 1 1 0 2 0 0 40 0 40 49 3 0 0 52 95

Total 0 1 0 0 1 1 7 1 0 9 0 1 116 0 117 106 4 0 0 110 237

08:00 AM 0 0 0 0 0 0 3 0 0 3 1 1 27 0 29 19 2 0 0 21 53

08:15 AM 0 1 0 0 1 1 2 1 0 4 1 0 24 0 25 28 2 0 0 30 60

08:30 AM 0 1 0 0 1 0 1 0 0 1 1 3 18 0 22 18 2 0 0 20 44

08:45 AM 0 3 0 0 3 0 1 0 0 1 0 0 20 0 20 19 0 0 0 19 43

Total 0 5 0 0 5 1 7 1 0 9 3 4 89 0 96 84 6 0 0 90 200

Grand Total 1 7 0 0 8 2 17 3 0 22 4 7 262 0 273 273 16 1 0 290 593
Apprch % 12.5 87.5 0 0  9.1 77.3 13.6 0  1.5 2.6 96 0  94.1 5.5 0.3 0   

Total % 0.2 1.2 0 0 1.3 0.3 2.9 0.5 0 3.7 0.7 1.2 44.2 0 46 46 2.7 0.2 0 48.9

Turning Movement Counts

︵All Vehicles ︶



File Name : Noria & N 1500 -eam
Site Code : 1
Start Date : 7/11/2012
Page No : 2

Intersection of Noria Rd & N 1500 Rd
Morning Peak-Hours
Sunny, Hot

Sand Plant Driveway
From North

N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0 0 0 0 0 0
4

0 0
4

0
1

26 0 27 26 0 0 0 26 57
07:45 AM 0

1
0 0 1 0 1 1 0 2 0 0 40 0 40 49 3 0 0 52 95

08:00 AM 0 0 0 0 0 0 3 0 0 3 1 1 27 0 29 19 2 0 0 21 53
08:15 AM 0 1 0 0 1 1 2 1 0 4 1 0 24 0 25 28 2 0 0 30 60

Total Volume 0 2 0 0 2 1 10 2 0 13 2 2 117 0 121 122 7 0 0 129 265
% App. Total 0 100 0 0  7.7 76.9 15.4 0  1.7 1.7 96.7 0  94.6 5.4 0 0   

PHF .000 .500 .000 .000 .500 .250 .625 .500 .000 .813 .500 .500 .731 .000 .756 .622 .583 .000 .000 .620 .697

Turning Movement Counts

︵All Vehicles ︶



File Name : Noria & N 1500 -epm
Site Code : 1
Start Date : 7/11/2012
Page No : 1

Intersection of Noria Rd & N 1500 Rd
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Sand Plant Driveway

From North
N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
02:00 PM 1 2 0 0 3 0 2 0 0 2 0 0 19 0 19 13 3 1 0 17 41

02:15 PM 0 1 0 0 1 0 0 0 0 0 1 1 9 0 11 19 2 0 0 21 33

02:30 PM 0 0 0 0 0 0 2 1 0 3 1 1 15 0 17 24 3 0 0 27 47

02:45 PM 0 1 0 0 1 0 1 0 0 1 1 0 16 0 17 16 3 0 0 19 38

Total 1 4 0 0 5 0 5 1 0 6 3 2 59 0 64 72 11 1 0 84 159

03:00 PM 0 1 0 0 1 0 0 0 0 0 0 1 29 0 30 19 0 0 0 19 50

03:15 PM 0 0 0 0 0 0 2 0 0 2 0 0 28 0 28 17 2 0 0 19 49

03:30 PM 0 1 0 0 1 0 3 1 0 4 0 3 52 0 55 26 4 0 0 30 90

03:45 PM 0 1 0 0 1 0 2 0 0 2 0 2 20 0 22 25 2 0 0 27 52

Total 0 3 0 0 3 0 7 1 0 8 0 6 129 0 135 87 8 0 0 95 241

04:00 PM 0 5 0 0 5 0 0 0 0 0 0 0 27 0 27 23 4 1 0 28 60

04:15 PM 1 0 0 0 1 0 4 0 0 4 0 0 14 0 14 35 4 0 0 39 58

04:30 PM 0 2 0 0 2 0 2 0 0 2 1 1 53 0 55 25 1 0 0 26 85

04:45 PM 1 0 0 0 1 0 3 1 0 4 0 0 23 0 23 47 2 0 0 49 77

Total 2 7 0 0 9 0 9 1 0 10 1 1 117 0 119 130 11 1 0 142 280

Grand Total 3 14 0 0 17 0 21 3 0 24 4 9 305 0 318 289 30 2 0 321 680
Apprch % 17.6 82.4 0 0  0 87.5 12.5 0  1.3 2.8 95.9 0  90 9.3 0.6 0   

Total % 0.4 2.1 0 0 2.5 0 3.1 0.4 0 3.5 0.6 1.3 44.9 0 46.8 42.5 4.4 0.3 0 47.2

Turning Movement Counts

︵All Vehicles ︶



File Name : Noria & N 1500 -epm
Site Code : 1
Start Date : 7/11/2012
Page No : 2

Intersection of Noria Rd & N 1500 Rd
Afternoon Peak-Hours
Sunny, Hot

Sand Plant Driveway
From North

N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0
5

0 0
5

0 0 0 0 0 0 0 27 0 27 23
4 1

0 28 60
04:15 PM 1 0 0 0 1 0 4 0 0 4 0 0 14 0 14 35 4 0 0 39 58
04:30 PM 0 2 0 0 2 0 2 0 0 2 1 1 53 0 55 25 1 0 0 26 85
04:45 PM 1 0 0 0 1 0 3 1 0 4 0 0 23 0 23 47 2 0 0 49 77

Total Volume 2 7 0 0 9 0 9 1 0 10 1 1 117 0 119 130 11 1 0 142 280
% App. Total 22.2 77.8 0 0  0 90 10 0  0.8 0.8 98.3 0  91.5 7.7 0.7 0   

PHF .500 .350 .000 .000 .450 .000 .563 .250 .000 .625 .250 .250 .552 .000 .541 .691 .688 .250 .000 .724 .824

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & Noria-eam
Site Code : 2
Start Date : 7/12/2012
Page No : 1

Intersection of Noria Rd & DG CO 442
Morning Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Noria Rd

From North
DG CO 442
From East

Noria Rd
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total
06:00 AM 0 4 2 0 6 13 0 1 0 14 1 6 0 0 7 0 0 0 0 0 27

06:15 AM 0 3 3 0 6 11 0 0 0 11 1 9 0 0 10 0 0 0 0 0 27

06:30 AM 0 3 5 0 8 22 0 2 0 24 5 16 0 0 21 0 0 0 0 0 53

06:45 AM 0 0 8 0 8 27 0 2 0 29 8 28 0 0 36 0 0 0 0 0 73

Total 0 10 18 0 28 73 0 5 0 78 15 59 0 0 74 0 0 0 0 0 180

07:00 AM 0 5 8 0 13 23 0 4 0 27 4 17 0 0 21 0 0 0 0 0 61

07:15 AM 0 0 11 0 11 29 0 2 0 31 5 17 0 0 22 0 0 0 0 0 64

07:30 AM 0 3 4 0 7 42 0 5 0 47 2 16 0 0 18 0 0 0 0 0 72

07:45 AM 0 4 6 0 10 25 0 7 0 32 8 37 0 0 45 0 0 0 0 0 87

Total 0 12 29 0 41 119 0 18 0 137 19 87 0 0 106 0 0 0 0 0 284

08:00 AM 0 2 10 0 12 26 0 3 0 29 7 25 0 0 32 0 0 0 0 0 73

08:15 AM 0 6 11 0 17 26 0 1 0 27 5 20 0 0 25 0 0 0 0 0 69

08:30 AM 0 10 4 0 14 18 0 6 0 24 2 14 0 0 16 0 0 0 0 0 54

08:45 AM 0 6 6 0 12 5 0 8 0 13 1 17 0 0 18 0 0 0 0 0 43

Total 0 24 31 0 55 75 0 18 0 93 15 76 0 0 91 0 0 0 0 0 239

Grand Total 0 46 78 0 124 267 0 41 0 308 49 222 0 0 271 0 0 0 0 0 703
Apprch % 0 37.1 62.9 0  86.7 0 13.3 0  18.1 81.9 0 0  0 0 0 0   

Total % 0 6.5 11.1 0 17.6 38 0 5.8 0 43.8 7 31.6 0 0 38.5 0 0 0 0 0

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & Noria-eam
Site Code : 2
Start Date : 7/12/2012
Page No : 2

Intersection of Noria Rd & DG CO 442
Morning Peak-Hours
Sunny, Hot

Noria Rd
From North

DG CO 442
From East

Noria Rd
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0 3 4 0 7
42

0 5 0
47

2 16 0 0 18 0 0 0 0 0 72
07:45 AM 0 4 6 0 10 25 0

7
0 32

8 37 0 0 45 0 0 0 0 0 87
08:00 AM 0 2 10 0 12 26 0 3 0 29 7 25 0 0 32 0 0 0 0 0 73
08:15 AM 0 6 11 0 17 26 0 1 0 27 5 20 0 0 25 0 0 0 0 0 69

Total Volume 0 15 31 0 46 119 0 16 0 135 22 98 0 0 120 0 0 0 0 0 301
% App. Total 0 32.6 67.4 0  88.1 0 11.9 0  18.3 81.7 0 0  0 0 0 0   

PHF .000 .625 .705 .000 .676 .708 .000 .571 .000 .718 .688 .662 .000 .000 .667 .000 .000 .000 .000 .000 .865

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & Noria-epm
Site Code : 2
Start Date : 7/12/2012
Page No : 1

Intersection of DG CO 442 & Noria Rd
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Noria Road
From North

DG CO 442
From East

Noria Road
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total
02:00 PM 0 9 9 0 18 16 0 7 0 23 7 2 0 0 9 0 0 0 0 0 50

02:15 PM 0 6 14 0 20 14 0 3 0 17 7 10 0 0 17 0 0 0 0 0 54

02:30 PM 0 12 18 0 30 14 0 6 0 20 6 4 0 0 10 0 0 0 0 0 60

02:45 PM 0 5 19 0 24 8 0 8 0 16 5 7 0 0 12 0 0 0 0 0 52

Total 0 32 60 0 92 52 0 24 0 76 25 23 0 0 48 0 0 0 0 0 216

03:00 PM 0 5 32 0 37 9 0 4 0 13 5 3 0 0 8 0 0 0 0 0 58

03:15 PM 0 3 16 0 19 19 0 6 0 25 2 12 0 0 14 0 0 0 0 0 58

03:30 PM 0 24 30 0 54 11 0 3 0 14 5 7 0 0 12 0 0 0 0 0 80

03:45 PM 0 7 23 0 30 7 0 5 0 12 5 8 0 0 13 0 0 0 0 0 55

Total 0 39 101 0 140 46 0 18 0 64 17 30 0 0 47 0 0 0 0 0 251

04:00 PM 0 24 34 0 58 20 0 4 0 24 5 4 0 0 9 0 0 0 0 0 91

04:15 PM 0 13 33 0 46 19 0 4 0 23 5 11 0 0 16 0 0 0 0 0 85

04:30 PM 0 23 36 0 59 13 0 2 0 15 8 9 0 0 17 0 0 0 0 0 91

04:45 PM 0 12 43 0 55 11 0 2 0 13 4 8 0 0 12 0 0 0 0 0 80

Total 0 72 146 0 218 63 0 12 0 75 22 32 0 0 54 0 0 0 0 0 347

Grand Total 0 143 307 0 450 161 0 54 0 215 64 85 0 0 149 0 0 0 0 0 814
Apprch % 0 31.8 68.2 0  74.9 0 25.1 0  43 57 0 0  0 0 0 0   

Total % 0 17.6 37.7 0 55.3 19.8 0 6.6 0 26.4 7.9 10.4 0 0 18.3 0 0 0 0 0

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & Noria-epm
Site Code : 2
Start Date : 7/12/2012
Page No : 2

Intersection of DG CO 442 & Noria Rd
Afternoon Peak-Hours
Sunny, Hot

Noria Road
From North

DG CO 442
From East

Noria Road
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0
24

34 0 58
20

0
4

0
24

5 4 0 0 9 0 0 0 0 0 91
04:15 PM 0 13 33 0 46 19 0 4 0 23 5 11 0 0 16 0 0 0 0 0 85
04:30 PM 0 23 36 0 59 13 0 2 0 15 8 9 0 0 17 0 0 0 0 0 91
04:45 PM 0 12 43 0 55 11 0 2 0 13 4 8 0 0 12 0 0 0 0 0 80

Total Volume 0 72 146 0 218 63 0 12 0 75 22 32 0 0 54 0 0 0 0 0 347
% App. Total 0 33 67 0  84 0 16 0  40.7 59.3 0 0  0 0 0 0   

PHF .000 .750 .849 .000 .924 .788 .000 .750 .000 .781 .688 .727 .000 .000 .794 .000 .000 .000 .000 .000 .953

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & CR 1057-eam
Site Code : 3
Start Date : 7/17/2012
Page No : 1

Intersection of CO Rd 442 & CO Rd 1057
Morning Peak-Hours
Sunny, Hot
Other:

Groups Printed- Unshifted
E 1900 Rd

From North
DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
06:00 AM 1 0 0 0 1 0 15 6 0 21 2 0 2 0 4 5 2 0 0 7 33

06:15 AM 0 0 0 0 0 0 14 8 0 22 2 0 0 0 2 1 3 0 0 4 28

06:30 AM 0 0 0 0 0 0 37 15 0 52 2 0 1 0 3 10 3 0 0 13 68

06:45 AM 0 0 0 0 0 0 15 15 0 30 5 1 2 0 8 5 4 0 0 9 47

Total 1 0 0 0 1 0 81 44 0 125 11 1 5 0 17 21 12 0 0 33 176

07:00 AM 0 0 0 0 0 0 18 11 0 29 3 0 3 0 6 8 11 0 0 19 54

07:15 AM 0 0 0 0 0 0 23 16 0 39 5 0 5 0 10 3 2 0 0 5 54

07:30 AM 0 0 0 0 0 0 16 8 0 24 5 1 10 0 16 6 3 0 0 9 49

07:45 AM 0 0 0 0 0 0 20 18 0 38 4 0 7 0 11 4 2 0 0 6 55

Total 0 0 0 0 0 0 77 53 0 130 17 1 25 0 43 21 18 0 0 39 212

08:00 AM 0 3 0 0 3 0 16 6 0 22 5 0 6 0 11 8 3 0 0 11 47

08:15 AM 0 1 0 0 1 1 12 5 0 18 8 1 5 0 14 1 11 0 0 12 45

08:30 AM 0 0 0 0 0 1 7 2 0 10 8 0 2 0 10 2 6 0 0 8 28

08:45 AM 0 1 1 0 2 0 4 9 0 13 4 0 1 0 5 3 6 0 0 9 29

Total 0 5 1 0 6 2 39 22 0 63 25 1 14 0 40 14 26 0 0 40 149

Grand Total 1 5 1 0 7 2 197 119 0 318 53 3 44 0 100 56 56 0 0 112 537
Apprch % 14.3 71.4 14.3 0  0.6 61.9 37.4 0  53 3 44 0  50 50 0 0   

Total % 0.2 0.9 0.2 0 1.3 0.4 36.7 22.2 0 59.2 9.9 0.6 8.2 0 18.6 10.4 10.4 0 0 20.9

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & CR 1057-eam
Site Code : 3
Start Date : 7/17/2012
Page No : 2

Intersection of CO Rd 442 & CO Rd 1057
Morning Peak-Hours
Sunny, Hot
Other:

E 1900 Rd
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 06:30 AM

06:30 AM 0 0 0 0 0 0
37

15 0
52

2 0 1 0 3
10

3 0 0 13
68

06:45 AM 0 0 0 0 0 0 15 15 0 30 5 1 2 0 8 5 4 0 0 9 47
07:00 AM 0 0 0 0 0 0 18 11 0 29 3 0 3 0 6 8 11 0 0 19 54
07:15 AM 0 0 0 0 0 0 23 16 0 39 5 0 5 0 10 3 2 0 0 5 54

Total Volume 0 0 0 0 0 0 93 57 0 150 15 1 11 0 27 26 20 0 0 46 223
% App. Total 0 0 0 0  0 62 38 0  55.6 3.7 40.7 0  56.5 43.5 0 0   

PHF .000 .000 .000 .000 .000 .000 .628 .891 .000 .721 .750 .250 .550 .000 .675 .650 .455 .000 .000 .605 .820

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & CR 1057-epm
Site Code : 3
Start Date : 7/17/2012
Page No : 1

Intersection of CO Rd 442 & CO Rd 1057
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 Rd.
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
02:00 PM 0 0 0 0 0 0 11 6 0 17 14 1 2 0 17 5 9 0 0 14 48

02:15 PM 1 1 2 0 4 0 7 6 0 13 14 0 1 0 15 4 12 0 0 16 48

02:30 PM 0 0 0 0 0 0 20 6 0 26 15 0 0 0 15 2 15 1 0 18 59

02:45 PM 0 0 0 0 0 0 11 5 0 16 11 0 3 0 14 0 10 0 0 10 40

Total 1 1 2 0 4 0 49 23 0 72 54 1 6 0 61 11 46 1 0 58 195

03:00 PM 0 0 0 0 0 0 9 8 0 17 14 0 2 0 16 10 22 0 0 32 65

03:15 PM 0 0 0 0 0 0 15 8 0 23 9 0 3 0 12 1 11 0 0 12 47

03:30 PM 0 0 0 0 0 0 11 9 0 20 13 1 0 0 14 10 22 0 0 32 66

03:45 PM 0 0 0 0 0 0 12 3 0 15 10 3 2 0 15 6 18 0 0 24 54

Total 0 0 0 0 0 0 47 28 0 75 46 4 7 0 57 27 73 0 0 100 232

04:00 PM 0 1 0 0 1 0 14 8 0 22 15 0 2 0 17 16 18 0 0 34 74

04:15 PM 0 0 0 0 0 0 9 7 0 16 15 0 5 0 20 11 21 0 0 32 68

04:30 PM 1 0 0 0 1 1 16 11 0 28 15 1 1 0 17 18 32 0 0 50 96

04:45 PM 1 1 0 0 2 0 12 9 0 21 13 0 2 0 15 7 21 1 0 29 67

Total 2 2 0 0 4 1 51 35 0 87 58 1 10 0 69 52 92 1 0 145 305

Grand Total 3 3 2 0 8 1 147 86 0 234 158 6 23 0 187 90 211 2 0 303 732
Apprch % 37.5 37.5 25 0  0.4 62.8 36.8 0  84.5 3.2 12.3 0  29.7 69.6 0.7 0   

Total % 0.4 0.4 0.3 0 1.1 0.1 20.1 11.7 0 32 21.6 0.8 3.1 0 25.5 12.3 28.8 0.3 0 41.4

Turning Movement Counts

︵All Vehicles ︶



File Name : CR 442 & CR 1057-epm
Site Code : 3
Start Date : 7/17/2012
Page No : 2

Intersection of CO Rd 442 & CO Rd 1057
Afternoon Peak-Hours
Sunny, Hot

E 1900 Rd.
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0
1

0 0 1 0 14 8 0 22
15

0 2 0 17 16 18 0 0 34 74
04:15 PM 0 0 0 0 0 0 9 7 0 16 15 0

5
0

20
11 21 0 0 32 68

04:30 PM 1 0 0 0 1 1 16 11 0 28 15 1 1 0 17 18 32 0 0 50 96
04:45 PM 1 1 0 0 2 0 12 9 0 21 13 0 2 0 15 7 21 1 0 29 67

Total Volume 2 2 0 0 4 1 51 35 0 87 58 1 10 0 69 52 92 1 0 145 305
% App. Total 50 50 0 0  1.1 58.6 40.2 0  84.1 1.4 14.5 0  35.9 63.4 0.7 0   

PHF .500 .500 .000 .000 .500 .250 .797 .795 .000 .777 .967 .250 .500 .000 .863 .722 .719 .250 .000 .725 .794

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-N Ramps-eam
Site Code : 4
Start Date : 7/12/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (North Ramps)
Morning Peak-Hours
Sunny, warm

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (WB Off Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (WB On Ramp)

From West
Start Time Right Thru App. Total Right Thru Left App. Total Thru Left App. Total App. Total Int. Total

06:00 AM 9 5 0 0 14 0 0 1 0 1 0 3 0 0 3 0 0 0 0 0 18

06:15 AM 2 2 0 0 4 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 7

06:30 AM 3 2 0 0 5 1 0 0 0 1 0 2 0 0 2 0 0 0 0 0 8

06:45 AM 10 3 0 0 13 1 0 0 0 1 0 8 0 0 8 0 0 0 0 0 22

Total 24 12 0 0 36 2 0 1 0 3 0 16 0 0 16 0 0 0 0 0 55

07:00 AM 16 6 0 0 22 2 0 0 0 2 0 5 0 0 5 0 0 0 0 0 29

07:15 AM 20 8 0 0 28 6 0 0 0 6 0 3 0 0 3 0 0 0 0 0 37

07:30 AM 20 6 0 0 26 5 0 0 0 5 0 11 0 0 11 0 0 0 0 0 42

07:45 AM 20 4 0 0 24 6 0 0 0 6 0 10 0 0 10 0 0 0 0 0 40

Total 76 24 0 0 100 19 0 0 0 19 0 29 0 0 29 0 0 0 0 0 148

08:00 AM 13 5 0 0 18 1 0 1 0 2 0 9 0 0 9 0 0 0 0 0 29

08:15 AM 14 6 0 0 20 1 0 0 0 1 0 12 1 0 13 0 0 0 0 0 34

08:30 AM 12 2 0 0 14 0 0 0 0 0 0 3 1 0 4 0 0 0 0 0 18

08:45 AM 16 0 0 0 16 0 0 0 0 0 0 7 0 0 7 0 0 0 0 0 23

Total 55 13 0 0 68 2 0 1 0 3 0 31 2 0 33 0 0 0 0 0 104

Grand Total 155 49 0 0 204 23 0 2 0 25 0 76 2 0 78 0 0 0 0 0 307
Apprch % 76 24 0 0  92 0 8 0  0 97.4 2.6 0  0 0 0 0   

Total % 50.5 16 0 0 66.4 7.5 0 0.7 0 8.1 0 24.8 0.7 0 25.4 0 0 0 0 0

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-N Ramps-eam
Site Code : 4
Start Date : 7/12/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (North Ramps)
Morning Peak-Hours
Sunny, warm

E 1900 Rd / DG CO 1057
From North

K-10 (WB Off Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (WB On Ramp)
From West

Start Time Right Thru App. Total Right Thru Left App. Total Thru Left App. Total App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:00 AM

07:00 AM 16 6 0 0 22 2 0 0 0 2 0 5 0 0 5 0 0 0 0 0 29
07:15 AM

20 8
0 0

28 6
0 0 0 6 0 3 0 0 3 0 0 0 0 0 37

07:30 AM 20 6 0 0 26 5 0 0 0 5 0 11 0 0 11 0 0 0 0 0 42
07:45 AM 20 4 0 0 24 6 0 0 0 6 0 10 0 0 10 0 0 0 0 0 40

Total Volume 76 24 0 0 100 19 0 0 0 19 0 29 0 0 29 0 0 0 0 0 148
% App. Total 76 24 0 0  100 0 0 0  0 100 0 0  0 0 0 0   

PHF .950 .750 .000 .000 .893 .792 .000 .000 .000 .792 .000 .659 .000 .000 .659 .000 .000 .000 .000 .000 .881

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-N Ramps-epm
Site Code : 4
Start Date : 7/17/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (N Ramps)
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (WB Off Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (WB On Ramp)

From West
Start Time Right Thru App. Total Right Thru Left App. Total Thru Left App. Total App. Total Int. Total

02:00 PM 7 7 0 0 14 2 0 1 0 3 0 18 0 0 18 0 0 0 0 0 35

02:15 PM 5 5 0 0 10 1 0 0 0 1 0 12 2 0 14 0 0 0 0 0 25

02:30 PM 6 3 0 0 9 0 0 3 0 3 0 14 0 0 14 0 0 0 0 0 26

02:45 PM 5 0 0 0 5 2 0 1 0 3 0 11 0 0 11 0 0 0 0 0 19

Total 23 15 0 0 38 5 0 5 0 10 0 55 2 0 57 0 0 0 0 0 105

03:00 PM 9 11 0 0 20 2 0 0 0 2 0 14 1 0 15 0 0 0 0 0 37

03:15 PM 8 1 0 0 9 3 0 0 0 3 0 9 1 0 10 0 0 0 0 0 22

03:30 PM 6 10 0 0 16 1 0 1 0 2 0 17 0 0 17 0 0 0 0 0 35

03:45 PM 8 7 0 0 15 3 0 0 0 3 0 11 0 0 11 0 0 0 0 0 29

Total 31 29 0 0 60 9 0 1 0 10 0 51 2 0 53 0 0 0 0 0 123

04:00 PM 7 15 0 0 22 0 0 0 0 0 0 19 0 0 19 0 0 0 0 0 41

04:15 PM 9 10 0 0 19 2 0 0 0 2 0 15 0 0 15 0 0 0 0 0 36

04:30 PM 11 23 0 0 34 0 0 0 0 0 0 16 1 0 17 0 0 0 0 0 51

04:45 PM 8 10 0 0 18 3 0 1 0 4 0 13 1 0 14 0 0 0 0 0 36

Total 35 58 0 0 93 5 0 1 0 6 0 63 2 0 65 0 0 0 0 0 164

Grand Total 89 102 0 0 191 19 0 7 0 26 0 169 6 0 175 0 0 0 0 0 392
Apprch % 46.6 53.4 0 0  73.1 0 26.9 0  0 96.6 3.4 0  0 0 0 0   

Total % 22.7 26 0 0 48.7 4.8 0 1.8 0 6.6 0 43.1 1.5 0 44.6 0 0 0 0 0

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-N Ramps-epm
Site Code : 4
Start Date : 7/17/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (N Ramps)
Afternoon Peak-Hours
Sunny, Hot

E 1900 Rd / DG CO 1057
From North

K-10 (WB Off Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (WB On Ramp)
From West

Start Time Right Thru App. Total Right Thru Left App. Total Thru Left App. Total App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 7 15 0 0 22 0 0 0 0 0 0
19

0 0
19

0 0 0 0 0 41

04:15 PM 9 10 0 0 19 2 0 0 0 2 0 15 0 0 15 0 0 0 0 0 36

04:30 PM
11 23

0 0 34 0 0 0 0 0 0 16 1 0 17 0 0 0 0 0 51
04:45 PM 8 10 0 0 18 3 0 1 0 4 0 13 1 0 14 0 0 0 0 0 36

Total Volume 35 58 0 0 93 5 0 1 0 6 0 63 2 0 65 0 0 0 0 0 164
% App. Total 37.6 62.4 0 0  83.3 0 16.7 0  0 96.9 3.1 0  0 0 0 0   

PHF .795 .630 .000 .000 .684 .417 .000 .250 .000 .375 .000 .829 .500 .000 .855 .000 .000 .000 .000 .000 .804

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-S Ramps-eam
Site Code : 4
Start Date : 7/12/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (South Ramps)
Morning Peak-Hours
Sunny, Warm

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (EB On Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (EB Off Ramp)

From West
Start Time Thru Left App. Total App. Total Right Thru App. Total Right Thru Left App. Total Int. Total

06:00 AM 0 3 3 0 6 0 0 0 0 0 1 0 0 0 1 0 0 3 0 3 10

06:15 AM 0 0 2 0 2 0 0 0 0 0 2 0 0 0 2 0 0 3 0 3 7

06:30 AM 0 0 2 0 2 0 0 0 0 0 0 0 0 0 0 0 0 2 0 2 4

06:45 AM 0 1 2 0 3 0 0 0 0 0 0 1 0 0 1 0 0 7 0 7 11

Total 0 4 9 0 13 0 0 0 0 0 3 1 0 0 4 0 0 15 0 15 32

07:00 AM 0 0 6 0 6 0 0 0 0 0 0 0 0 0 0 0 0 5 0 5 11

07:15 AM 0 0 8 0 8 0 0 0 0 0 0 0 0 0 0 0 0 3 0 3 11

07:30 AM 0 1 5 0 6 0 0 0 0 0 0 1 0 0 1 0 0 10 0 10 17

07:45 AM 0 0 4 0 4 0 0 0 0 0 0 0 0 0 0 0 0 10 0 10 14

Total 0 1 23 0 24 0 0 0 0 0 0 1 0 0 1 0 0 28 0 28 53

08:00 AM 0 1 5 0 6 0 0 0 0 0 0 0 0 0 0 0 0 9 0 9 15

08:15 AM 0 1 5 0 6 0 0 0 0 0 0 1 0 0 1 0 0 12 0 12 19

08:30 AM 0 1 1 0 2 0 0 0 0 0 1 0 0 0 1 0 0 4 0 4 7

08:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 7 0 8 8

Total 0 3 11 0 14 0 0 0 0 0 1 1 0 0 2 1 0 32 0 33 49

Grand Total 0 8 43 0 51 0 0 0 0 0 4 3 0 0 7 1 0 75 0 76 134
Apprch % 0 15.7 84.3 0  0 0 0 0  57.1 42.9 0 0  1.3 0 98.7 0   

Total % 0 6 32.1 0 38.1 0 0 0 0 0 3 2.2 0 0 5.2 0.7 0 56 0 56.7

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-S Ramps-eam
Site Code : 4
Start Date : 7/12/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (South Ramps)
Morning Peak-Hours
Sunny, Warm

E 1900 Rd / DG CO 1057
From North

K-10 (EB On Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (EB Off Ramp)
From West

Start Time Thru Left App. Total App. Total Right Thru App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0
1 5

0
6

0 0 0 0 0 0
1

0 0 1 0 0 10 0 10 17
07:45 AM 0 0 4 0 4 0 0 0 0 0 0 0 0 0 0 0 0 10 0 10 14
08:00 AM 0 1 5 0 6 0 0 0 0 0 0 0 0 0 0 0 0 9 0 9 15
08:15 AM 0 1 5 0 6 0 0 0 0 0 0 1 0 0 1 0 0 12 0 12 19

Total Volume 0 3 19 0 22 0 0 0 0 0 0 2 0 0 2 0 0 41 0 41 65
% App. Total 0 13.6 86.4 0  0 0 0 0  0 100 0 0  0 0 100 0   

PHF .000 .750 .950 .000 .917 .000 .000 .000 .000 .000 .000 .500 .000 .000 .500 .000 .000 .854 .000 .854 .855

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-S Ramps-epm
Site Code : 4
Start Date : 7/17/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (S Ramps)
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 / DG CO 1057

From North
K-10 (EB On Ramp)

From East
E 1900 / DG CO 1057

From South
K-10 (EB Off Ramp)

From West
Start Time Thru Left App. Total App. Total Right Thru App. Total Right Thru Left App. Total Int. Total

02:00 PM 0 2 6 0 8 0 0 0 0 0 0 1 0 0 1 0 0 17 0 17 26

02:15 PM 0 0 5 0 5 0 0 0 0 0 2 2 0 0 4 1 0 12 0 13 22

02:30 PM 0 2 4 0 6 0 0 0 0 0 1 0 0 0 1 0 0 14 0 14 21

02:45 PM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 11 0 11 12

Total 0 5 15 0 20 0 0 0 0 0 3 3 0 0 6 1 0 54 0 55 81

03:00 PM 0 0 11 0 11 0 0 0 0 0 0 1 0 0 1 0 0 15 0 15 27

03:15 PM 0 0 1 0 1 0 0 0 0 0 2 2 0 0 4 0 0 8 0 8 13

03:30 PM 0 0 11 0 11 0 0 0 0 0 0 0 0 0 0 0 0 17 0 17 28

03:45 PM 0 1 6 0 7 0 0 0 0 0 0 0 0 0 0 2 0 11 0 13 20

Total 0 1 29 0 30 0 0 0 0 0 2 3 0 0 5 2 0 51 0 53 88

04:00 PM 0 0 15 0 15 0 0 0 0 0 0 0 0 0 0 0 0 19 0 19 34

04:15 PM 0 0 10 0 10 0 0 0 0 0 1 2 0 0 3 1 0 13 0 14 27

04:30 PM 0 0 23 0 23 0 0 0 0 0 1 1 0 0 2 0 0 16 0 16 41

04:45 PM 0 4 7 0 11 0 0 0 0 0 0 2 0 0 2 1 0 12 0 13 26

Total 0 4 55 0 59 0 0 0 0 0 2 5 0 0 7 2 0 60 0 62 128

Grand Total 0 10 99 0 109 0 0 0 0 0 7 11 0 0 18 5 0 165 0 170 297
Apprch % 0 9.2 90.8 0  0 0 0 0  38.9 61.1 0 0  2.9 0 97.1 0   

Total % 0 3.4 33.3 0 36.7 0 0 0 0 0 2.4 3.7 0 0 6.1 1.7 0 55.6 0 57.2

Turning Movement Counts

︵All Vehicles ︶



File Name : K10-S Ramps-epm
Site Code : 4
Start Date : 7/17/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (S Ramps)
Afternoon Peak-Hours
Sunny, Hot

E 1900 / DG CO 1057
From North

K-10 (EB On Ramp)
From East

E 1900 / DG CO 1057
From South

K-10 (EB Off Ramp)
From West

Start Time Thru Left App. Total App. Total Right Thru App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0 0 15 0 15 0 0 0 0 0 0 0 0 0 0 0 0
19

0
19

34

04:15 PM 0 0 10 0 10 0 0 0 0 0
1 2 0 0 3 1 0 13 0 14 27

04:30 PM 0 0 23 0 23 0 0 0 0 0 1 1 0 0 2 0 0 16 0 16 41
04:45 PM 0 4 7 0 11 0 0 0 0 0 0 2 0 0 2 1 0 12 0 13 26

Total Volume 0 4 55 0 59 0 0 0 0 0 2 5 0 0 7 2 0 60 0 62 128
% App. Total 0 6.8 93.2 0  0 0 0 0  28.6 71.4 0 0  3.2 0 96.8 0   

PHF .000 .250 .598 .000 .641 .000 .000 .000 .000 .000 .500 .625 .000 .000 .583 .500 .000 .789 .000 .816 .780

Turning Movement Counts

︵All Vehicles ︶



File Name : Noria & N 1500 -eam-truck
Site Code : 1
Start Date : 7/11/2012
Page No : 1

Intersection of Noria Rd & N 1500 Rd
Morning Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Sand Plant Driveway

From North
N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
*** BREAK ***

06:15 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 1 0 0 1 2
*** BREAK ***

06:45 AM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1

Total 0 1 0 0 1 0 0 0 0 0 0 1 0 0 1 0 1 0 0 1 3

*** BREAK ***
07:30 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1

07:45 AM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1

Total 0 1 0 0 1 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 2

08:00 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1

08:15 AM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1

08:30 AM 0 0 0 0 0 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 3

08:45 AM 0 3 0 0 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3

Total 0 4 0 0 4 0 0 0 0 0 0 4 0 0 4 0 0 0 0 0 8

Grand Total 0 6 0 0 6 0 0 0 0 0 0 6 0 0 6 0 1 0 0 1 13
Apprch % 0 100 0 0  0 0 0 0  0 100 0 0  0 100 0 0   

Total % 0 46.2 0 0 46.2 0 0 0 0 0 0 46.2 0 0 46.2 0 7.7 0 0 7.7

Turning Movement Counts

︵Trucks Only ︶



File Name : Noria & N 1500 -eam-truck
Site Code : 1
Start Date : 7/11/2012
Page No : 2

Intersection of Noria Rd & N 1500 Rd
Morning Peak-Hours
Sunny, Hot

Sand Plant Driveway
From North

N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00 AM

08:00 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1
08:15 AM 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1
08:30 AM 0 0 0 0 0 0 0 0 0 0 0

3
0 0

3
0 0 0 0 0

3

08:45 AM 0
3

0 0 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3
Total Volume 0 4 0 0 4 0 0 0 0 0 0 4 0 0 4 0 0 0 0 0 8
% App. Total 0 100 0 0  0 0 0 0  0 100 0 0  0 0 0 0   

PHF .000 .333 .000 .000 .333 .000 .000 .000 .000 .000 .000 .333 .000 .000 .333 .000 .000 .000 .000 .000 .667

Turning Movement Counts

︵Trucks Only ︶



File Name : Noria & N 1500 -epm-truck
Site Code : 1
Start Date : 7/11/2012
Page No : 1

Intersection of Noria Rd & N 1500 Rd
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Sand Plant Driveway

From North
N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
02:00 PM 0 2 0 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2

*** BREAK ***
02:30 PM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1

*** BREAK ***
Total 0 2 0 0 2 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 3

03:00 PM 0 1 0 0 1 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 3
*** BREAK ***

03:30 PM 0 1 0 0 1 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 3

03:45 PM 0 2 0 0 2 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 3

Total 0 4 0 0 4 0 0 0 0 0 0 5 0 0 5 0 0 0 0 0 9

04:00 PM 0 2 0 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2
*** BREAK ***

04:30 PM 0 1 0 0 1 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 2

04:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 0 1 1

Total 0 3 0 0 3 0 0 0 0 0 0 1 0 0 1 1 0 0 0 1 5

Grand Total 0 9 0 0 9 0 0 0 0 0 0 7 0 0 7 1 0 0 0 1 17
Apprch % 0 100 0 0  0 0 0 0  0 100 0 0  100 0 0 0   

Total % 0 52.9 0 0 52.9 0 0 0 0 0 0 41.2 0 0 41.2 5.9 0 0 0 5.9

Turning Movement Counts

︵Trucks Only ︶



File Name : Noria & N 1500 -epm-truck
Site Code : 1
Start Date : 7/11/2012
Page No : 2

Intersection of Noria Rd & N 1500 Rd
Afternoon Peak-Hours
Sunny, Hot

Sand Plant Driveway
From North

N 1500 Rd
From East

Noria Rd
From South

N 1500 Rd
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:00 PM

03:00 PM 0 1 0 0 1 0 0 0 0 0 0
2

0 0
2

0 0 0 0 0
3

03:15 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
03:30 PM 0 1 0 0 1 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 3

03:45 PM 0
2

0 0 2 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 3
Total Volume 0 4 0 0 4 0 0 0 0 0 0 5 0 0 5 0 0 0 0 0 9
% App. Total 0 100 0 0  0 0 0 0  0 100 0 0  0 0 0 0   

PHF .000 .500 .000 .000 .500 .000 .000 .000 .000 .000 .000 .625 .000 .000 .625 .000 .000 .000 .000 .000 .750

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & Noria-eam-truck
Site Code : 2
Start Date : 7/12/2012
Page No : 1

Intersection of Noria Rd & DG CO 442
Morning Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Noria Rd

From North
DG CO 442
From East

Noria Rd
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total
06:00 AM 0 0 0 0 0 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 3

*** BREAK ***
06:30 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1

06:45 AM 0 0 1 0 1 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 4

Total 0 0 1 0 1 0 0 0 0 0 0 7 0 0 7 0 0 0 0 0 8

07:00 AM 0 0 3 0 3 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 4

07:15 AM 0 0 0 0 0 0 0 0 0 0 1 1 0 0 2 0 0 0 0 0 2

07:30 AM 0 0 0 0 0 0 0 1 0 1 0 1 0 0 1 0 0 0 0 0 2

07:45 AM 0 0 1 0 1 0 0 1 0 1 0 2 0 0 2 0 0 0 0 0 4

Total 0 0 4 0 4 0 0 2 0 2 1 5 0 0 6 0 0 0 0 0 12

08:00 AM 0 0 0 0 0 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 3

08:15 AM 0 1 4 0 5 0 0 0 0 0 0 4 0 0 4 0 0 0 0 0 9

08:30 AM 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1

08:45 AM 0 0 0 0 0 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 2

Total 0 1 4 0 5 0 0 0 0 0 0 10 0 0 10 0 0 0 0 0 15

Grand Total 0 1 9 0 10 0 0 2 0 2 1 22 0 0 23 0 0 0 0 0 35
Apprch % 0 10 90 0  0 0 100 0  4.3 95.7 0 0  0 0 0 0   

Total % 0 2.9 25.7 0 28.6 0 0 5.7 0 5.7 2.9 62.9 0 0 65.7 0 0 0 0 0

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & Noria-eam-truck
Site Code : 2
Start Date : 7/12/2012
Page No : 2

Intersection of Noria Rd & DG CO 442
Morning Peak-Hours
Sunny, Hot

Noria Rd
From North

DG CO 442
From East

Noria Rd
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0 0 0 0 0 0 0
1

0
1

0 1 0 0 1 0 0 0 0 0 2
07:45 AM 0 0 1 0 1 0 0 1 0 1 0 2 0 0 2 0 0 0 0 0 4
08:00 AM 0 0 0 0 0 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 3
08:15 AM 0

1 4
0 5 0 0 0 0 0 0 4 0 0 4 0 0 0 0 0 9

Total Volume 0 1 5 0 6 0 0 2 0 2 0 10 0 0 10 0 0 0 0 0 18
% App. Total 0 16.7 83.3 0  0 0 100 0  0 100 0 0  0 0 0 0   

PHF .000 .250 .313 .000 .300 .000 .000 .500 .000 .500 .000 .625 .000 .000 .625 .000 .000 .000 .000 .000 .500

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & Noria-epm-truck
Site Code : 2
Start Date : 7/12/2012
Page No : 1

Intersection of DG CO 442 & Noria Rd
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
Noria Road
From North

DG CO 442
From East

Noria Road
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total
02:00 PM 0 0 4 0 4 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 5

02:15 PM 0 0 0 0 0 0 0 0 0 0 0 4 0 0 4 0 0 0 0 0 4

02:30 PM 0 1 1 0 2 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 3

02:45 PM 0 1 3 0 4 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 5

Total 0 2 8 0 10 0 0 1 0 1 0 6 0 0 6 0 0 0 0 0 17

03:00 PM 0 1 2 0 3 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 4

03:15 PM 0 0 1 0 1 1 0 0 0 1 0 2 0 0 2 0 0 0 0 0 4

03:30 PM 0 0 3 0 3 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 6

03:45 PM 0 1 4 0 5 1 0 0 0 1 0 1 0 0 1 0 0 0 0 0 7

Total 0 2 10 0 12 2 0 0 0 2 0 7 0 0 7 0 0 0 0 0 21

04:00 PM 0 0 2 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2

04:15 PM 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1

04:30 PM 0 1 1 0 2 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 3

04:45 PM 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1

Total 0 1 5 0 6 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 7

Grand Total 0 5 23 0 28 2 0 1 0 3 0 14 0 0 14 0 0 0 0 0 45
Apprch % 0 17.9 82.1 0  66.7 0 33.3 0  0 100 0 0  0 0 0 0   

Total % 0 11.1 51.1 0 62.2 4.4 0 2.2 0 6.7 0 31.1 0 0 31.1 0 0 0 0 0

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & Noria-epm-truck
Site Code : 2
Start Date : 7/12/2012
Page No : 2

Intersection of DG CO 442 & Noria Rd
Afternoon Peak-Hours
Sunny, Hot

Noria Road
From North

DG CO 442
From East

Noria Road
From South From West

Start Time Thru Left App. Total Right Left App. Total Right Thru App. Total App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:00 PM

03:00 PM 0
1

2 0 3 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 4

03:15 PM 0 0 1 0 1
1 0 0 0 1 0 2 0 0 2 0 0 0 0 0 4

03:30 PM 0 0 3 0 3 0 0 0 0 0 0
3

0 0 3 0 0 0 0 0 6
03:45 PM 0 1 4 0 5 1 0 0 0 1 0 1 0 0 1 0 0 0 0 0 7

Total Volume 0 2 10 0 12 2 0 0 0 2 0 7 0 0 7 0 0 0 0 0 21
% App. Total 0 16.7 83.3 0  100 0 0 0  0 100 0 0  0 0 0 0   

PHF .000 .500 .625 .000 .600 .500 .000 .000 .000 .500 .000 .583 .000 .000 .583 .000 .000 .000 .000 .000 .750

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & CR 1057-eam-truck
Site Code : 3
Start Date : 7/17/2012
Page No : 1

Intersection of CO Rd 442 & CO Rd 1057
Morning Peak-Hours
Sunny, Hot
Other:

Groups Printed- Unshifted
E 1900 Rd

From North
DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
06:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3 0 0 0 3 3

06:15 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 0 1 1

06:30 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 4

06:45 AM 0 0 0 0 0 0 0 1 0 1 0 0 0 0 0 3 0 0 0 3 4

Total 0 0 0 0 0 0 0 1 0 1 0 0 0 0 0 11 0 0 0 11 12

07:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3 0 0 0 3 3
*** BREAK ***

07:30 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 0 0 1 1

07:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 2

Total 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 6 0 0 0 6 6

08:00 AM 0 0 0 0 0 0 0 0 0 0 1 0 0 0 1 4 0 0 0 4 5

08:15 AM 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 0 0 0 0 0 4

08:30 AM 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 2 0 0 0 2 6

08:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 2

Total 0 0 0 0 0 0 0 0 0 0 9 0 0 0 9 8 0 0 0 8 17

Grand Total 0 0 0 0 0 0 0 1 0 1 9 0 0 0 9 25 0 0 0 25 35
Apprch % 0 0 0 0  0 0 100 0  100 0 0 0  100 0 0 0   

Total % 0 0 0 0 0 0 0 2.9 0 2.9 25.7 0 0 0 25.7 71.4 0 0 0 71.4

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & CR 1057-eam-truck
Site Code : 3
Start Date : 7/17/2012
Page No : 2

Intersection of CO Rd 442 & CO Rd 1057
Morning Peak-Hours
Sunny, Hot
Other:

E 1900 Rd
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:45 AM

07:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 2
08:00 AM 0 0 0 0 0 0 0 0 0 0 1 0 0 0 1

4
0 0 0

4
5

08:15 AM 0 0 0 0 0 0 0 0 0 0
4 0 0 0 4

0 0 0 0 0 4

08:30 AM 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 2 0 0 0 2 6
Total Volume 0 0 0 0 0 0 0 0 0 0 9 0 0 0 9 8 0 0 0 8 17
% App. Total 0 0 0 0  0 0 0 0  100 0 0 0  100 0 0 0   

PHF .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .563 .000 .000 .000 .563 .500 .000 .000 .000 .500 .708

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & CR 1057-epm-truck
Site Code : 3
Start Date : 7/17/2012
Page No : 1

Intersection of CO Rd 442 & CO Rd 1057
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 Rd.
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total
02:00 PM 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 1 0 0 0 1 3

02:15 PM 0 0 0 0 0 0 0 0 0 0 4 0 1 0 5 3 0 0 0 3 8

02:30 PM 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 0 0 0 0 0 4

02:45 PM 0 0 0 0 0 0 0 0 0 0 5 0 0 0 5 0 0 0 0 0 5

Total 0 0 0 0 0 0 0 0 0 0 15 0 1 0 16 4 0 0 0 4 20

03:00 PM 0 0 0 0 0 0 0 0 0 0 3 0 0 0 3 4 0 0 0 4 7

03:15 PM 0 0 0 0 0 0 0 0 0 0 4 0 0 0 4 1 0 0 0 1 5

03:30 PM 0 0 0 0 0 0 0 0 0 0 5 0 0 0 5 0 0 0 0 0 5

03:45 PM 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 3 0 0 0 3 5

Total 0 0 0 0 0 0 0 0 0 0 14 0 0 0 14 8 0 0 0 8 22

04:00 PM 0 0 0 0 0 0 0 0 0 0 6 0 0 0 6 4 0 0 0 4 10

04:15 PM 0 0 0 0 0 0 0 0 0 0 5 0 0 0 5 1 0 0 0 1 6

04:30 PM 0 0 0 0 0 0 0 0 0 0 2 0 1 0 3 2 1 0 0 3 6

04:45 PM 0 0 0 0 0 0 0 0 0 0 3 0 0 0 3 0 0 0 0 0 3

Total 0 0 0 0 0 0 0 0 0 0 16 0 1 0 17 7 1 0 0 8 25

Grand Total 0 0 0 0 0 0 0 0 0 0 45 0 2 0 47 19 1 0 0 20 67
Apprch % 0 0 0 0  0 0 0 0  95.7 0 4.3 0  95 5 0 0   

Total % 0 0 0 0 0 0 0 0 0 0 67.2 0 3 0 70.1 28.4 1.5 0 0 29.9

Turning Movement Counts

︵Trucks Only ︶



File Name : CR 442 & CR 1057-epm-truck
Site Code : 3
Start Date : 7/17/2012
Page No : 2

Intersection of CO Rd 442 & CO Rd 1057
Afternoon Peak-Hours
Sunny, Hot

E 1900 Rd.
From North

DG CO 442
From East

DG CO 1057
From South

DG CO 442
From West

Start Time Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Right Thru Left App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:45 PM

03:45 PM 0 0 0 0 0 0 0 0 0 0 2 0 0 0 2 3 0 0 0 3 5
04:00 PM 0 0 0 0 0 0 0 0 0 0

6
0 0 0

6 4
0 0 0

4 10
04:15 PM 0 0 0 0 0 0 0 0 0 0 5 0 0 0 5 1 0 0 0 1 6
04:30 PM 0 0 0 0 0 0 0 0 0 0 2 0 1 0 3 2 1 0 0 3 6

Total Volume 0 0 0 0 0 0 0 0 0 0 15 0 1 0 16 10 1 0 0 11 27
% App. Total 0 0 0 0  0 0 0 0  93.8 0 6.2 0  90.9 9.1 0 0   

PHF .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .625 .000 .250 .000 .667 .625 .250 .000 .000 .688 .675

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-N Ramps-eam-truck
Site Code : 4
Start Date : 7/12/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (North Ramps)
Morning Peak-Hours
Sunny, warm

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (WB Off Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (WB On Ramp)

From West
Start Time Right Thru trucks App. Total Right Thru Left trucks App. Total Thru Left trucks App. Total App. Total Int. Total

06:00 AM 0 0 0 0 0 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 1
*** BREAK ***

Total 0 0 0 0 0 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 1

07:00 AM 0 0 0 4 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4
*** BREAK ***

07:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 4

07:45 AM 0 0 0 1 1 0 0 0 0 0 0 0 0 3 3 0 0 0 0 0 4

Total 0 0 0 7 7 0 0 0 0 0 0 0 0 5 5 0 0 0 0 0 12

08:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 4

08:15 AM 0 0 0 3 3 0 0 0 0 0 0 0 0 5 5 0 0 0 0 0 8

08:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 4

08:45 AM 0 0 0 1 1 0 0 0 0 0 0 0 0 1 1 0 0 0 0 0 2

Total 0 0 0 6 6 0 0 0 0 0 0 0 0 12 12 0 0 0 0 0 18

Grand Total 0 0 0 13 13 0 0 0 1 1 0 0 0 17 17 0 0 0 0 0 31
Apprch % 0 0 0 100  0 0 0 100  0 0 0 100  0 0 0 0   

Total % 0 0 0 41.9 41.9 0 0 0 3.2 3.2 0 0 0 54.8 54.8 0 0 0 0 0

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-N Ramps-eam-truck
Site Code : 4
Start Date : 7/12/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (North Ramps)
Morning Peak-Hours
Sunny, warm

E 1900 Rd / DG CO 1057
From North

K-10 (WB Off Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (WB On Ramp)
From West

Start Time Right Thru trucks App. Total Right Thru Left trucks App. Total Thru Left trucks App. Total App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 4
07:45 AM 0 0 0 1 1 0 0 0 0 0 0 0 0 3 3 0 0 0 0 0 4
08:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 4
08:15 AM 0 0 0

3 3
0 0 0 0 0 0 0 0

5 5
0 0 0 0 0 8

Total Volume 0 0 0 6 6 0 0 0 0 0 0 0 0 14 14 0 0 0 0 0 20
% App. Total 0 0 0 100  0 0 0 0  0 0 0 100  0 0 0 0   

PHF .000 .000 .000 .500 .500 .000 .000 .000 .000 .000 .000 .000 .000 .700 .700 .000 .000 .000 .000 .000 .625

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-N Ramps-epm-truck
Site Code : 4
Start Date : 7/17/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (N Ramps)
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (WB Off Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (WB On Ramp)

From West
Start Time Right Thru trucks App. Total Right Thru Left trucks App. Total Thru Left trucks App. Total App. Total Int. Total

02:00 PM 0 0 0 2 2 0 0 0 0 0 0 0 0 3 3 0 0 0 0 0 5

02:15 PM 0 0 0 3 3 0 0 0 1 1 0 0 0 3 3 0 0 0 0 0 7

02:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 0 0 0 0 0 5

02:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 4

Total 0 0 0 5 5 0 0 0 1 1 0 0 0 15 15 0 0 0 0 0 21

03:00 PM 0 0 0 4 4 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 8

03:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 3 3 0 0 0 0 0 4

03:30 PM 0 0 0 0 0 0 0 0 1 1 0 0 0 5 5 0 0 0 0 0 6

03:45 PM 0 0 0 3 3 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 5

Total 0 0 0 8 8 0 0 0 1 1 0 0 0 14 14 0 0 0 0 0 23

04:00 PM 0 0 0 5 5 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 9

04:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 5 5 0 0 0 0 0 6

04:30 PM 0 0 0 2 2 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 6

04:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 2

Total 0 0 0 8 8 0 0 0 0 0 0 0 0 15 15 0 0 0 0 0 23

Grand Total 0 0 0 21 21 0 0 0 2 2 0 0 0 44 44 0 0 0 0 0 67
Apprch % 0 0 0 100  0 0 0 100  0 0 0 100  0 0 0 0   

Total % 0 0 0 31.3 31.3 0 0 0 3 3 0 0 0 65.7 65.7 0 0 0 0 0

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-N Ramps-epm-truck
Site Code : 4
Start Date : 7/17/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (N Ramps)
Afternoon Peak-Hours
Sunny, Hot

E 1900 Rd / DG CO 1057
From North

K-10 (WB Off Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (WB On Ramp)
From West

Start Time Right Thru trucks App. Total Right Thru Left trucks App. Total Thru Left trucks App. Total App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:30 PM

03:30 PM 0 0 0 0 0 0 0 0
1 1

0 0 0
5 5

0 0 0 0 0 6

03:45 PM 0 0 0 3 3 0 0 0 0 0 0 0 0 2 2 0 0 0 0 0 5

04:00 PM 0 0 0 5 5 0 0 0 0 0 0 0 0 4 4 0 0 0 0 0 9
04:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 5 5 0 0 0 0 0 6

Total Volume 0 0 0 9 9 0 0 0 1 1 0 0 0 16 16 0 0 0 0 0 26
% App. Total 0 0 0 100  0 0 0 100  0 0 0 100  0 0 0 0   

PHF .000 .000 .000 .450 .450 .000 .000 .000 .250 .250 .000 .000 .000 .800 .800 .000 .000 .000 .000 .000 .722

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-S Ramps-eam-truck
Site Code : 4
Start Date : 7/12/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (South Ramps)
Morning Peak-Hours
Sunny, Warm

Groups Printed- Unshifted
E 1900 Rd / DG CO 1057

From North
K-10 (EB On Ramp)

From East
E 1900 Rd / DG CO 1057

From South
K-10 (EB Off Ramp)

From West
Start Time Thru Left trucks App. Total App. Total Right Thru trucks App. Total Right Thru Left trucks App. Total Int. Total

*** BREAK ***

07:00 AM 0 0 0 4 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4
*** BREAK ***

07:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 4

07:45 AM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 3 3 4

Total 0 0 0 7 7 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 12

08:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 4

08:15 AM 0 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 8

08:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 4

08:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 1 1

Total 0 0 0 5 5 0 0 0 0 0 0 0 0 0 0 0 0 0 12 12 17

Grand Total 0 0 0 12 12 0 0 0 0 0 0 0 0 0 0 0 0 0 17 17 29
Apprch % 0 0 0 100  0 0 0 0  0 0 0 0  0 0 0 100   

Total % 0 0 0 41.4 41.4 0 0 0 0 0 0 0 0 0 0 0 0 0 58.6 58.6

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-S Ramps-eam-truck
Site Code : 4
Start Date : 7/12/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (South Ramps)
Morning Peak-Hours
Sunny, Warm

E 1900 Rd / DG CO 1057
From North

K-10 (EB On Ramp)
From East

E 1900 Rd / DG CO 1057
From South

K-10 (EB Off Ramp)
From West

Start Time Thru Left trucks App. Total App. Total Right Thru trucks App. Total Right Thru Left trucks App. Total Int. Total

Peak Hour Analysis From 06:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 0 0 0 2 2 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 4
07:45 AM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 3 3 4
08:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 4
08:15 AM 0 0 0

3 3
0 0 0 0 0 0 0 0 0 0 0 0 0

5 5 8
Total Volume 0 0 0 6 6 0 0 0 0 0 0 0 0 0 0 0 0 0 14 14 20
% App. Total 0 0 0 100  0 0 0 0  0 0 0 0  0 0 0 100   

PHF .000 .000 .000 .500 .500 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .700 .700 .625

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-S Ramps-epm-truck
Site Code : 4
Start Date : 7/17/2012
Page No : 1

Interchange of K-10 & E 1900 Rd (S Ramps)
Afternoon Peak-Hours
Sunny, Hot

Groups Printed- Unshifted
E 1900 / DG CO 1057

From North
K-10 (EB On Ramp)

From East
E 1900 / DG CO 1057

From South
K-10 (EB Off Ramp)

From West
Start Time Thru Left trucks App. Total App. Total Right Thru trucks App. Total Right Thru Left trucks App. Total Int. Total

02:00 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 3 3 4

02:15 PM 0 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0 0 3 3 6

02:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 5

02:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 4

Total 0 0 0 4 4 0 0 0 0 0 0 0 0 0 0 0 0 0 15 15 19

03:00 PM 0 0 0 4 4 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 8

03:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 3 3 4

03:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 5

03:45 PM 0 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 5

Total 0 0 0 8 8 0 0 0 0 0 0 0 0 0 0 0 0 0 14 14 22

04:00 PM 0 0 0 5 5 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 9

04:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 5 5 6

04:30 PM 0 0 0 2 2 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 6

04:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 2

Total 0 0 0 8 8 0 0 0 0 0 0 0 0 0 0 0 0 0 15 15 23

Grand Total 0 0 0 20 20 0 0 0 0 0 0 0 0 0 0 0 0 0 44 44 64
Apprch % 0 0 0 100  0 0 0 0  0 0 0 0  0 0 0 100   

Total % 0 0 0 31.2 31.2 0 0 0 0 0 0 0 0 0 0 0 0 0 68.8 68.8

Turning Movement Counts

︵Trucks Only ︶



File Name : K10-S Ramps-epm-truck
Site Code : 4
Start Date : 7/17/2012
Page No : 2

Interchange of K-10 & E 1900 Rd (S Ramps)
Afternoon Peak-Hours
Sunny, Hot

E 1900 / DG CO 1057
From North

K-10 (EB On Ramp)
From East

E 1900 / DG CO 1057
From South

K-10 (EB Off Ramp)
From West

Start Time Thru Left trucks App. Total App. Total Right Thru trucks App. Total Right Thru Left trucks App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 04:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:45 PM

03:45 PM 0 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0 0 2 2 5
04:00 PM 0 0 0

5 5
0 0 0 0 0 0 0 0 0 0 0 0 0 4 4

9

04:15 PM 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0
5 5 6

04:30 PM 0 0 0 2 2 0 0 0 0 0 0 0 0 0 0 0 0 0 4 4 6
Total Volume 0 0 0 11 11 0 0 0 0 0 0 0 0 0 0 0 0 0 15 15 26
% App. Total 0 0 0 100  0 0 0 0  0 0 0 0  0 0 0 100   

PHF .000 .000 .000 .550 .550 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .000 .750 .750 .722

Turning Movement Counts

︵Trucks Only ︶



APPENDIX IV 
 

Crash History 

(Source: Douglas County) 



APPENDIX V 
 

Guidelines for Right-Turn & Left-Turn Treatments 

at 

Unsignalized Intersections 
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PHASE 1 - 4                      APPROX. 2017-2027

PHASE 4 - 10 APPROX. 2027-2037

PHASE 10 - 17 APPROX. 2037-2047

PHASE 17 - 24 APPROX. 2047-2057

PHASE 24 - 30 APPROX. 2057-2067

1. RECLAMATION TIME FRAMES ARE APPROXIMATE.

2. TIME FRAMES AND SEQUENCE OF RECLAMATION MAY VARY DUE TO VARIABILITY OF

UNDERGROUND DEPOSITS AND THE DEMAND FOR MATERIALS.

3. RECLAMATION WILL TYPICALLY BEGIN ONLY AFTER THE PERIMETER OF THE EXCAVATION

HAS REACHED THE EXCAVATION LIMITS AND A SUFFICIENT LENGTH OF BANK IS READY FOR

RESTORATION.

4. A MINIMUM OF 12" OF SOIL FROM THE PROCESSING PLANT AND STOCKPILE AREAS TO BE

REMOVED AND REPLACED WITH TOPSOIL, SEEDED, MULCHED AND FERTILIZED OR

RETURNED TO AGRICULTURAL PURPOSES.
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GENERAL 

With the current restrictions which The Corps of Engineers has placed on dredging sand from the Kansas 
River, many river dredging operations have had their permits suspended or restricted, and will be forced to 
terminate their dredging operations.  Although the Kansas River is being restricted for the dredging of 
sand, the need for this raw material for construction and development continues. Throughout the river 
valley / river channel sand is one of the natural resources available for local mining. 

 Extraction Process 

Overburden Removal:  A location will be selected for the first stage of sand removal.  This location is 
referenced on the Site Plan as Phase 1.  Within this location, topsoil and overburden are removed to 
expose the sand deposit by means of appropriate earthmoving equipment.  Overburden is defined as 
any earthen material lying above the aggregates.  Topsoil and overburden will be used to grade the site 
as necessary.  Excavation will be no closer than 50 feet from any property line. Overburden will be 
retained for use in reclamation with any excess materials stockpiled and available for resale.  

Extraction: Excavation will continue until the water table is exposed. At this point. the material will be 
dredged from the pit, pumped to the processing plant.  

Material Processing: 

As sand is extracted, it is pumped to the plant for processing.  Through plant processing,  sand will be 
sorted by particle size and blended to make a quality product that can be used in concrete, asphalt, ice 
control, masonry, glass, insulation or specifications provided for a particular project.  

The processing plant uses water from the excavated lake to wash sand over a series of screens 
separating the material into different classifications of material. The processing plant contains vibrating 
screens with various size of openings. After the material is sorted, these materials will be stockpiled via 
radial stackers or front end loaders.  Pea gravel, river rock will also be stockpiled. 

Water used during the operations will be diverted either to a sedimentation pond where solids 
suspended in these waters can settle out or in the event the material is of a coarser nature will return 
directly to the excavated lake. 

With wet processing, we would expect minimal dust to be created during the process.   Dust exposure is 
monitored by Mine Safety Health Administration to assure minimal risks to our employees and therefore 
also to surrounding areas. 

Noise levels are monitored, as well, by MSHA for assurance the decibel levels do not exceed the safety 
standards. 

Material Handling 

Finished material is conveyed to stockpiles consisting of various grades fine aggregates.  The primary 
stockpiles are generally 30-40 feet tall.  Stockpiles will vary in height.  The material will be transported by 
trucks.  The trucks are loaded either by a conveyor / bin or a front end loader, weighed to assure the 
truck weight is approximately the requested weight or within the legal gross tagged weight, ticketed and  
then travel to their destination.   

Existing access roads will be maintained to promote drainage thus preventing excessive erosion or 
tracking of mud onsite or offsite.  The approximate location of existing access roads, stockpiles, 
scalehouse and main entrance are shown on the Site Plans. 



 

   

Reclamation 

Reclamation for an off-river dredging operation occurs over the entire lifespan of the operation as the 
excavated lake reaches its limits.  Reclamation involves the restoration of the perimeter of the mining 
site, leaving a permanent body of water.  The reclamation plan will include the placement of fill material 
along the bank to create a uniformly sloped and stabilized bank to create an area that can be vegetated 
and maintained.  Reclamation plans must be submitted, approved and annually monitored by the State 
Conservation Commission. 

Phased excavation schedules have been provided on the Site Plan. These schedules are 
approximations and will vary due to the economic demand, the variability of the deposits and the desire 
to maintain the current agriculture as long as feasibly possible. Similarly, an approximate reclamation 
schedule has been provided on the Reclamation Plan.  Annual reporting to the State Conservation 
Commission monitors “affected” acreage and any changes to the reclamation plan. 

Since reclamation is performed when the excavated lake has reached its limits for the specific phase, it 
is not uncommon for the first reclamation to occur up to 10 years following the beginning of the 
operation. 

When extraction operations at this site are complete, the final reclamation will include the restoration of 
all remaining banks, the removal of the processing plant, scalehouse, scales and all other associated 
equipment and buildings from the site.  The processing plant and stockpile areas may be returned to 
agricultural land or other uses that will be beneficial to the property or owner. 

Local, State and Federal Requirements 

Penny’s will adhere to all applicable State and Federal Requirements / Regulations.  Each required State 
and Federal permit for this project, will be obtained prior to the commencing of operations which the 
specific permit regulates.  As these permits are obtained, copies will be submitted to the Douglas County 
Planning Department.  

U.S. Army Corps of Engineers:  

Clean Waters Act – The U.S. Army Corps of Engineers requires a Section 404 Permit for the 
discharge of dredged or fill materials into the Waters of the U.S. (regulated rivers, streams, lakes, 
wetland areas, etc.).  This facility is an off-river operation and does not discharge into Waters of the 
U.S.  An official wetland delineation has not been performed for this site.  There exists potential 
wetland areas within the project boundaries, which have been delineated based on aerial photography 
and site visits.  All operations are designed to have no impact on the potential wetland areas. A 50-foot 
buffer has been provided to ensure the project does not encroach upon potential wetland areas.  
Therefore, a permit application will not be filed with the U.S. Army Corps of Engineers as pertaining to 
Section 404 of the Clean Waters Act. 

Excavation Near a Levee - There are no levees along the Kansas River near this project, therefore, 
there will be no excavation within the Critical Area of the levee and no permitting will be required. 

Kansas Department of Agriculture – Division of Water Resources:  

Water Structures – DWR Water Structures Section requires that, per K.A.R. 5-43-5 of the Rules and 
Regulations (K.S.A. 82a-012 to 305a), a minimum setback of 50 feet be maintained from the bank of a 
channel to any sand dredging operations located outside the channel of any stream.  A natural riparian 
buffer currently exists between the northern boundary of the project and the Kansas River.  The 
minimum width of this buffer is approximately 300 feet.  The buffer is to remain intact undisturbed.  



 

   

 

Water Appropriation - DWR Water Appropriation Section requires an Application for Approval to 
Change the Place of Use, The Point of Diversion or the Use Made of the Water under an Existing 
Water Right.  There will be no new uses or change of uses of water rights associated with this project.  
DWR Water Appropriation Section requires permits for all sand and gravel pits in townships where the 
net average annual potential for net evaporation is greater than 18 inches per year.  The potential net 
evaporation for this site is approximately 6 inches per year; therefore, this permit will not be required.  
DWR also requires a Notice of Intent to Open or Expand a Sand or Gravel Pit Operation.  This NOI 
has been requested. 

Floodplain Management - DWR Floodplain Management Section will require a permit for the 
placement of fill within the floodplain per K.A.R. 5-45 of the Rules and Regulations (K.S.A. 24-126).  All 
permanent fills and unconsolidated mass storage stockpiles located within the floodway require 
approval from the Chief Engineer with ‘no-rise” certification. 

Kansas Department of Health and Environment:  

Stormwater and Erosion Protection – An erosion control plan for construction will be filed with 
KDHE and a permit will be required under the Kansas General Permit for Stormwater Runoff 
Associated with Construction Activities.  An application for permit will be filed following approval of the 
Conditional Use Permit.  

Because of the industrial nature of the project, a permit will be required for all stormwater runoff 
originating from an industrial activity.  Penny’s will develop and implement a Stormwater Pollution 
Prevention Plan for the site, to be reviewed and approved by KDHE.  An application for permit has 
been requested. 

The predominance of stormwater from onsite will drain back into the water body created by the 
extraction process.  Stormwater from offsite shall be conveyed to the existing wetland areas, as occurs 
in the existing condition, and will only be allowed to enter the excavation pond during flooding events. 

Water – Currently Penny’s is permitted for  an onsite well used for irrigation.  When it is time for the 
plugging or elimination of this well, the KDHE Bureau of Water – Geology Section will be contacted 
and the proper paperwork will be filed. 

Fugitive Dust – Penny’s will utilize water trucks and apply dust suppressants to control fugitive dust 
within the site as needed.  However, since the product processed in this operation is drawn from a 
body of water, the typical need for dust suppressant in minimal.  

State Conservation Commission: 

Mining Permit/License –   The proposed site is subject to the “Surface Mined Land Conservation and 
Reclamation Act”, K.S.A. 49-602 et seq.  Penny’s holds License No. 95-064, which must be renewed 
annually.  The current license expires December 31, 2012.   

Mine Registry - As required by State law, this site will be registered with the SCC prior commencing 
with the mining process.  Penny’s will file an application to register the site as a mine site with the SCC 
following approval of the CUP.   

Reclamation Bonding – As required by State law, license holders are required to post a bond or 
other acceptable financial security to the SCC and a Reclamation Plan, detailing the post-mining land 
use and the reclamation process, must be filed and approved by the SCC prior to any mining taking 



 

   

place on the proposed mine.  The bond application / letter of credit will be filed with the SCC upon 
approval of the CUP. 

Department of Wildlife and Parks:   

Action Permit – A request will be made to the Kansas Department of Wildlife and Parks for an 
environmental review of the site for potential endangered species or critical habitats.  Based on the 
findings of the review, the need for an action permit will be determined.  KDWP may also request 
additional review from the Department of the Interior or the U.S. Fish and Wildlife Service. 

Environmental Protection Agency:   

Spill Prevention, Control and Countermeasure Plan – Penny’s may maintain a fuel tank for fueling 
loaders used for the loading of sand into trucks.  Fuel for the dredge will not be stored onsite.  Fueling 
of the dredge will be performed by fuel  stored offsite.  Other fuel or petroleum-based products used 
for generators or maintenance will occur in amounts smaller than 55 gallons, which is the minimum 
container size that that is required to be documented in an SPCC Plan.  Overall, the amount of 
petroleum-based materials stored at this site will not exceed the levels (1,320 gallons) required by the 
EPA for implementing an SPCC Plan. 

Operation Times: Typically hours of operation would be Monday – Friday 6:30 AM – 6:30 PM.  There 
may be extenuating circumstances which would require Penny’s to maintain operating hours on 
Saturdays or to extend the normal hours of operation due to the nature of the construction business. 
Many clients, including State agencies and City governments require construction activities to be 
completed at odd hours for the safety of the general public.  Weather conditions and / or the necessity to 
provide materials for the hazardous conditions as it relates to snow and ice to state and local agencies 
may also result in the need to extend hours of operation.  Projects  / contracts may have such stringent 
completion dates and / or penalties for exceeding working days it would necessitate the extension of 
hours of operation.   

Overburden Placement: During the initial stage of the operation, overburden removed from the 
excavation area will be used in raising the grade of the processing plant and scalehouse areas and for 
berms as required.   As the excavated lake pond expands into future stages, overburden will be 
stockpiled at locations deemed beneficial to the reclamation effort, sold, or used to restore the banks of 
the body of water established by the previous stages. 

Operation Life Expectancy: Based upon current economic conditions, the expected life of this project 
would be 30+ years. 

Plan of Response to a Major Flooding Event:  Penny’s will prepare a plan of action, which would be 
implemented immediately upon notification that a flood event may occur .  The plan will include the 
removal of  all equipment, materials and bulk fuel that is not stationary.  The scalehouse, scales and 
processing plant will remain.   Non-stationary items that will be removed will include, but are not limited 
to, loaders, vehicles, fuel supplies, generators, and any electronic equipment or office materials in the 
scalehouse.  

Power and Fuel Supply: The scalehouse and processing plant will be electrically powered by the 
Westar Energy lines.  The dredge will be diesel-powered.  The site fuel supply for the loader and/or 
generators will be limited to 1,000 gallons.  The fuel will be stored in an aboveground storage tank with 
secondary containment.  The fuel pump will be controlled with a power switch located within the 
scalehouse.  The pump will be turned off during non-business hours.  Dredge fueling will be performed 
by fuel from offsite.   



 

   

Stormwater Runoff:  All stormwater falling around the scalehouse, processing plant or stockpiles will be 
kept on site.  The site will be completely non-discharging, with no stormwater leaving the site.  
Stormwater from offsite shall be conveyed to the existing wetland areas, as occurs in the existing 
condition, and will only be allowed to enter the excavated lake during flooding events.  Any increases in 
stormwater runoff due the increased impervious surfaces will be substantially offset by the storage 
capabilities of the excavated lake. 
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Introduction 

Mr. Nuzman has brought together a considerable amount of data regarding the 
proposed project.  He is a respected member of the scientific community studying 
groundwater.  As is always the case, the data must be interpreted and analyzed to 
draw conclusions.  I would like to point out some places where the data may be 
interpreted and analyzed in an alternate and reasonable manner to arrive at 
different conclusions.  In addition, I would like to bring out some other points that 
need to be considered in evaluating the possible impact of this pit mining 
operation. 

 

Groundwater Gradient direction 

The gradient of groundwater is the driving force that causes it to move.  
Mr.Nuzman mainly uses the water level data of Kansas Geological Survey (KGS) 
Bulletin 130, Part 1.  The generalized static water table map that he uses (Exhibit 
D) gives too much weight to water moving down the Wakarusa River Valley 
(which joins the Kansas River Valley just south of the proposed sand pit).  This 
distorts his ground water gradient and leads to the conclusion given in Exhibit F 
that the capture zone for the Eudora Well Field is south of the proposed pit. 

On the other hand, if one considers the newer report KGS Bulletin 206, Part 2, it 
shows that the Kansas River is the major force and that water moves down the 
valley generally from west to east more or less parallel to the valley walls.  The 
resulting groundwater gradient and flow direction is shown in Figure 1 below.  
This data shows that water will move from the proposed sand pit to the Eudora 
Well Field.  I have done calculations of capture curves (area of groundwater 
capture in a given time by the well) and travel times based on work that I published 
in Ground Water (McElwee, 1991, A copy of that paper has been supplied to the 
DG CO Planning Office).  That work shows that the minimum travel time between 
the proposed sand pit and the Eudora Well Field could be about 5.5 years.  In 
addition, the 6 and 8 year capture curves significantly overlie the proposed sand 
pit, as shown in Figure 2 below.  Details of this work are given in Appendix I.  
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Figure 2. 

Both of the KGS reports referred to are old and can’t be relied on for absolute 
numbers.  However, they do allow us to reach some general conclusions.  In 
addition, there is a lot of variability in the aquifer (things change with space and 
time).  So, the conclusion must be that one can’t state with certainty that the 
proposed sand pit will have no effect on the Eudora Well Field.  Of course there 
are many other private wells that are down-gradient from the proposed sand pit and 
much closer that could also be affected. 

 

Effect of Pit on Water Levels and Quality in Aquifer 

Mr. Nuzman states on page 8 that “The static water level elevation in the sand pit 
will be about the same as the water surface elevation in the Kansas River.”  That is 
probably true if the pit is close to the river.  This means that the water level in the 
aquifer will be lowered around the pit, because the water levels in the aquifer are 
generally a little higher than the river level.  This could negatively affect some 
nearby wells.  Mr. Nuzman also states that “Sand pits beneficially support the yield 
of wells that are down-gradient from a pit that is within the area of influence of a 
well.”  In other words the well would be pumping water from the pit.  This means 



5 

 

that the quality of the well water would depend on the quality of the water in the 
pit.  In general, the quality of surface water in rivers and lakes is much poorer than 
the quality of groundwater.  So there is the potential for pollution.   

If this pit is allowed, a huge deep lake (about 70 feet deep on average) will be 
created.  This will be a flow-through lake, which means that groundwater from up-
gradient will flow in one side of the lake and flow out the down-gradient side of 
the lake.  The net result is a continual mixing of the groundwater and the surface 
water from the pit, which then continues to flow down the valley in the aquifer to 
the next user of the groundwater. 

As the well drilling logs in Mr. Nuzman’s reports shows, the overburden (soil, silt, 
and clay) that must be removed to access the sand is substantial.  It is in the range 
of 15-23 feet in most places, in some areas less and some areas more.  However, 
most logs in the vicinity of the proposed sand pit indicate about 23 feet of 
overburden to be dealt with.  This is a major logistics problem that must be dealt 
with while keeping any surface runoff out of the pit.  There is the potential for 
pollution from surface runoff.  This overburden material has been the filter 
material to keep pollutants out of the deeper aquifer, removing it exposes the 
aquifer.  The resulting piles of surficial material may contain fertilizer and 
pesticide residue and daughter products from their decay.  Apparently, the plan is 
to emplace at least some of this material back into the pit.  If this is done, the 
overburden material should be extensively tested for possible pollutants before 
such use.  

Mr. Nuzman mentions that a few investigations have been made on the effect of 
sand pits on groundwater quality and that they have not shown any significant 
human health effect.  However, one can’t infer from these few studies that there 
will never be a problem.  In fact, at least one of those studies (KGS OFR 2008-4) 
did come to the conclusion that there was a measurable interconnection between 
the sand pit waters and the local aquifer and that there was a potential for pollution.  
The following is a direct quote from the conclusions of that study. 

“The concentration distributions of pesticides and organics other than pesticides at the four pit sites 
in northwest Wichita, as well as the general pattern in iron, manganese, and ammonium ion 
concentrations in the downgradient well waters relative to the upgradient well and pit waters, indicate 
that surface water in the sand pits flows into the ground water in the southeast to south-southeast 
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direction of the ground-water flow at the study sites. The evidence for connection between the 
surface and ground waters at the two southern Wichita sites is not as strong as for the four northwest 
Wichita sites. However, distribution of some constituents and chemical properties do fit the general 
pattern of entrance of pit water into the ground water. This would be expected to occur most 
prominently when surface runoff into the pits increases the hydraulic gradient between the pit surface 
and ground-water levels. Thus, stormwater runoff containing contaminants can enter ground water 
through the sand pits and impact ground-water quality” 
 

Effect of Pit on the River System 

Material has previously been provided that shows the river bank in the vicinity of 
this proposed sand pit is unstable and has moved over time.  Geologic history tells 
us this river will move again, we just don’t know when.  During a flood event the 
river could change course and breach the proposed sand pit.  This would have a 
dramatic effect on the river system.  Since the sand pit is deep (about 70 feet) and 
the river is very shallow, the pit would capture the bed load of the river and cause 
the river to become unstable.  This would result in deepening the channel upstream 
(head cutting) and degradation of the channel downstream.  It would take years for 
the river to reach a new stable equilibrium.  Pits should not be allowed in areas 
where pit capture is a possibility. 

 

Conclusions 

I have shown that a reasonable interpretation of the available groundwater data 
indicates that the proposed sand pit could indeed have an effect on the Eudora Well 
Field and other local wells.  The net effect will be a flow-through lake that mixes 
up-gradient aquifer water with sand pit water and sends it down-gradient into the 
aquifer and further down the valley.  This behavior has been documented in studies 
of sand pits and aquifers.  So, the conclusion is that any pollution must be 
prevented.  The huge amount of overburden produced and its handling could be a 
source of pollution.  Finally, the unstable nature of the river bank in this area 
makes it possible that the sand pit could capture the river during high flows and 
cause a channel change.  If this were to happen, the river bed would be unstable for 
years until a new equilibrium was reached. 
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Appendix I. 

 
This calculations presented here is based on work I did and published back in 1991 
in the Ground Water 

  

journal.  I have supplied to the Planning Department a copy 
of that article for reference.  This work shows that the minimum travel time from 
the Penny sand pit to the Eudora Well Field is about 5.5 years.  This is from the 
closest point of the pit to the center of the well field.  I have also calculated the 6 
and 8 year capture curves for the Eudora Well field.  The work shows that these 
capture curves include significant portions of the proposed pit.   

The important parameters are as follows: 
  
K - hydraulic conductivity - I used 1000ft/day.  This is a measure of how fast water 
moves in the aquifer.  The Nuzman report uses data from a well test on Eudora No. 
8 and reports 8800 gpd/ft2, which is 1176 ft/day.  This also agrees with data I have 
personally collected from the Kansas River Valley. 
  
I - Hydraulic gradient (slope) of the ground water system - I used .0005, which is 
about 5ft in 2 miles.  Bulletin 130, Part 1 and Bulletin 206, part 2 from the Kansas 
Geological Survey show head maps of the area in question that support this 
number. 
  
qo = -KI = -0.5 ft/day - average Darcy velocity in the aquifer - Multiplying the 
above two values gives this result. 
  
B - Effective saturated thickness of aquifer - I used 30 feet.  Although the aquifer 
has greater saturated thickness, the upper part is much finer material and has much 
less hydraulic conductivity.  I have seen this consistently in my field work. 
  
n - effective porosity (a measure of the pore space that water flows through) - I 
used 0.15 which is an average value suggested by the work of Bull 260, and also is 
consistent with my field work. 
  
Q - Pump rate of the Eudora Well Field - I used 83425 ft3/day which is the 
approved water right of 227.77 MGY or about 433gpm.  
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These parameters can be used to calculate the average travel times and capture 
curves for parcels of water moving under the influence of the natural groundwater 
flow system and the influence of the pumping in the Eudora Well Field.  The 
details of the background material to arrive at the formulas used in the following 
pages are given in the above referenced Ground Water article.  The pages that 
follow show the capture curves for 6 and 8 years and the average minimum travel 
time between the sand pit and the Eudora Well Field.  A capture curve outlines the 
area of groundwater that will flow to the pumping well in a given amount of time. 
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6 yr. Capture Curve Data 
X(Ft) Y(Ft) 

8.8508E+02 0.0000E+00 
7.8145E+02 -5.1844E+02 
6.7783E+02 -7.2470E+02 
5.7420E+02 -8.7735E+02 
4.7057E+02 -1.0015E+03 
3.6694E+02 -1.1069E+03 
2.6331E+02 -1.1989E+03 
1.5969E+02 -1.2804E+03 
5.6059E+01 -1.3536E+03 

-4.7568E+01 -1.4198E+03 
-1.5120E+02 -1.4802E+03 
-2.5482E+02 -1.5357E+03 
-3.5845E+02 -1.5867E+03 
-4.6208E+02 -1.6340E+03 
-5.6571E+02 -1.6778E+03 
-6.6933E+02 -1.7187E+03 
-7.7296E+02 -1.7568E+03 
-8.7659E+02 -1.7925E+03 
-9.8022E+02 -1.8259E+03 
-1.0838E+03 -1.8573E+03 
-1.1875E+03 -1.8869E+03 
-1.2911E+03 -1.9147E+03 
-1.3947E+03 -1.9410E+03 
-1.4984E+03 -1.9659E+03 
-1.6020E+03 -1.9894E+03 
-1.7056E+03 -2.0117E+03 
-1.8092E+03 -2.0328E+03 
-1.9129E+03 -2.0529E+03 
-2.0165E+03 -2.0720E+03 
-2.1201E+03 -2.0901E+03 
-2.2238E+03 -2.1074E+03 
-2.3274E+03 -2.1239E+03 
-2.4310E+03 -2.1396E+03 
-2.5346E+03 -2.1546E+03 
-2.6383E+03 -2.1689E+03 
-2.7419E+03 -2.1825E+03 
-2.8455E+03 -2.1956E+03 
-2.9491E+03 -2.2081E+03 
-3.0528E+03 -2.2200E+03 
-3.1564E+03 -2.2314E+03 
-3.2600E+03 -2.2423E+03 
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-3.3637E+03 -2.2527E+03 
-3.4673E+03 -2.2627E+03 
-3.5709E+03 -2.2722E+03 
-3.6745E+03 -2.2813E+03 
-3.7782E+03 -2.2899E+03 
-3.8818E+03 -2.2982E+03 
-3.9854E+03 -2.3060E+03 
-4.0891E+03 -2.3135E+03 
-4.1927E+03 -2.3206E+03 
-4.2963E+03 -2.3272E+03 
-4.3999E+03 -2.3335E+03 
-4.5036E+03 -2.3394E+03 
-4.6072E+03 -2.3449E+03 
-4.7108E+03 -2.3500E+03 
-4.8144E+03 -2.3547E+03 
-4.9181E+03 -2.3590E+03 
-5.0217E+03 -2.3628E+03 
-5.1253E+03 -2.3662E+03 
-5.2290E+03 -2.3691E+03 
-5.3326E+03 -2.3715E+03 
-5.4362E+03 -2.3733E+03 
-5.5398E+03 -2.3746E+03 
-5.6435E+03 -2.3753E+03 
-5.7471E+03 -2.3754E+03 
-5.8507E+03 -2.3747E+03 
-5.9544E+03 -2.3733E+03 
-6.0580E+03 -2.3712E+03 
-6.1616E+03 -2.3681E+03 
-6.2652E+03 -2.3642E+03 
-6.3689E+03 -2.3592E+03 
-6.4725E+03 -2.3531E+03 
-6.5761E+03 -2.3458E+03 
-6.6797E+03 -2.3372E+03 
-6.7834E+03 -2.3272E+03 
-6.8870E+03 -2.3156E+03 
-6.9906E+03 -2.3024E+03 
-7.0943E+03 -2.2873E+03 
-7.1979E+03 -2.2702E+03 
-7.3015E+03 -2.2510E+03 
-7.4051E+03 -2.2293E+03 
-7.5088E+03 -2.2051E+03 
-7.6124E+03 -2.1781E+03 
-7.7160E+03 -2.1480E+03 
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-7.8196E+03 -2.1145E+03 
-7.9233E+03 -2.0773E+03 
-8.0269E+03 -2.0360E+03 
-8.1305E+03 -1.9903E+03 
-8.2342E+03 -1.9396E+03 
-8.3378E+03 -1.8833E+03 
-8.4414E+03 -1.8209E+03 
-8.5450E+03 -1.7515E+03 
-8.6487E+03 -1.6740E+03 
-8.7523E+03 -1.5871E+03 
-8.8559E+03 -1.4891E+03 
-8.9596E+03 -1.3913E+03 
-9.0632E+03 -1.2478E+03 
-9.1668E+03 -1.0945E+03 
-9.2704E+03 -9.0492E+02 
-9.3741E+03 -6.4783E+02 
-9.4777E+03 0.0000E+00 
-9.3741E+03 6.4783E+02 
-9.2704E+03 9.0492E+02 
-9.1668E+03 1.0945E+03 
-9.0632E+03 1.2478E+03 
-8.9596E+03 1.3913E+03 
-8.8559E+03 1.4891E+03 
-8.7523E+03 1.5871E+03 
-8.6487E+03 1.6740E+03 
-8.5450E+03 1.7515E+03 
-8.4414E+03 1.8209E+03 
-8.3378E+03 1.8833E+03 
-8.2342E+03 1.9396E+03 
-8.1305E+03 1.9903E+03 
-8.0269E+03 2.0360E+03 
-7.9233E+03 2.0773E+03 
-7.8196E+03 2.1145E+03 
-7.7160E+03 2.1480E+03 
-7.6124E+03 2.1781E+03 
-7.5088E+03 2.2051E+03 
-7.4051E+03 2.2293E+03 
-7.3015E+03 2.2510E+03 
-7.1979E+03 2.2702E+03 
-7.0943E+03 2.2873E+03 
-6.9906E+03 2.3024E+03 
-6.8870E+03 2.3156E+03 
-6.7834E+03 2.3272E+03 



18 

 

-6.6797E+03 2.3372E+03 
-6.5761E+03 2.3458E+03 
-6.4725E+03 2.3531E+03 
-6.3689E+03 2.3592E+03 
-6.2652E+03 2.3642E+03 
-6.1616E+03 2.3681E+03 
-6.0580E+03 2.3712E+03 
-5.9544E+03 2.3733E+03 
-5.8507E+03 2.3747E+03 
-5.7471E+03 2.3754E+03 
-5.6435E+03 2.3753E+03 
-5.5398E+03 2.3746E+03 
-5.4362E+03 2.3733E+03 
-5.3326E+03 2.3715E+03 
-5.2290E+03 2.3691E+03 
-5.1253E+03 2.3662E+03 
-5.0217E+03 2.3628E+03 
-4.9181E+03 2.3590E+03 
-4.8144E+03 2.3547E+03 
-4.7108E+03 2.3500E+03 
-4.6072E+03 2.3449E+03 
-4.5036E+03 2.3394E+03 
-4.3999E+03 2.3335E+03 
-4.2963E+03 2.3272E+03 
-4.1927E+03 2.3206E+03 
-4.0891E+03 2.3135E+03 
-3.9854E+03 2.3060E+03 
-3.8818E+03 2.2982E+03 
-3.7782E+03 2.2899E+03 
-3.6745E+03 2.2813E+03 
-3.5709E+03 2.2722E+03 
-3.4673E+03 2.2627E+03 
-3.3637E+03 2.2527E+03 
-3.2600E+03 2.2423E+03 
-3.1564E+03 2.2314E+03 
-3.0528E+03 2.2200E+03 
-2.9491E+03 2.2081E+03 
-2.8455E+03 2.1956E+03 
-2.7419E+03 2.1825E+03 
-2.6383E+03 2.1689E+03 
-2.5346E+03 2.1546E+03 
-2.4310E+03 2.1396E+03 
-2.3274E+03 2.1239E+03 



19 

 

-2.2238E+03 2.1074E+03 
-2.1201E+03 2.0901E+03 
-2.0165E+03 2.0720E+03 
-1.9129E+03 2.0529E+03 
-1.8092E+03 2.0328E+03 
-1.7056E+03 2.0117E+03 
-1.6020E+03 1.9894E+03 
-1.4984E+03 1.9659E+03 
-1.3947E+03 1.9410E+03 
-1.2911E+03 1.9147E+03 
-1.1875E+03 1.8869E+03 
-1.0838E+03 1.8573E+03 
-9.8022E+02 1.8259E+03 
-8.7659E+02 1.7925E+03 
-7.7296E+02 1.7568E+03 
-6.6933E+02 1.7187E+03 
-5.6571E+02 1.6778E+03 
-4.6208E+02 1.6340E+03 
-3.5845E+02 1.5867E+03 
-2.5482E+02 1.5357E+03 
-1.5120E+02 1.4802E+03 
-4.7568E+01 1.4198E+03 
5.6059E+01 1.3536E+03 
1.5969E+02 1.2804E+03 
2.6331E+02 1.1989E+03 
3.6694E+02 1.1069E+03 
4.7057E+02 1.0015E+03 
5.7420E+02 8.7735E+02 
6.7783E+02 7.2470E+02 
7.8145E+02 5.1844E+02 
8.8508E+02 0.0000E+00 

 

8 yr. Capture Curve Data 
X(Ft) Y(Ft) 

8.8516E+02 0.0000E+00 
7.5519E+02 -5.7893E+02 
6.2523E+02 -8.0688E+02 
4.9526E+02 -9.7403E+02 
3.6530E+02 -1.1087E+03 
2.3533E+02 -1.2220E+03 
1.0536E+02 -1.3199E+03 

-2.4604E+01 -1.4059E+03 
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-1.5457E+02 -1.4824E+03 
-2.8454E+02 -1.5510E+03 
-4.1450E+02 -1.6130E+03 
-5.4447E+02 -1.6694E+03 
-6.7444E+02 -1.7210E+03 
-8.0440E+02 -1.7683E+03 
-9.3437E+02 -1.8118E+03 
-1.0643E+03 -1.8521E+03 
-1.1943E+03 -1.8893E+03 
-1.3243E+03 -1.9240E+03 
-1.4542E+03 -1.9562E+03 
-1.5842E+03 -1.9863E+03 
-1.7142E+03 -2.0144E+03 
-1.8441E+03 -2.0408E+03 
-1.9741E+03 -2.0655E+03 
-2.1041E+03 -2.0887E+03 
-2.2340E+03 -2.1106E+03 
-2.3640E+03 -2.1313E+03 
-2.4940E+03 -2.1507E+03 
-2.6239E+03 -2.1692E+03 
-2.7539E+03 -2.1866E+03 
-2.8839E+03 -2.2031E+03 
-3.0138E+03 -2.2188E+03 
-3.1438E+03 -2.2337E+03 
-3.2738E+03 -2.2479E+03 
-3.4037E+03 -2.2614E+03 
-3.5337E+03 -2.2742E+03 
-3.6637E+03 -2.2865E+03 
-3.7936E+03 -2.2982E+03 
-3.9236E+03 -2.3093E+03 
-4.0536E+03 -2.3200E+03 
-4.1835E+03 -2.3302E+03 
-4.3135E+03 -2.3399E+03 
-4.4435E+03 -2.3493E+03 
-4.5734E+03 -2.3582E+03 
-4.7034E+03 -2.3668E+03 
-4.8334E+03 -2.3750E+03 
-4.9633E+03 -2.3829E+03 
-5.0933E+03 -2.3904E+03 
-5.2233E+03 -2.3976E+03 
-5.3532E+03 -2.4046E+03 
-5.4832E+03 -2.4112E+03 
-5.6132E+03 -2.4175E+03 
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-5.7431E+03 -2.4236E+03 
-5.8731E+03 -2.4293E+03 
-6.0031E+03 -2.4348E+03 
-6.1330E+03 -2.4401E+03 
-6.2630E+03 -2.4450E+03 
-6.3930E+03 -2.4497E+03 
-6.5229E+03 -2.4540E+03 
-6.6529E+03 -2.4581E+03 
-6.7829E+03 -2.4619E+03 
-6.9128E+03 -2.4653E+03 
-7.0428E+03 -2.4684E+03 
-7.1728E+03 -2.4712E+03 
-7.3027E+03 -2.4735E+03 
-7.4327E+03 -2.4755E+03 
-7.5627E+03 -2.4769E+03 
-7.6926E+03 -2.4779E+03 
-7.8226E+03 -2.4784E+03 
-7.9526E+03 -2.4782E+03 
-8.0825E+03 -2.4774E+03 
-8.2125E+03 -2.4758E+03 
-8.3425E+03 -2.4734E+03 
-8.4724E+03 -2.4701E+03 
-8.6024E+03 -2.4657E+03 
-8.7324E+03 -2.4602E+03 
-8.8623E+03 -2.4534E+03 
-8.9923E+03 -2.4451E+03 
-9.1223E+03 -2.4351E+03 
-9.2522E+03 -2.4234E+03 
-9.3822E+03 -2.4095E+03 
-9.5122E+03 -2.3934E+03 
-9.6421E+03 -2.3746E+03 
-9.7721E+03 -2.3530E+03 
-9.9021E+03 -2.3281E+03 
-1.0032E+04 -2.2995E+03 
-1.0162E+04 -2.2669E+03 
-1.0292E+04 -2.2297E+03 
-1.0422E+04 -2.1874E+03 
-1.0552E+04 -2.1393E+03 
-1.0682E+04 -2.0848E+03 
-1.0812E+04 -2.0230E+03 
-1.0942E+04 -1.9528E+03 
-1.1072E+04 -1.8730E+03 
-1.1202E+04 -1.7819E+03 
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-1.1332E+04 -1.6775E+03 
-1.1462E+04 -1.5568E+03 
-1.1592E+04 -1.4155E+03 
-1.1722E+04 -1.3905E+03 
-1.1852E+04 -1.0325E+03 
-1.1982E+04 -7.4132E+02 
-1.2111E+04 0.0000E+00 
-1.1982E+04 7.4132E+02 
-1.1852E+04 1.0325E+03 
-1.1722E+04 1.3905E+03 
-1.1592E+04 1.4155E+03 
-1.1462E+04 1.5568E+03 
-1.1332E+04 1.6775E+03 
-1.1202E+04 1.7819E+03 
-1.1072E+04 1.8730E+03 
-1.0942E+04 1.9528E+03 
-1.0812E+04 2.0230E+03 
-1.0682E+04 2.0848E+03 
-1.0552E+04 2.1393E+03 
-1.0422E+04 2.1874E+03 
-1.0292E+04 2.2297E+03 
-1.0162E+04 2.2669E+03 
-1.0032E+04 2.2995E+03 
-9.9021E+03 2.3281E+03 
-9.7721E+03 2.3530E+03 
-9.6421E+03 2.3746E+03 
-9.5122E+03 2.3934E+03 
-9.3822E+03 2.4095E+03 
-9.2522E+03 2.4234E+03 
-9.1223E+03 2.4351E+03 
-8.9923E+03 2.4451E+03 
-8.8623E+03 2.4534E+03 
-8.7324E+03 2.4602E+03 
-8.6024E+03 2.4657E+03 
-8.4724E+03 2.4701E+03 
-8.3425E+03 2.4734E+03 
-8.2125E+03 2.4758E+03 
-8.0825E+03 2.4774E+03 
-7.9526E+03 2.4782E+03 
-7.8226E+03 2.4784E+03 
-7.6926E+03 2.4779E+03 
-7.5627E+03 2.4769E+03 
-7.4327E+03 2.4755E+03 
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-7.3027E+03 2.4735E+03 
-7.1728E+03 2.4712E+03 
-7.0428E+03 2.4684E+03 
-6.9128E+03 2.4653E+03 
-6.7829E+03 2.4619E+03 
-6.6529E+03 2.4581E+03 
-6.5229E+03 2.4540E+03 
-6.3930E+03 2.4497E+03 
-6.2630E+03 2.4450E+03 
-6.1330E+03 2.4401E+03 
-6.0031E+03 2.4348E+03 
-5.8731E+03 2.4293E+03 
-5.7431E+03 2.4236E+03 
-5.6132E+03 2.4175E+03 
-5.4832E+03 2.4112E+03 
-5.3532E+03 2.4046E+03 
-5.2233E+03 2.3976E+03 
-5.0933E+03 2.3904E+03 
-4.9633E+03 2.3829E+03 
-4.8334E+03 2.3750E+03 
-4.7034E+03 2.3668E+03 
-4.5734E+03 2.3582E+03 
-4.4435E+03 2.3493E+03 
-4.3135E+03 2.3399E+03 
-4.1835E+03 2.3302E+03 
-4.0536E+03 2.3200E+03 
-3.9236E+03 2.3093E+03 
-3.7936E+03 2.2982E+03 
-3.6637E+03 2.2865E+03 
-3.5337E+03 2.2742E+03 
-3.4037E+03 2.2614E+03 
-3.2738E+03 2.2479E+03 
-3.1438E+03 2.2337E+03 
-3.0138E+03 2.2188E+03 
-2.8839E+03 2.2031E+03 
-2.7539E+03 2.1866E+03 
-2.6239E+03 2.1692E+03 
-2.4940E+03 2.1507E+03 
-2.3640E+03 2.1313E+03 
-2.2340E+03 2.1106E+03 
-2.1041E+03 2.0887E+03 
-1.9741E+03 2.0655E+03 
-1.8441E+03 2.0408E+03 
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-1.7142E+03 2.0144E+03 
-1.5842E+03 1.9863E+03 
-1.4542E+03 1.9562E+03 
-1.3243E+03 1.9240E+03 
-1.1943E+03 1.8893E+03 
-1.0643E+03 1.8521E+03 
-9.3437E+02 1.8118E+03 
-8.0440E+02 1.7683E+03 
-6.7444E+02 1.7210E+03 
-5.4447E+02 1.6694E+03 
-4.1450E+02 1.6130E+03 
-2.8454E+02 1.5510E+03 
-1.5457E+02 1.4824E+03 
-2.4604E+01 1.4059E+03 
1.0536E+02 1.3199E+03 
2.3533E+02 1.2220E+03 
3.6530E+02 1.1087E+03 
4.9526E+02 9.7403E+02 
6.2523E+02 8.0688E+02 
7.5519E+02 5.7893E+02 
8.8516E+02 0.0000E+00 

 

 

Wells X (map 
in) 

Wells Y (map 
in) 

Wells X (ft) Wells Y (ft) 

-0.25 0.25 -440 440 
-0.25 -0.25 -440 -440 
0.25 0.25 440 440 

    
Pit X (map in) Pit Y (map in) Pit X (ft) Pit Y (ft) 

-5 0.25 -8800 440 
-6.5 0.25 -11440 440 
-6.5 3.25 -11440 5720 

-5 3.25 -8800 5720 
-5 0.25 -8800 440 

 











Sept. 9, 2012 

Lawrence Douglas County 

Metropolitan Planning Office 

6 East 6th Street,  

P.O. Box 708,  

Lawrence, KS 66044 

 

Planning Staff: 

 

As interested property owners, we are writing this letter to object to the Conditional Use 

Permit (CUP) that Penny Sand Co. has applied for near 1500N and 1850E.  This CUP 

asks permission for a pit mining operation for sand removal.  This would completely 

change the agricultural setting of the area.  If allowed, this CUP would subject the area to 

dramatically increased industrial activity, including noise, dust, and environment 

destruction.  We ask that you deny the CUP for the following reasons: 

 

(1)The affected area has some interesting Douglas County history associated with it and 

contains some historic houses.   

   

(2) The river bank in the vicinity of this proposed pit mining operation is unstable and has 

moved considerably over recent times.  If pit mining is allowed in this area, in times of 

flood the chances of a dramatic river channel change is magnified greatly.   

 

(3) On this proposed 434 acre pit mining site, the majority of the area is covered by some 

of the highest quality soils as defined by the US Department of Agriculture.   It seems 

very short sighted to produce sand for short term gain and lose the potential for 

significant food and fiber production indefinitely.   

 

(4)There is a large amount of overburden (unusable soil, silt and clay) that must be 

removed (typically 23-24 feet).  Removing this much overburden will create an 

environmental nightmare 

 

(5) Opening this pit operation will expose one of the most prolific aquifers in this region 

to potential pollution.  This aquifer is a magnificent resource that must be protected and 

preserved for the future.   

 

(6)Several neighboring house wells could be affected by this pit.  Just down the valley 

about 1 5/8 miles lies the Eudora Public Water Supply Well Field; it could also be 

affected by the proposed pit mining operation.   

 

Thank you for your consideration of our concerns.   
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PLANNING COMMISSION REPORT 
Regular Agenda – Public Hearing Item 

 
PC Staff Report 
9/24/12 
ITEM NO. 2: A TO R-T; 31 ACRES; 1674 N 1000 RD (MKM) 
Z-12-00098:  Consider a request to rezone approximately 31 acres from County A 
(Agriculture) to County R-T (Rural-Tourism Business), located at 1674 N 1000 Rd. Submitted by 
Mid-American Association for Autistic Training and Research (MAATR), for Marcus and Sandra 
Patton, property owners of record. MKM 
 
STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for 
approximately 31 acres from A (Agricultural) District to R-T (Rural Tourism), and forwarding it 
to the Board of County Commissioners with a recommendation for approval based on the 
findings of fact found in the body of the staff report. 

 
 

Staff recommends approval of the buffer width reduction to 100 ft along the north and south 
property line subject to the following conditions:  

 The reduction on the south property line would apply only to the area needed to 
accommodate the activity area parking area and drive. The buffer on the remainder of 
the south property line would remain at 200 ft. 

 A note would be added to the site plan which limits the use of the driveway to the 
cabins to 4 cabins, to insure it remains a low-intensity use. 

 
Applicant’s reason for request:        

“The subject property is in an ideal location to meet the growing demand for service for 
those with autism via proven successful horse and animal therapy, along with other 
therapeutic and educational services. Its proximity to Lawrence and the KC metro, yet 
the country feel, makes it appealing for the applicant and future guests. In addition, 
the current improvements and uses will tie in to the applicant’s overall plans, 
minimizing the need for construction and alterations to the subject property. 
 
MAATR’s proposed plan includes classes (such as art, music and other educational 
services) and respite cabins for guests to stay in. We may also have a small country 
store to sell items grown/made by our autistic guests. The current zoning (agricultural) 
does not allow these as permitted uses. Rezoning to Rural Tourism, would allow all 
aspects of our plan to be considered permitted uses.  It will also have very little 
impact/change in traffic and remain low use/low intensity—those with autism do better 
in smaller groups, so we plan on having very personal, low-key activities.” 
 

ATTACHMENTS 
Attachment A: Concept Plan 
Attachment B: Letter regarding buffer area on north 
 
OTHER ACTION REQUIRED 

 Approval of rezoning by Board of County Commissioners and publication of resolution. 
 Property must be platted prior to development. This includes the submittal of 

preliminary plat for Planning Commission approval and submittal of final plat for 
Planning Director’s administrative approval and County Commission acceptance of any 
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dedications. The subject property is part of a larger tract with a residence. The 
residence and surrounding property will be removed through the Homestead Exemption 
Survey prior to platting of the subject property. 

 Submittal of site plan for County Commission approval. 
 Building permit must be obtained from the Zoning and Codes Office prior to 

construction. 
 
PUBLIC COMMENT  

 No public comment was received prior to the printing of this staff report.  
 
GENERAL INFORMATION 
Current Zoning and Land Use: 
 
 
Surrounding Zoning and Land 
Use: 
 
 
 
 

A (Agricultural) District; horse barn, mobile homes for farm 
employees, and various out-buildings Agricultural uses.  
 
To the North, East and South: A (Agricultural) District,; 
agricultural and rural residential uses, and open space.  
 
To the west: A (Agricultural), F-F (Floodway Fringe Overlay) 
and F-W (Floodway Overlay) Districts; Agricultural uses and 
wooded stream corridor. 
 (Figure 1) 

 

 
Project Summary 
Rezoning to the R-T District is requested for approximately 31 acres to facilitate the 
development of a facility that would provide therapy and educational services for children and 
adults with autism. The use would include a commercial riding stable, riding arena, walking 
trails, cabins, dwelling for on-site manager, open space, and an activity building for music, art, 
and other classes and activities.  
 
The site currently contains a riding stable and arena, along with other agricultural out-buildings 
and mobile homes for the farm employees.  The plan is to utilize the barn and riding stable as 
well as the other out-buildings and to maintain one mobile home for the caretaker’s residence 
until they are able to construct a dwelling. The BZA has the authority to approve a temporary 
and conditional permit for a mobile home (Section 12-323-3.11 of the Zoning Regulations) so 

 
          Floodway 

          Floodway Fringe 

   A     Agricultural 

  A-1   Suburban Home 

Figure 1. Land use and zoning of the surrounding property. Subject property outlined in green 

A-1

A
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this portion of the request will require BZA approval. The temporary and conditional permit 
would be required with the site planning of the property. 
 
The applicant explained that the use is by nature low-intensity as people with autism do not do 
well in loud or crowded situations. They plan to construct several small cabins (3 on the west 
side of the property and one to the north.)  Other cabins could be added during the site 
planning stage, as the plan provided with the rezoning is a concept plan; however it is unlikely 
that any additional cabins could be installed along the west side of the property as each cabin is 
required to have 3 acres available for a septic system.  The total number of cabins will be 
determined at the site planning stage. Any additional cabins will require submittal of a revised 
site plan for consideration and action by the County Commission. 
 
They may have a petting area in one of the out-buildings for small animal therapy and plan on 
constructing an activity center for music, art, and other therapy and educational programs.  The 
size of the activity center has not been determined at this time, but the applicant estimates it 
will be about 2000 to 4000 sq ft. Eventually they will develop a gathering place in the activity 
center for their guests and their families.  The proposed development is illustrated in the 
concept plan included as Attachment A. 
 
As for the intensity of the use, the applicant provided the following information:  

“When you are dealing with children and adults with autism, you have to keep it 
very simple and small. They typically do not do well in large groups. A good 
majority of our therapies will be one-on-one. If we do groups, it is best to keep 
them at 5 or less. With that being said, besides occasional ‘special events’, we do 
not perceive having more than 10 to 15 guests at a time (that is after we are 
operating long enough to run multiple groups at once.) 

 
The uses that are being proposed are permitted in the A District with approval of a Conditional 
Use Permit; however the applicant elected to seek rezoning to the RT District in order to obtain 
a more permanent approval.   
 
The applicant provided the following information regarding the proposed use: 
 

“It will be a place of relaxation, learning and respite for children and adults with 
autism. Our main focus will be horse therapy. That will involve guided horseback 
riding in the indoor arena and outside areas alike.  We will also have small animal 
therapy and maybe some education on growing and caring for plants.  
 
We will eventually have small classes (such as art & music therapy), upon approval 
of the Rural Tourism classification. Once we are operational for awhile, we will plan 
a Phase II, which would include an activity and gathering place for our guests and 
their families. It would include a small residential kitchen for preparing small group 
meals. 
 
We will also need an “on-site” manager to watch over and care for the facility. For 
now, we would like to keep the allowed mobile home for that person—until we can 
build them a permanent residence. That residence will have a kitchen and regular 
“home” basics. The guest cabins, however, will not have any kitchens in them.”  
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The applicant is requesting a reduced buffer area surrounding the activity area, which will be 
discussed later in this report. 
 
I.  ZONING AND LAND USES OF SURROUNDING PROPERTIES 
The surrounding area is zoned A (Agricultural) with Floodway and Floodway Fringe Overlay 
Zoning located along the Coal Creek stream corridor to the west and northwest of the subject 
property. Land uses of surrounding property include agriculture, open space, and rural 
residences.  
 
Staff Finding –The surrounding properties are zoned for and primarily used for agricultural 
uses. Rural residences and woodlands are also present. The R-T Zoning and rural tourism use 
would be compatible with the zoning and land uses of surrounding property. 
 
II.  CHARACTER OF THE AREA 
The subject property is located within the southern portion of the Lawrence Urban Growth Area. 
The area is rural in nature with a mix of agricultural and residential uses.  In addition to 
scattered rural residences, there are 2 platted residential subdivisions about ½ mile to the west 
of the subject property along E 1600 Road: Mears Addition with 5 undeveloped lots, and 
Cedarwood Hills Subdivision with 31 developed lots. Additional smaller land divisions were 
created through the 5 acre exemption for additional rural residences in this area. (Figure 2) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The area contains environmentally sensitive lands in the form of stream corridors, regulatory 
floodway and floodway fringe, and woodlands; however, these are not located on the subject 
property. (Figure 3) 
 
Two principal arterials, N 1000 Road/County Route 458 and E 1600 Road/County Route 1055, 

 
Figure 2. Land use in area.  Residential properties line E 1600 Road. Scattered 
rural residences and agricultural uses in remainder of area. Coal Creek stream 
corridor located to the west of the subject property. Principal arterial road shown in 
red, minor collector road shown in yellow. 
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intersect in the area. The subject property has good access to the major transportation 
network, being located on and taking direct access to N 1000 Road/County Route 458. (Figure 
4) 
 
Staff Finding – This is a rural area with a mix of agricultural and residential uses and has good 
access to the major transportation network. The area contains the following environmentally 
sensitive lands: stream corridors, regulatory floodway and floodway fringe, and stands of 
mature trees. The R-T Zoning is compatible with the character of the area and should serve to 
maintain and enhance it. 
 
 

Figure 3a. Subject property outlined in red. 
Stream corridors in blue, floodway in dark green, 
floodway fringe in pale green, stream corridors in 
blue, and woodlands visible from the NAIP photo 
imagery. 

Figure 3b. Subject property outlined in red. High 
quality agricultural soils in hatched area. 

 
III. SUITABILITY OF SUBJECT PROPERTY 
FOR THE USES TO WHICH IT HAS BEEN 
RESTRICTED 

 
Applicant’s Response:  

“Allowed by current zoning, the current use of 
the property is a commercial stable and farm. 
With the acreage and current improvements, 
it is suitable for that use. With the open space 
and utilizing those improvements, the 
property would also be suitable for small 
classes, small respite cabins and possibly a 
country store, if allowed by the Rural Tourism 
zoning.” 

 
The subject property is developed with a barn, 
riding stable, mobile home, and various other 
out-buildings. (Photos in Figure 6) Per Section 
12-306-2 of the Zoning Regulations, permitted Figure 4. Transportation network in the area. 
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uses in the A District include agricultural uses; animal hospital or clinic; commercial dog kennel; 
commercial greenhouse; commercial riding stable; detached dwelling; churches, parish halls, 
etc; schools; and country clubs.  The property is suited for these uses. 
 
Per Section 20-309B-2 of the Zoning Regulations, the following uses are permitted in the R-T 
District: outdoor recreation; open air theatre; places of social assembly; lodging; cultural 
centers, museums or similar uses; and agricultural uses.   Accessory uses permitted include 
retail stores, commercial riding stable, and residential dwellings when associated with the 
tourism use as caretaker or manager.  Based on the conceptual site plan, Attachment A, and 
the applicant’s narrative of the use included earlier in this report, the proposed rural tourism 
use will include cabins, an activity center, a retail component to sell products made by the 
facility’s guests, a dwelling unit for the caretaker, commercial riding stable, and trails for riding 
or walking.  The property is suited to these rural tourism uses.  
 
Staff Finding – The property is suited for uses permitted in the Agricultural Zoning District and 
is also suited for uses allowed within the Rural Tourism District as the purpose of the district is 
to permit uses that integrate with and maintain the rural character of the property.  
 
 
IV. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
Staff Finding – The property is currently developed with agricultural buildings and a mobile 
home for a farm employee.  
 
V.  EXTENT TO WHICH REMOVAL OF RESTRICTIONS WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTY 
 
Applicant’s response:  

“Rezoning and removing restrictions will NOT detrimentally affect nearby property. 
The uses proposed will be very similar to the current uses. The additional uses that 
would be possible by the rezoning would be low-impact/intensity activities. Applicant 
does not foresee traffic increasing much more than what is currently seen with the 
commercial stables of Coal Creek Farm. In addition, the surrounding area is also 
agricultural; therefore, rezoning to Rural Tourism would fit in with the surrounding 
agricultural zoning/uses. There are also current slopes and tree lines that act as 
natural buffers to the site.” 
 

Possible impacts from development typically include lighting, noise, and traffic. Per the 
conceptual site plan, the activity center is proposed to be located within the interior of the site. 
Cabins, agricultural uses, and walking or riding areas are proposed along the perimeter. Any 
proposed exterior lighting will be reviewed at the site planning stage to minimize any negative 
impacts such as light trespass or glare onto the neighboring properties. The subject property is 
located on N 1000 Road/County Route 458 which is a paved ‘principal arterial’ that is designed 
to handle larger volumes of traffic than local or collector roads.   
 
The proposed use will be of a higher intensity than the existing use, but will not be a high 
impact or intensity use as a limited number of guests are anticipated at any one time due to the 
nature of the facility.  As the property has direct access to a paved arterial road there should be 
no negative impacts associated with dust or increased traffic. 
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A 200 ft natural buffer area or other 
appropriate distance as determined by the 
Board of County Commissioners is required 
for Rural Tourism uses to insure that the rural 
character of the area is maintained and to 
minimize any negative impacts.  The Zoning 
Regulations note that this buffer area shall be 
limited to agriculture or other low-impact 
uses. (Section 12-309B-3.02)    
 
The purpose of the buffer area is to provide 
separation and buffering between the tourism 
use and adjacent uses. The proposed facility 
will include several uses which are permitted 
by right in the Agricultural District and which 
currently occur on site; however, the cabins and activity center are uses which would require a 
CUP in the A District as they could have more impact on adjacent properties than agricultural 
uses.   
 
The applicant requested a reduced buffer width of 100 ft on the west, south, and east side of 
the property and 0 buffer width on the north side. This request was based in part on the fact 
that the required 200 ft buffer would encumber approximately 2/3 of the total site area and the 
fact that their rural tourism use will be primarily agricultural in nature with low intensity 
activities. The following is a review of the buffer width reduction request: 
 
BUFFER WIDTH REDUCTION REVIEW 
SOUTH BUFFER 
The activity center is planned for the southern side of the property. The drive and activity 
center parking area are shown within the 200 ft buffer area on the concept plan.  The applicant 
requested that the buffer width along the south be reduced to 100 ft to allow the activity center 
parking area and drive to be located between the activity center and the road.  Two concept 
plans are included in Attachment A; one with the 200 ft buffer width, the other with 100 ft. The 
100 ft buffer area on the south would result in the drive and parking area being located outside 
of the buffer area.  Landscaped screening for the parking area from N 1000 Road will be 
determined during the site planning process. The other uses proposed are located outside of 
the 200 ft buffer area, or are agricultural uses-such as the small horse stable identified as 
building A and would be permitted to be located within the buffer.   
 

 Staff’s recommendation is to reduce the buffer area width to 100 ft as needed to 
accommodate the parking and drive area for the activity center and cabins while 
maintaining the 200 ft buffer area for the remainder of the southern portion of the 
property.  The location of the drive and parking area, and associated 100 ft wide buffer 
area, would be determined at the site planning stage.  

 
EAST BUFFER 
The subject property is adjacent to agricultural land to the east. The concept plan shows this 
area as pasture and riding areas. These would be considered low impact and agricultural uses 
which are permitted within the buffer area.  

Figure 5.   Nearby residences identified with green 
marker. 
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 Staff’s recommendation is to maintain the 200 ft buffer area width on the east side of 
the property as there is no conflict with the proposed use and the required buffer area 
in this location. 

 
WEST BUFFER 
A residence is located on the parcel adjacent to the west property line.  Three cabins are shown 
along the west side of the property on the concept plan. The cabins are located outside of the 
buffer area; however, the access drive to these cabins is within the buffer area. The applicant 
requested a reduced buffer area of 100 ft along the west side to provide flexibility with locating 
the cabins.  It is necessary to provide 3 acres for a septic system each for cabin.  
 
They also requested that the drive be considered a low-impact use as it will only provide access 
to the 4 cabins on site. Many of the trips from the cabin to the activity center, barn, or other 
out-buildings will be on foot or horseback. If the drive is located in the required buffer area, 
staff recommends restricting its use to accessing the 4 cabins to insure limited traffic.  
Landscaping would help minimize the visual impact of the drive to the property to the west. 
Staff recommends that additional landscaping, including a majority of evergreen species, be 
planted between the drive and the west property line if the driveway is located within the 
required buffer area. 
 

 Staff’s recommendation is to maintain the 200 ft buffer width and allow the location of 
the access drive to the cabins within the required buffer with the condition that a note 
be added to the site plan that this driveway use is restricted to providing access to 4 
cabins. Landscaping should be planted along the west property line to screen the drive 
from the residence to the west.  

 
NORTH 
Rick Andrews, owner of the property to the north, provided a letter of support for the removal 
of the buffer along the north property line as he felt the tree line provided adequate buffering. 
This letter is included as Attachment B.  A 100 ft buffer width on the north side of the property 
would include the tree line. Uses shown on the concept plan include the north cabin and its 
access drive.   
 

 Staff recommends a reduced buffer width of 100 ft on the north side of the property 
based on the adjacent property owner’s comments and the existing tree row. The 100 ft 
buffer area will allow space for the tree row and for perhaps a wider tree row to be 
developed through time to buffer the uses from the property to the north. The drive 
could be located within the buffer area with the same condition as noted above. 

 

Staff Finding – Due to the low intensity and agricultural nature of the proposed use there 
should be no negative impact to neighboring property. Attention will be provided to screening, 
lighting, and site design and configuration through the site planning stage to reduce or 
minimize any negative impacts. This setback should adequately buffer the adjacent properties 
from the use, even with the reduced width of 100 ft on the north and the portion that would be 
reduced to 100 ft on the south to accommodate the activity center parking area and connection 
to the access drive.  The drive to the west providing access to the cabins would be considered a 
low-impact use if a note were added to the site plan that the drive was limited to providing 
access to 4 cabins located on the west and north side of the property. Trees, with a majority 
being evergreen species, could be planted along the west side of the drive to screen it from the 
property to the west.    
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VI. RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE 

DESTRUCTION OF THE VALUE OF THE PETITIONER’S PROPERTY AS COMPARED 
TO THE HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNERS 

 
Applicant’s response:  

“Over the years there has been a significant rise in autism, and it continues to grow. 
Many of those diagnosed with autism years ago are now becoming adolescents and 
adults. The majority of the focus is on early intervention and the younger 
population, leaving limited options for those who are older. The applicant’s approval 
and ability to do their project as planned will help fill those many needs and more 
that are not currently available. It will also be a place for volunteers and even 
students of KU to do internships and/or learn. Without the approval, applicant would 
be limited on the educational services, recreational therapy, and much needed 
respite they could provide.”  

 
Evaluation of these criteria includes weighing the benefits the denial of the rezoning request 
would provide for the public versus the hardship the denial would impose on 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 were denied, the property would maintain its Agricultural zoning classification 
and could be used for agricultural purposes or developed with a use that is permitted within the 
A District. The proposed use could be achieved through approval as a Conditional Use; 
however, the applicant wanted a more permanent approval than is provided with the 
Conditional Use Permit so elected the R-T Zoning. The approval of the rezoning would provide a 
more permanent approval for the facility and would limit the permitted uses to those which are 
permitted in the R-T District with the intent to maintain and enhance the rural character of the 
area.  
 
Staff Finding –There would be little, if any, gain to the public health, safety or welfare from 
the denial of the rezoning request. The proposed use would be possible under the A Zoning 
with a Conditional Use Permit; however, the R-T Zoning offers a more permanent approval for 
the use.  
 
VII. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
Applicant’s Response: 

“The subject property lies within the Douglas County UGA (Urban Growth Area) and 
appears to fit much of the planned criteria/goals as specifically stated in the Horizon 
2020 Plan. The proposed project will assist in the conservation of the rural character 
and natural features of the area, help preserve the environmental and ecological 
function of the area, it will allow a significant amount of ‘green space’, park and 
recreation for the public, the majority of the existing vegetation will be utilized (as 
well as additional vegetation planted), it will provide diverse educational 
opportunities to the special population with limited access to resources and it would 
help the progression of land uses to help achieve a transition in land uses and 
intensity levels.” 
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Chapter 4 of Horizon 2020, ‘Growth Management’, describes the future growth area for 
Lawrence as the Urban Growth Area (UGA) and establishes criteria for urban development in 
each service area of the UGA based on its proximity to city limits and availability of City services 
and infrastructure.  The subject property is located within Service Area 4 which is the last 
service area that is expected to be annexed into the City and provided with City services; 
therefore, urban development is not anticipated for this area in the near future. The annexation 
policy recommends that land within the UGA be annexed into the city prior to urban densities of 
development.   
 
The comprehensive plan distinguishes between the future growth areas of incorporated cities in 
the county and the remainder of the unincorporated area by designating the future growth area 
as the UGA (Urban Growth Area) and the remainder of the unincorporated area as rural.  The 
term ‘rural’ then has various meanings. When used to describe a geographical location in the 
comprehensive plan it refers to the unincorporated portion of the county that is not within an 
Urban Growth Area.  When used in general discussion, the term ‘rural’ refers to being ‘in the 
country’ as opposed to being within an urbanized area.  The Rural Tourism zoning district uses 
the term ‘rural’ to refer to the non-urbanized areas rather than to areas that are located outside 
of the Urban Growth Area.  Development and uses within the Rural Tourism District are 
intended to integrate with and enhance the rural character of the area.  The agriculturally 
based use being proposed in this Rural Tourism District is in conformance with 
recommendations in the Comprehensive Plan regarding development within the UGA. 
 
Chapter 4 also contains parameters for development within the rural area and includes ‘rural 
tourism uses’. As rural tourism uses may occur in as well as outside of the UGA, the subject 
location is being reviewed with the following criteria recommended in the Comprehensive Plan 
(Page 4-4. Horizon 2020):  (Staff discussion follows the criteria and is italicized.) 

1) Has direct access to an improved arterial roadway.  
Subject property is located adjacent to, and has direct access to N 1000 Road, a 
principal arterial. 

2) Public water supply available.  
The property is serviced by RWD#1. Capacity is available and the applicant is discussing 
the logistics of service provision with the Rural Water District. 

3) Separated from existing conference, recreation, or tourism facilities by at least 3 miles or 
other appropriate distance as determined by the Board of County Commissioners. 
The proposed R-T District is approximately 3.5 miles northeast of another Rural Tourism 
Zoning District, Sadies Lake.  

4) Designed to preserve and/or integrate natural resources and the rural environment 
through appropriate land use, site design, buffering, or other methods. 
The proposed uses will integrate with the rural environment.  Site design, buffering, 
lighting review, and other measures will insure compatibility with the rural environment 
during the site planning process. 

 
STAFF REVIEW 
The proposed rural tourism use consists of uses which are permitted in the Agricultural District 
such as agricultural uses and commercial stables. The proposed uses which would require 
approval of a Conditional Use Permit are the cabins, caretaker’s dwelling, and the activity 
center.  The proposed uses are permitted in the Rural Tourism Zoning District. 
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The property being rezoned is of adequate size to meet the standards of the R-T District, which 
are the same as those for the B-2 District.  The proposed rezoning and subsequent land division 
would be in conformance with the frontage requirements in the access management standards. 
The proposed use and the proposed site layout are compatible with the rural character of the 
area.  
 
The subject property meets the criteria for Rural-Tourism commercial zoning.  
 
 

Figure 6a. View along N 1000 Rd to the east.  

Figure 6b.View along N 1000 Rd to the west. 



PC Staff Report – 9/24/12  
Z-12-00098  Item No. 2-12 

 
 

Figure 6c. View of subject property from N 1000 Rd. 
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1033 E 1700 Rd

Lawrence,KS

September 2O,20LZ

Mary Miller
City/County Planner

P.O. Box 708
Lawrence, KS 66044

Mary:

Please accept this letter as our approvalfor MAATR to forgo the 200' set back

along proposed North and East property lines. As we would be the property

owners adjacent to the North, and also the East. We feel the existing tree line

would be a sufficient buffer on the North. Regarding proposed East line, we
would welcome any activity, especially a structure as this would be an added
protection for our Alpacas.

w
Rick Andrews



 
MAATR Buffer Reduction Request 

 
 We appreciate staff’s recommendation for approval on the RT rezoning and willingness 
to work with us on the reduction of the buffer area; however, if our calculations are correct, the 
buffer area, as recommended by staff, is still approx 45% of our proposed area. The majority of 
our plan is agriculturally related and the other activities will involve a low number of users and it 
is anticipated it would not be much busier than the current allowed use of a commercial stable. It 
is also our understanding that no public comment had been received about any issues with our 
proposal of use for the property. With that being said, we would like to request the following: 
 

 
1. NORTH BUFFER REMOVED 

There is an existing tree line along the north property line that acts as a natural buffer that we 
will keep in place. In addition, there is a significant distance to the residential cabin to the north, 
owned by Rick and Vickie Andrews. We already have a letter from Mr. & Mrs. Andrews, 
adjacent property owners to the north and east stating they are in favor of removing the north and 
east side buffers alike.  
 
Having the septic south (down hill) of the cabins would help with the flow to the fields. That 
might require having the cabins just a bit more north. 
 

 
2. EAST BUFFER REMOVED 

The Andrews plan on having a vineyard to the east of our proposed property. As you will see in 
their letter, they feel having more activities on the east will also protect their alpacas better. We 
would like to have the option in the future to expand on our services toward the east, as 
requested by the Andrews, which would limit the need for expansion to the west and south. 
 

 
3. WEST BUFFER 100’ 

Mr. McLear of MAATR spoke with Mr. Evans, property owner to the west to explain our plans 
there.  He has no problems with what we are planning on doing. Though we do not plan on 
having any high-impact uses, we would like to have a little more room and options for the future. 
 

 
4. SOUTH BUFFER 100’ 

Staff had already recommended a reduced buffer of 100’ for the parking and drive area. Any 
other use we would have just outside of that 100’ foot buffer would not be any higher impact that 
a parking/drive area would be anyway.  
 
 We are concerned that our board of directors might have a problem with such a drastic 
reduction in the space we will have to work with. Coal Creek Farm is an ideal location for our 
project; however, if we are limited on almost half of the land, it makes it less appealing to the 
board of directors. We feel the general public would benefit greatly from MAATR’s proposed 
uses. We appreciate your consideration of our requests. 
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Memorandum 
City of Lawrence  
Planning & Development Services 
 
TO: Planning Commission 

 
FROM: Sandra Day, Planning Staff 

 
CC: Scott McCullough, Planning and Development Services Director 

Sheila Stogsdill, Assistant Planning Director 
 

Date: For September 24, 2012 meeting 
 

RE: Misc Item 1: Variance associated with Minor Subdivision for Grand Addition, (MS-12-
00092); 
 
1. From the 150 ft right-of-way requirement in Section 20-810(e) (5) for arterial 

streets to allow the right-of-way for Kasold Drive to remain at 100 ft. 
2. From the sidewalk requirement in Section 20-811 (c) for a sidewalk on both sides 

of the street.  
 

Attachment A:  Minor Subdivision MS-12-00092, Grand Addition No. 2 

Attachment B: Public Improvement Plan for relocated recreation path 

 

The subject property is located at 3400 and 3401 Aldrich Street. The Grand Addition No. 2 Minor 
Subdivision/Replat [MS-12-00092] proposes to divide two corner lots into four lots on the north and 
south sides of Aldrich Street. Minor Subdivisions are processed administratively but Planning 
Commission approval is currently required for variances from the Subdivision Design Standards. A 
copy of the Minor Subdivision is included with this memo for context; however, no action is required 
on the Minor Subdivision.  
 
The Subdivision Regulations state that an applicant may request a variance from the Design 
Standards in the Regulations in accordance with the variance procedures outlined in Section 20-
813(g).  This section lists the criteria that must be met in order for a variance to be approved. The 
requested variance is evaluated with the approval criteria below: 
 

1. From the 150 ft right-of-way requirement in Section 20-810(e) (5) for arterial streets to allow 
the right-of-way for Kasold Drive to remain at 100 ft. 

 
Kasold Drive is classified as an arterial street in the Future Thoroughfares Map. Per Section 20-810(e) 
(5), 150 feet of right-of-way must be dedicated for arterial streets when platting property. The 
applicant is requesting a variance from this requirement to allow the right-of-way to remain at 100 ft. 
 
The property on each side of the street is responsible for dedicating one-half of the required right-of-
way; therefore, an additional 25 feet would be required along the length of the residential lots. 
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2. From the sidewalk requirement in Section 20-811 (c) for a sidewalk on both sides of the 

street.  
 
The subdivision was originally developed in the early 2000’s. At the time the subdivision was 
approved sidewalks were only required to be provided on one side of the street. This subdivision was 
developed with a public sidewalk along the north side of Aldrich Street that connects to the 
recreation path along Kasold Drive. The Minor Subdivision includes the division of two platted lots 
into four platted lots, two lots on each side of Aldrich Street. Only the south side lots are affected by 
the requirement to include sidewalks.  
 
Criteria 1.  Strict application of these regulations will create an unnecessary hardship upon the 

Subdivider. 
 
Applicant Response:  

The 50 foot was deemed acceptable when the property was originally platted in 2000 and the 
Subdivision was created.  The right-of-way width was adequate for the reconstruction of Kasold.  
Increasing the Right-of-Way now would result in non-conforming lot and would negate the Minor 
Subdivision. 

Only one side of the street required sidewalks when originally platted in 2000. If required to provide 
sidewalks for these lots it would be the only segment of sidewalk on the south side.  

This property was platted in November 2000. The right of way requirement at that time for an 
arterial street was 100’. The subdivision regulations were changed to require 150’ in 2006. Kasold 
Drive was recently reconstructed in (2011). The life span of this improvement is expected to last 50 
years. There are no plans to add a median along this segment of Kasold Drive. The dedication of an 
additional 25’ would result in a lot smaller than proposed. As a corner lot, additional area is 
recommended in the subdivision regulations to offset the additional building setbacks that are often 
applicable and to provide separation of the living area from the public right-of-way.  
 
The recent reconstruction of Kasold Drive and the expected longevity of the improvements negate 
the need for the applicant to dedicate additional right-of-way that will not be used is a hardship to 
the applicant.  
 
This project involves a substantial investment in relocating the recreation path from its current 
alignment to the revised alignment along Kasold Drive and reconfiguration the connection of the path 
along the north line of the subdivision to Green Meadows Park.  
 

 
Staff Finding:  Requiring the dedication of additional right-of-way for Kasold Drive would decrease 
the distance between the planned residences and the right-of-way line. The dedication would 
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constitute an unnecessary hardship on the property owner, as the additional right-of-way is not 
needed for future street improvements.  
 
Aldrich Street is approximately 930’ long. Requiring the construction of the sidewalk for east 137’ 
along the south side of Aldrich would be an unnecessary hardship on the property owner. Pedestrian 
access terminates at the cul-de-sac with no cross access out of the subdivision to the south. There 
are no planned connections around this subdivision other than the existing recreation path along 
Kasold Drive. This sidewalk is not needed to fill in designated gaps in the City’s sidewalk gap 
program.  
 
Criteria 2.  The proposed variance is in harmony with the intended purpose of these regulations. 
 
Applicant Response:  

The presently configured plat was acceptable under the existing Subdivision Regulations in 2000.  No 
other part of Kasold Drive from 23rd Street to 31st Street has the additional Right-of-Way dedicated so 
dedicating additional for this property would be an anomaly more than the norm. 

The subdivision design approved in 2000 did not require a sidewalk on both sides of the street. No 
other portion of Aldrich Street would have a sidewalk along the south side.  

Right-of-way dedication is required when properties are platted to insure the required right-of-way is 
available for improvements to adjacent roadways.  No additional improvements are anticipated for 
this segment of Kasold Drive that would require additional right-of-way. The City Engineer has no 
objection to the right-of-way remaining at 100 ft.  
 
Sidewalks generally support alternative (non-motorized) means of transportation. Aldrich was 
constructed with a sidewalk on the north side of the street provided general pedestrian access to the 
recreation path to Kasold Drive. The remainder of the subdivision is unaffected by the proposed 
Minor Subdivision. The Minor Subdivision process is generally administrative and usually does not 
include public improvements. This project is unique in that the existing recreation path will be 
demolished and reconstructed within the Kasold Drive right-of-way to accommodate the two new 
lots. No additional improvements to the street and sidewalk facilities are anticipated for Aldrich 
Street. The City Engineer has no objection to the exclusion of sidewalk along this segment of Aldrich 
Street.  
 
Staff Finding: Allowing the right-of-way to remain at 100 feet would continue the established 
development pattern of Kasold Drive. The additional right-of-way is not necessary for planned street 
improvements. The variance is in harmony with the intended purpose of these regulations. 
 
This Minor Subdivision represents a very small change in the overall development of a street ending 
in a cul-de-sac. No plans exist to provide pedestrian connection to the south out of the subdivision. It 
is unlikely that sidewalk would be constructed the full length of the remaining street segment.  This 
variance is in harmony with the intended purpose of these regulations.  
 
Criteria 3: The public health, safety, and welfare will be protected. 
 
Applicant Response:  
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The public health, safety, and welfare will be protected in as much as they are under the presently 
configured plat.  The existing Right-of-Way and sidewalk facility is sufficient to provide safety and 
welfare of pedestrians and motor vehicles on Kasold Drive. 

This property is the subject of a minor subdivision request to accommodate infill development. 
Sufficient right-of-way and easement exist to accommodate the necessary infrastructure to serve this 
property. The variance affects only the south two lots since sidewalk along the north side of Aldrich 
Street was constructed initially. 
 
Staff Finding: Maintaining the current right-of-way width for Kasold Drive in this area will help 
maintain the development pattern.  
 
Sidewalk is provided along the north side of Aldrich Street that dead-ends in a cul-de-sac. Only local 
traffic occurs on Aldrich Street.  
 
The public health, safety, and welfare will not be negatively impacted with the granting of these 
variances. 
 
Staff Recommendation: 

1. Approve the variance requested from Section 20-810(e)(5) to allow the Kasold Drive right-of-
way in this location to remain at 100 feet, rather than the 150 feet required by Code. 

 
2. Approve the variance requested from Section 20-811(c) to forego the construction of sidewalk 

along the south side of Aldrich Street.  
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www.grobengineering.com

 JOHN DEAN GROB, P.E.

UTILITY CONTACT PHONE FAX EMAIL
DIG SAFE (ONE CALL) 800-344-7233 316-687-0029 koc@occinc.com

CITY OF LAWRENCE WATER & WASTEWATER JOHN SHUTAK 785-832-7800 785-832-7897 jshutak@lawrenceks.org
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THESE PLANS HAVE BEEN PREPARED IN ACCORDANCE WITH THE CITY OF
LAWRENCE'S DESIGN GUIDELINES AND KDHE STANDARDS. THE KANSAS
DEPARTMENT OF HEALTH & ENVIRONMENT'S REVIEW IS ONLY FOR
GENERAL CONFORMANCE WITH THESE STANDARDS.  THE KDHE DID NOT
VERIFY AND IS NOT RESPONSIBLE FOR THE ACCURACY AND ADEQUACY
OF THE DESIGN, DIMENSIONS, ELEVATION, AND QUANTITIES.  KDHE
SHALL BE HELD HARMLESS FOR ERRORS AND OMISSIONS AS STATED
HEREIN.  THE DESIGN ENGINEER IS RESPONSIBLE FOR COMPLYING WITH
ALL CITY STANDARDS AND GENERALLY ACCEPTED ENGINEERING DESIGN
STANDARDS AND PRINCIPLES, INCLUDING ITEMS WHICH MAY HAVE
INADVERTENTLY BEEN OVERLOOKED DURING KDHE'S REVIEW.  THESE
PLANS ARE ACCEPTED FOR ONE YEAR FROM THE DATE OF APPROVAL,
AFTER WHICH THEY BECOME VOID UNLESS CONSTRUCTION HAS BEEN
COMPLETED AND APPROVED.

KDHE REPRESENTATIVE DATE

KANSAS DEPARTMENT OF HEALTH & ENVIRONMENT
RELEASED FOR CONSTRUCTION

OWNER/DEVELOPER:
GRAND, LLC
Jerry Willis, Member
P.O. Box 3310
Lawrence, Kansas 66046
PH (785) 841-5677
EMAIL: jwjwcinc@sunflower.com

12769

THESE PLANS HAVE BEEN PREPARED IN ACCORDANCE WITH THE CITY
OF LAWRENCE'S DESIGN GUIDELINES AND STORM WATER DRAINAGE
STANDARDS.  THE UTILITIES ENGINEER'S REVIEW IS ONLY FOR
GENERAL CONFORMANCE WITH THESE STANDARDS.  THE CITY DID
NOT VERIFY AND IS NOT RESPONSIBLE FOR THE ACCURACY AND
ADEQUACY OF THE DESIGN, DIMENSIONS, ELEVATION, AND
QUANTITIES.  THE CITY OF LAWRENCE SHALL BE HELD HARMLESS
FOR ERRORS AND OMISSIONS AS STATED HEREIN.  THE DESIGN
ENGINEER IS RESPONSIBLE FOR COMPLYING WITH ALL CITY
STANDARDS AND GENERALLY ACCEPTED ENGINEERING DESIGN
STANDARDS AND PRINCIPLES, INCLUDING ITEMS WHICH MAY HAVE
INADVERTENTLY BEEN OVERLOOKED DURING THE CITY'S REVIEW.
THESE PLANS ARE ACCEPTED FOR ONE YEAR FROM THE DATE OF
APPROVAL, AFTER WHICH THEY BECOME VOID UNLESS
CONSTRUCTION HAS BEEN COMPLETED AND APPROVED.

   CITY ENGINEER DATE

CITY OF LAWRENCE, KANSAS
RELEASED FOR CONSTRUCTION

September 6, 2012



GENERAL NOTES, GENERAL PLAN AND QUANTITIES

SUMMARY OF QUANTITIES
ITEM - DESCRIPTION UNIT QUANTITIES

MULTIPURPOSE RECREATION AND SIDEWALK RELOCATION
1. SAWCUT AND REMOVE 10' REC PATH L.F. 583
2. SAWCUT AND REMOVE CURB & GUTTER L.F. 24
3. UNCLASSIFIED EXCAVATION, COMPACTION, BACKFILL & GRADING L.S. 1
4. INSTALL 6" X 10' MULTIPURPOSE PATH S.F. 5964
5. INSTALL TYPE CG-3 CURB & GUTTER L.F. 24
6. INSTALL 6" X 10' ADA RAMPS WITH WARNING SURFACE EA. 2
7. INSTALL 4' X 5' STANDARD SIDEWALK L.F. 23
8. TRAFFIC CONTROL L.S. 1
9. SEED, FERTILIZE, AND MULCH L.S. 1
10. EROSION CONTROL L.S. 1
11. CONSTRUCTION STAKING L.S. 1

BENCH MARKS:
1. N.W.HEADBOLT FIRE HYDRANT, NORTH SIDE ALDRICH
STREET, 100' +/- EAST OF INTERSECTION ALDRICH STREET AND
KASOLD DRIVE.  ELEV. = 837.36

2. CHISELED SQUARE "[]" ON EAST RIM OF SANITARY MANHOLE
ID# SWE101319-007 AT THE NORTHWEST CORNER OF LOT2,
BLOCK TWO.  ELEVATION = 837.46

BACK OF CURB TO BACK OF CURB

RIGHT-OF-WAY

CENTERLINE

DRAINAGE EASEMENT

UTILITY EASEMENT

CROSS-ACCESS EASEMENT

PLATTED

MEASURED

CALCULATED

CALCULATED FROM MEASUREMENTS

1
2" BAR FOUND

B/B

ROW

C/L

D/E

U/E

A/E

(P)

(M)

(C)

(CM)

OHW OHW OVERHEAD WIRE

OVERHEAD ELECTRICAL

UNDERGROUND TELEPHONE

GAS

WATERLINE

SANITARY SEWER LINE

SANITARY FORCE MAIN

STORMWATER LINE

SECTION LINE

CENTER LINE

PROPERTY LINE

EASEMENT

FEATURE BOUNDARY

OHE OHE

UGT UGT

GAS GAS

W W

SAN SAN

FM FM

STM STM

NOTE: "X" IN UTILITY LINES DENOTES EXISTING FEATURE

LEGEND

2
5

HORIZONATAL CONTROL POINTS:
HCP-1    PROPERTY PIN AT SOUTHEAST CORNER OF LOT 1, BLOCK ONE.
NORTHING: 229,571.45
EASTING: 2,086,166.45

HCP-2    PROPERTY PIN AT NORTHEAST CORNER OF LOT 1, BLOCK ONE.
NORTHING: 229,386.51
EASTING: 2,086,171.52

HCP- 3   PROPERTY PIN AT SOUTHEAST CORNER OF LOT 1, BLOCK TWO.
NORTHING: 229,141.61
EASTING: 2,086,178.22

SCALE:  1" = 30'

HCP 1

HCP 2

REC. PATH TO BE
RELOCATED INTO
RIGHT-OF-WAY

HCP 3

BM 1

BM 2

NOTES - GENERAL AND SIDEWALK

1. The contractor shall have one (1) signed copy of the plans (approved by the City Engineer) and one (1) copy of the appropriate Construction Standards
and Specifications at the job site at all times.

2. The specifications for this project shall be current City of Lawrence, Kansas standard specifications,  and shall govern for all items of work shown on
these plans unless otherwise noted.

3. Contractor shall maintain drainage during construction and is responsible for any dewatering necessary for construction.
4. Contractor shall not be allowed to work Sunday or all state holidays without approval from the City of Lawrence.
5. The utility information shown herein is based on the information available to the engineer at the time of design.  The contractor shall be responsible to

call 1-800-DIG-SAFE and confirm that all utilities have been located by the respective utility owner prior to any project excavation work.  The contractor
shall verify all utility depths and locations prior to construction. Key locations, as noted, shall be located vertically and horizontally by utility owner
and/or utility owner shall be present onsite for location prior to excavation.  The contractor shall coordinate any utility conflicts with the respective
utility company.  The contractor shall protect existing utilities at all times.  Relocation of existing utilities by the contractor must be coordinated with
and approved by the utility owner, the City of Lawrence, and the engineer. Utilities damaged through the negligence of the Contractor to obtain the
location of same shall be repaired and replaced by the contractor.

6. The contractor shall give notice to the City 48 hours in advance of beginning construction work on existing streets and utilities and new streets and
utilities.

7. All clearing, grubbing, and tree removal necessary to accomplish this project shall be performed by the contractor under the lump sum price bid for
"clearing and grubbing".  The removal of all drainage structures, curbs, pavements, and other undesirable material shall be considered subsidiary to the
bid item clearing and grubbing.  All clearing debris shall be disposed of by the contractor off-site in accordance with the City of Lawrence, Kansas
regulations.

8. All earthwork on this project shall be classified as 'unclassified excavation' unless otherwise designated on the plans.
9. All storm sewer and waterline trench backfill shall be compacted in accordance with the city of Lawrence specification unless otherwise noted.  All storm

sewer and waterlines crossing proposed streets shall be backfilled to the subgrade of the pavement and to a point at least two feet beyond the back of
curb or two feet back of sidewalk with flowable mortar conforming to city specifications.  All structures placed within street R.O.W shall be backfilled
around the perimeter up to the subgrade of the pavement with flowable mortar.  Curb inlets, junction boxes, area drains, etc are considered structures.
This backfill shall be subsidiary to the structure bid item, except flowable mortar.

10.  The Storm Water Pollution Prevention Plan as shown in this set of plans will be strictly enforced by the City.
11.   All areas disturbed during construction shall be fertilized, seeded, and mulched by the contractor in accordance with current city of Lawrence standard

specifications.
12.  Upon completion of seeding, the contractor shall provide permanent markers at drainage easements as specified.  Markers shall be placed as directed by

a registered surveyor.  Markers shall be yellow, 3' tall, permastake performance posts manufactured by Reliable Golf Course Supplies or equal.  Posts
shall be labeled with ¾" letters reading 'drainage easement marker - Do not remove.'  Markers shall be placed over #4 rebar, 36" long, driven 18" into the
ground.

13.  All structures, fences, pavement, and other improvements disturbed by construction activities shall be restored by the Contractor to original or better
conditions.

14.  All signing, barricades and drums utilized in traffic control shall be provided, erected, and maintained by the Contractor.  Traffic control shall be in
conformance with the Manual of Uniform Traffic Control Devices (MUTCD), latest edition, and approved by the City Engineer.

15.  During the period of one year from the date of final acceptance by the city, the contractor is responsible for making any necessary repairs arising out of
defective workmanship or materials.  This includes, but is not limited to, trench settlement of storm sewers and waterlines constructed as a part of this
project.  The contractor is responsible for repairing all trench settlement including removing and replacing sidewalk, street, driveways and entrance
walks constructed since the project was accepted by the city.  Representatives from the city and the contractor shall conduct an inspection of this
project 11 months after the project has been accepted by the city to determine what repairs need to be made.

16.   Requirements for riprap designated at various locations on the plans will be according to the 2007 edition of the KDOT standard specs for the state road
and bridges subsection 1116.  18" nominal diameter riprap will comply with 1116.02(b), stone for riprap, class-Light 18".  If the contractor can not obtain
these materials from local suppliers, gradations, and specific gravity test data must be submitted to the City Engineer for review and approval of
proposed substitute materials.

17. The construction staking is to be provided by the contractor.  Survey stakes, benchmarks, and property pins destroyed by the contractor shall be replaced
at the contractors expense.  Top of curb elevations shown do not represent any knock downs for sidewalk ramps or driveways.

18. Inspection services provided by the City are to be paid by the owner.
19. The removal of all drainage structures, curbs, and pavements designated for removal on the drawings shall be considered subsidiary to the bid item

clearing and grubbing.
20. Storm sewer bid items shall include trenching, embedment, backfill, pipe, and all other labor, materials, and equipment required to install the storm sewer

according to the plans.  All storm sewer trench backfill shall be compacted in accordance with the City specifications unless otherwise noted.
21. All storm sewer lengths shown an plans are from center of structure to center of structure.  Stations and offsets for curb inlets and manholes are to the

center of structures.
22. Saturday work requiring city inspection services shall be coordinated with the City Inspector.  Contractor shall provide notice by close of business

Thursday prior to Saturday work.  Saturday work shall be allowed based upon availability of the City inspection staff.

REC. PATH TO BE
RELOCATED INTO
RIGHT-OF-WAY

G
R

A
N

D
 A

D
D

IT
IO

N
 N

O
. 2

C
IT

Y
 O

F
 L

A
W

R
E
N

C
E

P
R

O
JE

C
T

 N
O

. P
W

1
2

??

ISSUE DATE

SEPTEMBER 6, 2012

REVISIONS

DESIGNED BY

CHECKED BY

JDG

JDG

SHEET

12769

32
10

 M
es

a 
W

ay
, S

ui
te

 A
 *

 L
aw

re
nc

e,
 K

an
sa

s 6
60

49
P.

O
. B

ox
 5

02
 *

 L
aw

re
nc

e,
 K

an
sa

s 6
60

44
Ph

on
e 

78
5 

85
6-

19
00

 *
 F

ax
 7

85
 8

56
-1

90
1

 
G

 R
 O

 B
 E

 N
 G

 I 
N

 E
 E

 R
 I 

N
 G

 S
 E

 R
 V

 I 
C

 E
 S

 , 
 L

 L
 C

THIS DRAWING IS COPYRIGHTED
WORK BY GROB ENGINEERING
SERVICES, LLC.  THIS DRAWING MAY
NOT BE PHOTOGRAPHED, TRACED,
OR COPIED IN ANY MANNER
WITHOUT THE WRITTEN PERMISSION
OF GROB ENGINEERING SERVICES, LLC.



DEMOLITION AND LAYOUT PLAN
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ADMINISTRATIVE DETERMINATION 

MINOR SUBDIVISION 
 

September 4, 2012 
 

 

 
 

Page 1 of 4  Grand Addition No. 2 
  Minor Subdivision MS-12-00092 

 

MS-12-00092:  Grand Addition No. 2, a minor subdivision/replat of Lot 1 and Lot 30, Grand 
Addition. A four-lot division located at 3400 and 3401 Aldrich Street. Submitted by Dean Grob for 
Jerry Willis, Grand, LLC, property owners of record. 
 
ADMINISTRATIVE DETERMINATION: The Planning Director approves the Minor Subdivision 
for Grand Addition No. 2, subject to the following conditions: 
  

1. Provision of an executed Master Street Tree Plan per Section 20-810(g) per the City 
Horticulture Manager’s approval. 

2. Provision of a revised Minor Subdivision plat with the following changes: 
a. Provide a note on the face of the drawing to indicate the date of approval and the 

specific variance granted. 
b. Provide additional dimension along the east side of Lot 1, Block 1 tro dimension the 

new utility and pedestrian easement. Show distance form Lot corner to south end of 
easement.  

 
KEY POINTS 
 This request is for the division of two lots into four lots located on the north and south sides 

of Aldrich Street. The property is being divided to accommodate two new duplex structures on 
the resulting new lots.  

 Each lot is currently developed with a duplex structure.  
 

SUBDIVISION CITATIONS TO CONSIDER 

 This application is being reviewed under the Subdivision Regulations for Lawrence and 
Unincorporated Douglas County. 

 Section 20-810(e)(5)(i) requires 150 ft of right-of-way for arterial streets.  
 Section 20-811 (C) requires sidewalks on both sides of a street.  

 
ASSOCIATED CASES/OTHER ACTION REQUIRED 

 Submittal of signed mylar copy and recording fees for recording of Minor Subdivision at the 
Register of Deeds.  

 The applicant shall provide certification that all taxes that are due and payable have been paid 
prior to the recording of the plat. 
 

GENERAL INFORMATION 
Current Zoning and Land Use: 
 
 
Surrounding Zoning and Land Use: 

RM12D (Multi-Dwelling Residential) District; existing 
duplex lots.  
 
RS7 (Single-Dwelling Residential) District; residential 
development to the north, existing subdivision.  
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RM12D (Multi-Dwelling Residential) District; to the west 
and south. Open area surrounding subdivision is platted as 
dedicated drainage easement and encumbered by 
regulatory floodplain.  
 
PD – [Meadows Place PRD] to the east; Existing residential 
development and floodplain for Atchison Tributary.  

SITE SUMMARY 
Area 

 
1.234 acres   

Number of Existing Lots: 
Lot 1, Block 1 
Lot 30, Block 1 

 

2 
28,287 SF 
25,484 SF 

Number of Proposed Lots:  4 

North Side of Aldrich Street 
Lot 1, Block 1 

 
16,778 SF 

Lot 2, Block 1 11,509 SF 
South Side of Aldrich Street 

Lot 1, Block 2 
 
13,916 SF 

Lot 2, Block 2 11,566 SF 
 
STAFF REVIEW 
This minor subdivision includes the division of two developed lots into four lots to facilitate 
additional development along Aldrich Street. Lot 1 and Lot 30, Block 1 of the original subdivision 
were platted as large lots with significant easement adjacent to Kasold Drive. This large easement 
provided dedicated space for the multi-use path, utilities, and a landscape berm along Kasold 
Drive. Per Section 20-801(e)(2) of the Subdivision Regulations, a Lot of Record or Parcel in the 
city that was created before the effective date of this article may be used for residential purposes 
for a detached dwelling or for another use that is allowed in the UR (Urban Reserve) District 
without further review under this article, until such lot of record or parcel is further subdivided. 
The subject property consists of two platted lots, which were created prior to the effective date of 
the Subdivision Regulations, but the division of these lots requires approval through a Minor 
Subdivision/replat.  The lots being created through this Minor Subdivision conform to the 
minimum dimensional and area requirements of the RM12D zoning District.  
  
RIGHT-OF-WAY 
The Major Thoroughfares Map classifies Aldrich Street as a local street and. Kasold Drive as a 
principal arterial street. The Subdivision Regulations require 60 ft. of right-of-way for local streets 
and 60 ft. was dedicated with the Grand Addition. No additional right-of-way is required for 
Aldrich Street. A principal arterial street requires 150’ in the current design standards. A total of 
50’ was dedicated for Kasold Drive as per the design standards at that time.  A principal arterial 
street without a median required only 100’ of right-of-way at the time this property was originally 
platted. This segment of Kasold Drive was reconstructed last year. The City Engineer indicated he 
would have no objection to a variance from the requirement to dedicate additional right-of-way. 
The Planning Commission will consider the variance at their meeting scheduled for September 24, 
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2012 from the requirement in Section 20-810(e)(5)(i) to provide 150 ft of right-of-way for a 
principal arterial to allow the Kasold Drive right-of-way to remain at 100 ft at this location. This 
variance should be noted on the plat prior to recording the drawing with the Register of Deeds 
Office. 
 
In addition to public streets, sidewalks are also required on both sides of a street per Section 20-
811 (c). This project includes a variance from providing a sidewalk along the south side of Aldrich 
Street. The City Engineer indicated he would have no objection to a variance from the 
requirement to construct a sidewalk along this street segment. The Planning Commission will 
consider the variance at their meeting scheduled for September 24, 2012 from the requirement in 
Section 20-811(c) to provide a sidewalk on both sides of the street. This variance should be noted 
on the plat prior to recording the drawing with the Register of Deeds Office. 
 
UTILITIES/EASEMENTS 
Adequate utilities are available to serve the lots. This project includes the vacation of several 
existing easements originally platted to accommodate the creation of the new lots and 
developable area within these new lots. The vacation request is being processed through the 
Public Works Department and scheduled to be considered by the City Commission on September 
18, 2012.  
 

Existing Easements to be vacated 

 
 

65’ pedestrian and utility easement 

Proposed Easement to be dedicated 

 
25’ pedestrian and utility easement 

 
The current 15’ perimeter easement along Kasold Drive would remain. The existing utility and 
pedestrian easement would be reduced from 50’ to a 10’ utility easement as shown on the 
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proposed minor subdivision drawing. A new utility and pedestrian easement will be dedicated 
across the northern portion of Lots 1 & 2, Block 1. 
 
The existing recreation path, located in the existing easement will be relocated into the existing 
right-of-way at the developers expense with this project. Some additional dimension of the 
drawing is recommended to clearly identify the new utility and pedestrian easement.  
 
ACCESS 
Aldrich Street provides direct access to the lots. Direct access to Kasold Drive is not 
recommended or proposed with this project.  
 
MASTER STREET TREE PLAN 
A Master Street Tree Plan is required with this plat. The street tree plan requires revision to the 
legal description and the City Horticulture Manager suggested other species than the proposed 
Maple.  A Master Street Tree Plan, which is acceptable to the City Horticulture/Forestry Manager, 
must be executed prior to the recording of the minor subdivision plat. 
 
Conclusion: The Minor Subdivision, as conditioned, and with the variances pending approval by 
the Planning Commission, conforms to the approval criteria in Section 20-808(d) conforms to the 
approval criteria in Section 20-808(d) of the Subdivision Regulations. 







PC Staff Report –09/24/12  
Z-12-00119 Item No. 4A -1 

PLANNING COMMISSION REPORT 
Regular Agenda – Public Hearing Item 

 
ITEM NO. 4A:  I-4 and VC to UR-FP; 31.7 ACRES; NORTH OF K-10 BETWEEN 

GREENWAY CIRCLE & E 1575 ROAD (SMS) 
 
Z-12-00119: Consider a request to rezone approximately 31.7 acres (and adjacent railroad r-
o-w) from I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – 
Floodplain Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20 (Former Farmland 
Industries property, N of K-10 between Greenway Circle & E 1575 Rd). Initiated by City 
Commission on 8/7/12.  
 
 

STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for 31.7 
acres from I-4 (Heavy Industrial) and VC (Valley Channel) to UR-FP (Urban Reserve-Floodplain 
Overlay) District 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. 

 
Applicant’s reason for request:     Facilitate development of new business park. 
 
KEY POINTS 
• Sector plan identifies property as suitable for industrial development. 
• The property has access to a planned arterial street (E 15th Street). 
• Annexation of property requires designation of a suitable city zoning district. 
• Chronology of planning efforts related to this property: 

o 2001 -- Farmland Industries plant shut down due to bankruptcy 
o 2005 -- Substantial field work completed under direction by KDHE 
o 2006 -- Site Characterization Report completed by Shaw Environmental, Inc with 

conclusion that a significant portion of site suitable for reuse in present state 
o 2007 -- City Commission initiated planning process for Farmland Industries 

Redevelopment Plan 
o 2008 -- Governing Bodies adopted Farmland Industries Redevelopment Plan 
o 2009 -- City annexed property 
o 2009 – City acquired property 
o 2009 -- Governing Bodies adopted updated Horizon 2020 – Chapter 7 with locational  

criteria evaluating the site 
o 2010 -- City  awarded demolition contract for clean-up of site 
o 2011 -- City Commission hired Bartlett & West/CDM Smith to develop Master Plan 
o 2012 -- Informational meetings held in May with surrounding property owners  
o 2012 -- Rezoning, Preliminary Plat & SUP applications submitted in July 
 

ATTACHMENTS 
• Area map. 
• Proposed rezoning exhibit. 
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GOLDEN FACTORS TO CONSIDER 
CHARACTER OF THE AREA 
• The property is encumbered by the floodplain and used for agricultural fields.  

 
CONFORMANCE WITH HORIZON 2020 
• The proposed request is consistent with land use recommendations found in Horizon 2020 

and the Farmland Industries Redevelopment Plan. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00120] approximately 170.4 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 
& NW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00121] approximately 170.7 acres (and adjacent highway r-o-w) 
from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) County Districts and 
CC200 (Community Commercial Center) City District to IG (General Industrial) District, 
located in the NW1/4 & SW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00122] approximately 59.0 acres (and adjacent highway r-o-w) 
from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County 
Districts] and IG (General Industrial) District to IM (Medium Industrial) District, located 
in the SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20. 

• Preliminary Plat of the former Farmland Industries property [PP-12-00101] 
• Special Use Permit [SUP-12-00100] for relocation and construction of a Westar 

substation to provide electricity to the Former Farmland Industries property and 
surrounding properties. 

Other action required: 
• City Commission approval of rezoning requests and adoption of ordinances. 
• City Commission approval of the Special Use Permit and adoption of ordinance. 
• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the Final 

Plat. 
• Release of Special Use Permit site plan to Development Services for Building Permits. 
• Submission and approval of administrative site plans for individual lot development 

within the business park. 
 
 

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING 
No public comment was received prior to publication of this staff report.  
 
Project Summary: 
This property includes approximately 32 acres. The property has approximately 2,600 feet of 
frontage along N 1500 Road.  The southwesterly edge of the property abuts the BNSF railroad 
right-of-way for approximately 2,900 feet. The northwestern portion of this tract is encumbered 
by the regulatory floodplain and the northeastern portion includes high quality agricultural soils.  
The proposed request is for rezoning the property to the UR-FP (Urban Reserve-Floodplain 
Overlay) District.  
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1. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 
The Comprehensive Plan recognizes the need to identify an adequate amount of available land 
in Douglas County to meet diverse industrial and business related development needs.  Chapter 
7 – Industrial & Employment-Related Land Use (Policy 2.1), identifies general locational criteria 
for industrial developments which include:   

• feasible access to Federal and State transportation networks;  
• adequate parcel size, generally over forty acres;  
• lie primarily outside of the regulatory floodplain; and  
• have minimal average slopes.   

The Plan identifies this site as meeting these general criteria. 
 
The proposed zoning provides to Urban Reserve-Floodplain Overlay provides a ‘holding zone’ for 
property to avoid premature development.  The property provides for the planned expansion of 
the business park as laid out in the Preliminary Plat. 
 
The community’s need to identify land for future business parks is again stated in Chapter 12 – 
Economic Development, Policy 6:  Business Infrastructure, Priority 6.1:  Business Park 
Development.  The chapter states “Douglas County must identify land for future business and 
corporate business parks that takes advantage of the airport, the interstate/highway system, 
and the westward growth of Johnson County. Within the next few years, the City and County 
Commissions shall identify and designate at least 1000 acres of land for industrial expansion 
over the next 25 years.  The commissions shall also put in motion the capitalization and 
infrastructure development needed to bring those 1000 acres into productive use.”   
 
The Farmland Industries Redevelopment Plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.   The plan indicated this portion of the property would be suitable for 
general industrial uses and ultimately provides for potential access to E 19th Street and possibly 
to E 15th Street. 
 
Staff Finding -- The proposed rezoning is in conformance with the recommendations in 
Horizon 2020 and the Farmland Industries Redevelopment Plan. 
 
2. ZONING AND USE OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING 
 
Current Zoning and Land Use: I-4 (Heavy Industrial) and VC (Valley Channel) Districts; 

agricultural fields. 
 

Surrounding Zoning and Land Use: To the north: 
I-3 (Heavy Industrial) and VC (Valley Channel) Districts; 
agricultural fields. 
  

 To the south and west: 
I-4 (Heavy Industrial) District; majority vacant (northern 
portion of former Farmland Industries property) with bag 
house, bulk warehouses, above-ground storage tanks and 
remediation ponds. 
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 To the east:  
VC (Valley Channel) District; agricultural fields. 
 

 
Staff Finding -- The surrounding property is predominantly county industrial zoned and used 
for agricultural fields.  Much of the property to the north and east is encumbered by the 
floodplain.  A portion of the parcel also includes Class I soils.  The property is bounded on the 
southwest by the BNSF railroad tracks.  The remediation ponds and remaining Farmland 
structures are located across the tracks.   
 
 
3. CHARACTER OF THE NEIGHBORHOOD 
 
Staff Finding -- This area has historically been used as agricultural fields due to the proximity 
of the floodplain.  The property to the south was utilized as part of the fertilizer plant since 
1954. The City developed around the former Farmland Industries property with the island 
annexation of East Hills in the mid-1980s.  This area has been anticipated as a natural 
expansion of industrial park sites for many years. 
 
 
4. PLANS FOR THE AREA OR NEIGHBORHOOD, AS REFLECTED IN ADOPTED 

AREA AND/OR SECTOR PLANS INCLUDING THE PROPERTY OR ADJOINING 
PROPERTY 

 
Staff Finding – This property was studied in detail through the development of the Farmland 
Industries Redevelopment Plan.  The plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.   The plan indicated this portion of the property would be suitable for 
general industrial uses and ultimately provides for potential access to E 19th Street and possibly 
to E 15th Street. 
 
 
5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 

RESTRICTED UNDER THE EXISTING ZONING REGULATIONS 
  
The request is to rezone the property to the UR-FP District.  Since the property has been 
annexed into the city, the county zoning designations are no longer appropriate.  The property 
is adjacent to a boundary line road, E 1500 Road (future E 15th Street) and continues to be 
used for agricultural fields.  Crop Agriculture is a use that is permitted in most City zoning 
districts.  It is anticipated for future uses, but is not intended for immediate development. 
 
This property is encumbered by the regulatory floodplain. Section 20-1201(c) of the 
Development Code requires the additional zoning designation of FP Overlay District.  The FP 
(Floodplain Management Regulations Overlay) District is an appropriate zoning district for 
property encumbered with the floodplain. 
 
The property is within the boundary of the Farmland Industries Redevelopment Plan and within 
an area designated for future industrial development.   
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Staff Finding -- The current county zoning designations are no longer appropriate since the 
property has been annexed into the city.   Rezoning to the Urban Reserve-Floodplain Overlay 
District provides an appropriate city zoning district while the property to the south continues to 
undergo clean-up and remediation. 
 
 
6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
Staff Finding – The property is currently undeveloped and used as agricultural fields. The 
county industrial zoning designation has been in place since 1966 when the County adopted 
zoning regulations.  The Valley Channel designation preceded the County’s FEMA floodplain 
designations. 
 
 
7. EXTENT TO WHICH APPROVING THE REZONING WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES 
 
Staff Finding – The property was annexed in July 2009 and the County District is no longer 
appropriate. A portion of the property is located in the regulatory floodplain and therefore, 
rezoning to the Floodplain Overlay District is required. The property is not proposed for 
immediate development. Rezoning to the UR District provides a ‘holding zone’ for property to 
avoid premature development.   
 
The only principal uses allowed in the UR District are Crop Agriculture and any lawful use in 
existence immediately prior to annexation.  The City’s Floodplain Management Regulations 
control property in the FP Overlay District.  The property must be rezoned to a City of Lawrence 
zoning district following annexation.  This portion of the property will need to be rezoned to a 
different City District prior to any development.  Rezoning to the UR-FP District will not 
detrimentally affect 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 

 
Evaluation of this criterion includes weighing the benefits the denial of the rezoning request 
would provide for the public versus the hardship the denial would impose on 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.  
 
Staff Finding – If the rezoning request were denied, the area would remain a mix of zoning 
districts and could not be developed for future expansion of the community’s tax base. Approval 
of the request provides the opportunity to develop a coordinated business park supporting the 
general industrial uses planned for the majority of the park. The gain to the public is the 
potential addition of a substantial number of acres of industrial property following additional 
remediation efforts and future improvements to E 15th Street.   
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9. PROFESSIONAL STAFF RECOMMENDATION 
 
Section 20-223(a) identifies the purpose of the UR District as follows: 

The UR, Urban Reserve District, is a Special Purpose Base District primarily 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. It is also intended for implementation in areas where an adopted 
neighborhood plan or area development plan is not in place. It permits only very 
low-intensity development until such time that a land use plan and infrastructure and 
community services are in place. 

 
Section 20-303 states that  

The FP, Floodplain Management Regulations are implemented as an Overlay District. 
 
This property is not adjacent to an improved city street, is encumbered by the regulatory 
floodplain and contains high quality agricultural soils.  It is not currently suitable for new 
development, but may continue to be used for agricultural uses in the interim.  The UR District 
provides a ‘holding zone’ until such time this property is ready for development.  The FP Overlay 
District is mandated when properties encumbered by the floodplain are annexed into the City.   
 
Rezoning to another City district will be necessary before any new industrial uses may be 
developed in this part of the park.  If this request is approved, additional development 
standards including final platting, site planning, and compliance with applicable design 
guidelines will be considered with future development applications. 
 
This staff report reviews the proposed location for its compliance with the Comprehensive Plan, 
the Golden Factors, and compatibility with surrounding development. The development proposal 
meets the locational criteria required for approval.  The rezoning request is compliant with 
recommendations in Horizon 2020 and Farmland Industries Redevelopment Plan.  Staff 
recommends approval of the rezoning request for 31.7 acres from I-4 (Heavy Industrial) and VC 
(Valley Channel) to UR-FP (Urban Reserve-Floodplain Overlay) District 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. 
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PLANNING COMMISSION REPORT 
Regular Agenda – Public Hearing Item 

 
ITEM NO. 4B:  I-4 to UR; 170.4 ACRES; NORTH OF K-10 BETWEEN GREENWAY 

CIRCLE & E 1575 ROAD (SMS) 
 
Z-12-00120: Consider a request to rezone approximately 170.4 acres (and adjacent railroad r-
o-w) from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 & 
NW1/4 Sec 4-13-20 (Former Farmland Industries property, N of K-10 between Greenway Circle 
& E 1575 Rd). Initiated by City Commission on 8/7/12. 
 
 

STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for 170.4 
acres from I-4 (Heavy Industrial) to UR (Urban Reserve) District 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. 

 
Applicant’s reason for request:     Facilitate development of new business park. 
 
KEY POINTS 
• Sector plan identifies property as suitable for industrial development. 
• The property has access to a planned arterial street (E 15th Street) and close proximity to 

the planned intersection for the completed K-10 by-pass. 
• Annexation of property requires designation of a suitable city zoning district. 
• Chronology of planning efforts related to this property: 

o 2001 -- Farmland Industries plant shut down due to bankruptcy 
o 2005 -- Substantial field work completed under direction by KDHE 
o 2006 -- Site Characterization Report completed by Shaw Environmental, Inc with 

conclusion that a significant portion of site suitable for reuse in present state 
o 2007 -- City Commission initiated planning process for Farmland Industries 

Redevelopment Plan 
o 2008 -- Governing Bodies adopted Farmland Industries Redevelopment Plan 
o 2009 -- City annexed property 
o 2009 – City acquired property 
o 2009 -- Governing Bodies adopted updated Horizon 2020 – Chapter 7 with locational  

criteria evaluating the site 
o 2010 -- City  awarded demolition contract for clean-up of site 
o 2011 -- City Commission hired Bartlett & West/CDM Smith to develop Master Plan 
o 2012 -- Informational meetings held in May with surrounding property owners  
o 2012 -- Rezoning, Preliminary Plat & SUP applications submitted in July 

 
ATTACHMENTS 
• Area map. 
• Proposed rezoning exhibit. 
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GOLDEN FACTORS TO CONSIDER 
CHARACTER OF THE AREA 
• The property includes existing structures (bag house, bulk warehouses and aboveground 

storage tanks) and the remediation ponds.  
• A portion of the property to the north remains outside the city limits. 

 
CONFORMANCE WITH HORIZON 2020 
• The proposed request is consistent with land use recommendations found in Horizon 2020 

and the Farmland Industries Redevelopment Plan. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00119] approximately 31.7 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – 
Floodplain Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20.  

• Rezoning request [Z-12-00121] approximately 170.7 acres (and adjacent highway r-o-w) 
from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) County Districts and 
CC200 (Community Commercial Center) City District to IG (General Industrial) District, 
located in the NW1/4 & SW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00122] approximately 59.0 acres (and adjacent highway r-o-w) 
from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County 
Districts] and IG (General Industrial) District to IM (Medium Industrial) District, located 
in the SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20. 

• Preliminary Plat of the former Farmland Industries property [PP-12-00101] 
• Special Use Permit [SUP-12-00100] for relocation and construction of a Westar 

substation to provide electricity to the Former Farmland Industries property and 
surrounding properties. 

Other action required: 
• City Commission approval of rezoning requests and adoption of ordinances. 
• City Commission approval of the Special Use Permit and adoption of ordinance. 
• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the Final 

Plat. 
• Release of Special Use Permit site plan to Development Services for Building Permits. 
• Submission and approval of administrative site plans for individual lot development 

within the business park. 
 

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING 
No public comment was received prior to publication of this staff report.  
 
 
Project Summary: 
This property includes approximately 170 acres. The property has approximately 650 feet of 
frontage along N1500 Road.  The northeasterly edge of the property abuts the BNSF railroad 
right-of-way for approximately 5,000 feet. The proposed proposes to rezone the property to the 
UR (Urban Reserve) District.   
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1. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 
The Comprehensive Plan recognizes the need to identify an adequate amount of available land 
in Douglas County to meet diverse industrial and business related development needs.  Chapter 
7 – Industrial & Employment-Related Land Use (Policy 2.1), identifies general locational criteria 
for industrial developments which include:   

• feasible access to Federal and State transportation networks;  
• adequate parcel size, generally over forty acres;  
• lie primarily outside of the regulatory floodplain; and  
• have minimal average slopes.   

The Plan identifies this site as meeting these general criteria. 
 
The proposed zoning provides to Urban Reserve provides a ‘holding zone’ for the future 
industrial property while remediation efforts continue.  The property provides for the planned 
expansion of the business park as laid out in the Preliminary Plat. 
 
The community’s need to identify land for future business parks is again stated in Chapter 12 – 
Economic Development, Policy 6:  Business Infrastructure, Priority 6.1:  Business Park 
Development.  The chapter states “Douglas County must identify land for future business and 
corporate business parks that takes advantage of the airport, the interstate/highway system, 
and the westward growth of Johnson County. Within the next few years, the City and County 
Commissions shall identify and designate at least 1000 acres of land for industrial expansion 
over the next 25 years.  The commissions shall also put in motion the capitalization and 
infrastructure development needed to bring those 1000 acres into productive use.”   
 
The Farmland Industries Redevelopment Plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.   The plan indicated this portion of the property would be suitable for 
general industrial uses and ultimately provides for potential access to E 19th Street and possibly 
to E 15th Street. 
 
Staff Finding -- The proposed rezoning is in conformance with the recommendations in 
Horizon 2020 and the Farmland Industries Redevelopment Plan. 
 
 
2. ZONING AND USE OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING 
 
Current Zoning and Land Use: I-4 (Heavy Industrial) District; majority vacant (northern 

portion of former Farmland Industries property) with bag 
house, bulk warehouses, above-ground storage tanks and 
remediation ponds. 

Surrounding Zoning and Land Use: To the north: 
I-3 (Heavy Industrial) District north of N 1500 Road and I-
4 (Heavy Industrial) District across railroad r/w; 
agricultural fields. 
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 To the south: 
I-4 (Heavy Industrial) District and IG (General Industrial) 
District; portion of former Farmland Industries property, 
undeveloped County owned property and portions of East 
Hills Business Park. 
 

 To the east:  
RS7 and RS10 (Single-Dwelling Residential) Districts; 
existing mobile home park, single-family homes and 
undeveloped property. 

 To the west:  
OS-FP (Open Space – Floodplain Overlay) District; City-
owned parcel containing Pump Station No. 25. 
 

 
Staff Finding – The surrounding property is a mix of city and county zoned property.  The 
majority of the area is county industrial property that is the former Farmland Industries 
property to the south.  The property to the north is zoned county industrial and used as 
agricultural fields.  Much of the property to the north is also encumbered by floodplain.  
Properties to the west include a residentially zoned mobile home park and single-family 
subdivision.  The east side of the property is bounded by the BNSF railroad tracks and 
additional property that is part of this development package.   
 
 
3. CHARACTER OF THE NEIGHBORHOOD 
 
Staff Finding -- This area is located between the eastern city limits and the East Hills Business 
Park along K-10 highway.  It had been used as a portion of the fertilizer plant for more than 50 
years.  The City developed around the former Farmland Industries property with the island 
annexation of East Hills in the mid-1980s.  This area has been anticipated as a natural 
expansion of industrial park sites for many years. 
 
 
4. PLANS FOR THE AREA OR NEIGHBORHOOD, AS REFLECTED IN ADOPTED 

AREA AND/OR SECTOR PLANS INCLUDING THE PROPERTY OR ADJOINING 
PROPERTY 

 
Staff Finding – This property was studied in detail through the development of the Farmland 
Industries Redevelopment Plan.  The plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.   The plan indicated this portion of the property would be suitable for 
general industrial uses and ultimately provides for potential access to E 19th Street and possibly 
to E 15th Street. 
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5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 
RESTRICTED UNDER THE EXISTING ZONING REGULATIONS 

 
The request is to rezone the property to the UR District.  Since the property has been annexed 
into the city, the county zoning designations are no longer appropriate.   Due to the continuing 
remediation efforts, the ponds will be in use for a number of years into the future and this 
portion of the site is anticipated for future, rather than immediate, development.  Therefore, 
the UR District is appropriate. 
 
The property is within the boundary of the Farmland Industries Redevelopment Plan and within 
an area designated for future industrial development.   
 
Staff Finding – The current county zoning designations are no longer appropriate since the 
property has been annexed into the city.   Rezoning to the Urban Reserve District provides an 
appropriate city zoning district while the property continues to undergo clean-up and 
remediation. 
 
 
6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
Staff Finding – The property was developed in the 1950s as a fertilizer plant and remained in 
operation until 2001.  In 2011, the City made extensive progress in demolishing multiple 
structures; however some of the plant structures remain and will be removed with development 
of the future business park.  The bag house, two above ground storage tanks and two bulk 
warehouses remain as well as the seven remediation ponds.  The county zoning designations 
have been in place since 1966 when the County adopted zoning regulations.   
 
 
7. EXTENT TO WHICH APPROVING THE REZONING WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES 
 
Staff Finding – The property was annexed in July 2009 and the County District is no longer 
appropriate. This parcel represents the majority of the northern part of the site.  It is not 
proposed for immediate development and includes seven remediation ponds.  Rezoning to the 
UR District provides a ‘holding zone’ for property to avoid premature development.  The 
property must be rezoned to a City of Lawrence zoning district following annexation.   
 
The only principal uses allowed in the UR District are Crop Agriculture and any lawful use in 
existence immediately prior to annexation.  The part of the property is internal to the entire site 
and will likely continue to be used for storage activities while environmental remediation efforts 
progress.  This portion of the property will need to be rezoned to a different City District prior to 
any development.  Rezoning to the UR District will not detrimentally affect nearby properties. 
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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 

 
Evaluation of this criterion includes weighing the benefits the denial of the rezoning request 
would provide for the public versus the hardship the denial would impose on 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.  
 
Staff Finding – If the rezoning request were denied, the area would remain a mix of zoning 
districts and could not be developed for future expansion of the community’s tax base. Approval 
of the request provides the opportunity to develop a coordinated business park supporting the 
general industrial uses planned for the majority of the park. The gain to the public is the 
potential addition of a substantial number of acres of industrial property following additional 
remediation efforts.   
 
 
9. PROFESSIONAL STAFF RECOMMENDATION 
 
Section 20-223(a) identifies the purpose of the UR District as follows: 

The UR, Urban Reserve District, is a Special Purpose Base District primarily 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. It is also intended for implementation in areas where an adopted 
neighborhood plan or area development plan is not in place. It permits only very 
low-intensity development until such time that a land use plan and infrastructure and 
community services are in place. 
 

This part of the former Farmland Industries property still contains structures such as the bag 
house, bulk warehouses and aboveground storage tanks as well as the seven ponds that are 
utilized in the on-going remediation efforts.  This property is not currently suitable for new 
development, but may be used for storage purposes in the interim.  The UR District provides a 
‘holding zone’ until such time this property is ready for development.  Rezoning to another City 
district will be necessary before any new industrial uses may be developed in this part of the 
park.  If this request is approved, additional development standards including final platting, site 
planning, and compliance with applicable design guidelines will be considered with future 
development applications. 
 
This staff report reviews the proposed location for its compliance with the Comprehensive Plan, 
the Golden Factors, and compatibility with surrounding development. The development proposal 
meets the locational criteria required for approval.  The rezoning request is compliant with 
recommendations in Horizon 2020 and Farmland Industries Redevelopment Plan.  Staff 
recommends approval of the rezoning request for 170.4 acres from I-4 (Heavy Industrial) to UR 
(Urban Reserve) District 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. 
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PLANNING COMMISSION REPORT 

Regular Agenda – Public Hearing Item 
 

ITEM NO. 4C:  I-4, I-1, A and CC-200 to IG; 170.7 ACRES; NORTH OF K-10 
BETWEEN GREENWAY CIRCLE & E 1575 ROAD (SMS) 

 
Z-12-00121: Consider a request to rezone approximately 170.7 acres (and adjacent highway 
r-o-w) from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) [County] Districts 
and CC200 (Community Commercial Center) [City] District to IG (General Industrial) District, 
located in the NW1/4 & SW1/4 Sec 4-13-20 (Former Farmland Industries property, N of K-10 
between Greenway Circle & E 1575 Rd). Initiated by City Commission on 8/7/12. 
 

STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for 170.7 
acres from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) and CC-200 
(Community Commercial) to IG (General Industrial) District 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. 

 
Applicant’s reason for request:     Facilitate development of new business park. 
 
KEY POINTS 
• Sector plan identifies property as suitable for industrial development. 
• The property has immediate access to an improved arterial street and close proximity to 

the planned intersection for the completed K-10 by-pass.  
• Annexation of property requires designation of a suitable city zoning district. 
• Chronology of planning efforts related to this property: 

o 2001 -- Farmland Industries plant shut down due to bankruptcy 
o 2005 -- Substantial field work completed under direction by KDHE 
o 2006 -- Site Characterization Report completed by Shaw Environmental, Inc with 

conclusion that a significant portion of site suitable for reuse in present state 
o 2007 -- City Commission initiated planning process for Farmland Industries 

Redevelopment Plan 
o 2008 -- Governing Bodies adopted Farmland Industries Redevelopment Plan 
o 2009 -- City annexed property 
o 2009 – City acquired property 
o 2009 -- Governing Bodies adopted updated Horizon 2020 – Chapter 7 with locational  

criteria evaluating the site 
o 2010 -- City  awarded demolition contract for clean-up of site 
o 2011 -- City Commission hired Bartlett & West/CDM Smith to develop Master Plan 
o 2012 -- Informational meetings held in May with surrounding property owners  
o 2012 -- Rezoning, Preliminary Plat & SUP applications submitted in July 
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ATTACHMENTS 
• Area map. 
• Proposed rezoning exhibit. 
 
GOLDEN FACTORS TO CONSIDER 
CHARACTER OF THE AREA 
• Property contains a portion of the Westar electrical substation and the majority of the 

former Farmland Industries industrial plant.   
• Includes undeveloped County owned property located between the former plant and the 

developing East Hills Business Park. 
 

CONFORMANCE WITH HORIZON 2020 
• The proposed request is consistent with land use recommendations found in Horizon 2020 

and the Farmland Industries Redevelopment Plan. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00119] approximately 31.7 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – 
Floodplain Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20.  

• Rezoning request [Z-12-00120] approximately 170.4 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 
& NW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00122] approximately 59.0 acres (and adjacent highway r-o-w) 
from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County 
Districts] and IG (General Industrial) District to IM (Medium Industrial) District, located 
in the SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20. 

• Preliminary Plat of the former Farmland Industries property [PP-12-00101] 
• Special Use Permit [SUP-12-00100] for relocation and construction of a Westar 

substation to provide electricity to the Former Farmland Industries property and 
surrounding properties. 

Other action required: 
• City Commission approval of rezoning requests and adoption of ordinances. 
• City Commission approval of the Special Use Permit and adoption of ordinance. 
• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the Final 

Plat. 
• Release of Special Use Permit site plan to Development Services for Building Permits. 
• Submission and approval of administrative site plans for individual lot development 

within the business park. 
 
 

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING 
No public comment was received prior to publication of this staff report.  
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Project Summary: 
This property includes approximately 170 acres. The property has approximately 2693 feet of 
frontage along K-10/E 23rd Street. The request proposes to rezone the property to the IG 
(General Industrial) District.  
 
 
1. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 
The Comprehensive Plan recognizes the need to identify an adequate amount of available land 
in Douglas County to meet diverse industrial and business related development needs.  Chapter 
7 – Industrial & Employment-Related Land Use (Policy 2.1), identifies general locational criteria 
for industrial developments which include:   

• feasible access to Federal and State transportation networks;  
• adequate parcel size, generally over forty acres;  
• lie primarily outside of the regulatory floodplain; and  
• have minimal average slopes.   

The Plan identifies this site as meeting these general criteria. 
 
The proposed zoning provides for a range of uses in the proposed IG District to support new 
business and industrial development for the community.   
 
The community’s need to identify land for future business parks is again stated in Chapter 12 – 
Economic Development, Policy 6:  Business Infrastructure, Priority 6.1:  Business Park 
Development.  The chapter states “Douglas County must identify land for future business and 
corporate business parks that takes advantage of the airport, the interstate/highway system, 
and the westward growth of Johnson County. Within the next few years, the City and County 
Commissions shall identify and designate at least 1000 acres of land for industrial expansion 
over the next 25 years.  The commissions shall also put in motion the capitalization and 
infrastructure development needed to bring those 1000 acres into productive use.”   
 
The Farmland Industries Redevelopment Plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.   The plan indicated this portion of the property would be suitable for 
general industrial uses and provides for highway visibility and access. 
 
Staff Finding -- The proposed rezoning is in conformance with the recommendations in 
Horizon 2020 and the Farmland Industries Redevelopment Plan. 
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2. ZONING AND USE OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING 
 
Current Zoning and Land Use: I-4 (Heavy Industrial), I-1 (Limited Industrial), A 

(Agricultural) [County] Districts and CC200 (Community 
Commercial Center) [City] District; former Farmland 
Industries lab building, portion of Westar electrical sub-
station (to be relocated to the north) and vacant 
(southern and central portions of former Farmland 
Industries property).  [The CC-200 portion is K-10 right-
of-way zoned with the Fairfield Farms development.] 
 
 

Surrounding Zoning and Land Use: To the north: 
I-4 (Heavy Industrial) District; majority vacant (northern 
portion of former Farmland Industries property) with bag 
house, bulk warehouses and above-ground storage tanks. 
 

 To the south: 
CC200 (Community Commercial) and  IL (Light Industrial) 
[City] Districts and I-1 (Limited Industrial) [County] 
District; majority undeveloped and existing Tractor Supply 
store. 
  

 To the east:  
I-4 (Heavy Industrial) District proposed to be rezoned to 
IM (Medium Industrial) and UR (Urban Reserve) Districts; 
vacant (eastern portion of former Farmland Industries 
property) proposed for north-south street connection to 
19th Street and utility corridor. 
  

 To the west:  
IG (General Industrial) District; majority undeveloped 
property between former Farmland Industries and East 
Hills Business Park and AT&T cell tower (property 
included in the related Preliminary Plat). 
 

 
Staff Finding -- The surrounding property is a mix of city and county zoned property.  The 
majority of the area is county industrial property that is the former Farmland Industries 
property to the north and west.  The properties to the east include the undeveloped County 
owned property (included in the Preliminary Plat) and the developing lots within the East Hills 
Business Park. The properties to the south are undeveloped multi-family and commercially 
zoned properties along the highway frontage road.  Developed properties in the Mt. Blue PID 
are also located to the southeast. 
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3. CHARACTER OF THE NEIGHBORHOOD 
 
Staff Finding -- This area is located between the eastern city limits and the East Hills Business 
Park along K-10 highway.  It had been used as a portion of the fertilizer plant for more than 50 
years.  The City developed around the former Farmland Industries property with the island 
annexation of East Hills in the mid-1980s.  This area has been anticipated as a natural 
expansion of industrial park sites for many years. 
 
 
4. PLANS FOR THE AREA OR NEIGHBORHOOD, AS REFLECTED IN ADOPTED 

AREA AND/OR SECTOR PLANS INCLUDING THE PROPERTY OR ADJOINING 
PROPERTY 

 
Staff Finding – This property was studied in detail through the development of the Farmland 
Industries Redevelopment Plan.  The plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.  The plan indicated this portion of the property would be suitable for 
general industrial uses and provides for highway visibility and access. 
 
 
5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 

RESTRICTED UNDER THE EXISTING ZONING REGULATIONS 
 
The request is to rezone the property to the IG District.  Since the property has been annexed 
into the city, the county zoning designations are no longer appropriate.  The property is within 
the boundary of the Farmland Industries Redevelopment Plan and within an area designated for 
future industrial development.   
 
Staff Finding – The current county zoning designations are no longer appropriate since the 
property has been annexed into the city.   Rezoning to the General Industrial District provides 
substantial acreage to be developed and marketed for job growth in the community.  
 
 
6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
Staff Finding – The property was developed in the 1950s as a fertilizer plant and remained in 
operation until 2001.  In 2011, the City made extensive progress in demolishing multiple 
structures; however some of the plant structures remain and will be removed with development 
of the future business park.  The county zoning designations have been in place since 1966 
when the County adopted zoning regulations.   
 
 
7. EXTENT TO WHICH APPROVING THE REZONING WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES 
 
Staff Finding – The property was annexed in July 2009 and the County Districts are no longer 
appropriate. The property must be rezoned to a City of Lawrence zoning district prior to 
development.  Rezoning to the IG District provides substantial acreage to be developed and 
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marketed for job growth in the community.  Approval of the request is not anticipated to 
detrimentally affect 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 

 
Evaluation of this criterion includes weighing the benefits the denial of the rezoning request 
would provide for the public versus the hardship the denial would impose on 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.  
 
Staff Finding – If the rezoning request were denied, the area would remain a mix of zoning 
districts and could not be developed for future expansion of the community’s tax base. Approval 
of the request provides the opportunity to develop a coordinated business park supporting the 
general industrial uses planned for the majority of the park. The gain to the public is the 
addition of a substantial number of acres of industrial property and the ability to offer new sites 
for potential job growth in the community. 
 
 
9. PROFESSIONAL STAFF RECOMMENDATION 
 
Section 20-217(a) identifies the purpose of the IG District as follows: 

The IG, General Industrial District, is primarily intended to accommodate moderate- and 
high-impact industrial uses, including large scale or specialized industrial operations 
requiring good transportation access and public facilities and services. The District is 
generally incompatible with residential areas and low-intensity commercial areas. 

 
This portion of the former Farmland Industries property is well suited to these uses with its 
highway frontage and location abutting existing IG zoned property to the east.  If this request is 
approved, additional development standards including final platting, site planning, and 
compliance with applicable design guidelines will be considered with future development 
applications. 
 
This staff report reviews the proposed location for its compliance with the Comprehensive Plan, 
the Golden Factors, and compatibility with surrounding development. The development proposal 
meets the locational criteria required for approval.  The rezoning request is compliant with 
recommendations in Horizon 2020 and Farmland Industries Redevelopment Plan.  Staff 
recommends approval of the rezoning request for 170.7 acres from I-4 (Heavy Industrial), I-1 
(Limited Industrial), A (Agricultural) and CC-200 (Community Commercial) to IG (General 
Industrial) District 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. 
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PLANNING COMMISSION REPORT 

Regular Agenda – Public Hearing Item 
 

ITEM NO. 4D:  I-1, B-1, A & IG to IM; 59.0 ACRES; NORTH OF K-10 BETWEEN 
GREENWAY CIRCLE & E 1575 ROAD (SMS) 

 
Z-12-00122: Consider a request to rezone approximately 59.0 acres (and adjacent highway r-
o-w) from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County 
Districts] and IG (General Industrial) District to IM (Medium Industrial) District, located in the 
SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20 (Former Farmland Industries property, N of K-10 
between Greenway Circle & E 1575 Rd). Initiated by City Commission on 8/7/12. 
 
 

STAFF RECOMMENDATION: Staff recommends approval of the rezoning request for 59.0 
acres from I-1 (Limited Industrial), B-1 (Neighborhood Business), A (Agricultural) and IG 
(General Industrial) to IM (Medium Industrial) District 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. 

 
Applicant’s reason for request:     Facilitate development of new business park. 
 
 
KEY POINTS 
• Sector plan identifies property as suitable for industrial development. 
• The property has immediate access to an improved arterial street and close proximity to 

the planned intersection for the completed K-10 by-pass. 
• Annexation of property requires designation of a suitable city zoning district. 
• Chronology of planning efforts related to this property: 

o 2001 -- Farmland Industries plant shut down due to bankruptcy 
o 2005 -- Substantial field work completed under direction by KDHE 
o 2006 -- Site Characterization Report completed by Shaw Environmental, Inc with 

conclusion that a significant portion of site suitable for reuse in present state 
o 2007 -- City Commission initiated planning process for Farmland Industries 

Redevelopment Plan 
o 2008 -- Governing Bodies adopted Farmland Industries Redevelopment Plan 
o 2009 -- City annexed property 
o 2009 – City acquired property 
o 2009 -- Governing Bodies adopted updated Horizon 2020 – Chapter 7 with locational  

criteria evaluating the site 
o 2010 -- City  awarded demolition contract for clean-up of site 
o 2011 -- City Commission hired Bartlett & West/CDM Smith to develop Master Plan 
o 2012 -- Informational meetings held in May with surrounding property owners  
o 2012 -- Rezoning, Preliminary Plat & SUP applications submitted in July 
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ATTACHMENTS 
• Area map. 
• Proposed rezoning exhibit. 
 
GOLDEN FACTORS TO CONSIDER 
CHARACTER OF THE AREA 
• Former buffer area between Farmland Industries and Douglas County Fairgrounds property 

and mobile home park west of the fairgrounds access road.   
• Majority of property does not have frontage on K-10 and sits behind the commercial 

properties along the frontage road.  
 
CONFORMANCE WITH HORIZON 2020 
• The proposed request is consistent with land use recommendations found in Horizon 2020 

and the Farmland Industries Redevelopment Plan. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00119] approximately 31.7 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – 
Floodplain Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20.  

• Rezoning request [Z-12-00120] approximately 170.4 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 
& NW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00121] approximately 170.7 acres (and adjacent highway r-o-w) 
from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) County Districts and 
CC200 (Community Commercial Center) City District to IG (General Industrial) District, 
located in the NW1/4 & SW1/4 Sec 4-13-20. 

• Preliminary Plat of the former Farmland Industries property [PP-12-00101] 
• Special Use Permit [SUP-12-00100] for relocation and construction of a Westar 

substation to provide electricity to the Former Farmland Industries property and 
surrounding properties. 

Other action required: 
• City Commission approval of rezoning requests and adoption of ordinances. 
• City Commission approval of the Special Use Permit and adoption of ordinance. 
• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the Final 

Plat. 
• Release of Special Use Permit site plan to Development Services for Building Permits. 
• Submission and approval of administrative site plans for individual lot development 

within the business park. 
 
 

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING 
• Email from Kate Dinneen regarding rezoning of A zoned property 
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Project Summary: 
This property includes approximately 59 acres. The property has approximately 1227 feet of 
frontage along E 1575 Road which currently provides limited access to the fairgrounds property.   
The property also has approximately 350 feet of frontage along K-10/E 23rd Street and includes 
the proposed signalized intersection with O’Connell Road to the south.  The request proposes to 
rezone the property to the IM (Medium Industrial) District.  
 
 
1. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 
The Comprehensive Plan recognizes the need to identify an adequate amount of available land 
in Douglas County to meet diverse industrial and business related development needs.  Chapter 
7 – Industrial & Employment-Related Land Use (Policy 2.1), identifies general locational criteria 
for industrial developments which include:   

• feasible access to Federal and State transportation networks;  
• adequate parcel size, generally over forty acres;  
• lie primarily outside of the regulatory floodplain; and  
• have minimal average slopes.   

The Plan identifies this site as meeting these general criteria. 
 
The proposed zoning provides transition from west to east with lesser intense uses anticipated 
in the proposed IM District which borders the fairgrounds property and existing residential uses 
to the west.   
 
The community’s need to identify land for future business parks is again stated in Chapter 12 – 
Economic Development, Policy 6:  Business Infrastructure, Priority 6.1:  Business Park 
Development.  The chapter states “Douglas County must identify land for future business and 
corporate business parks that takes advantage of the airport, the interstate/highway system, 
and the westward growth of Johnson County. Within the next few years, the City and County 
Commissions shall identify and designate at least 1000 acres of land for industrial expansion 
over the next 25 years.  The commissions shall also put in motion the capitalization and 
infrastructure development needed to bring those 1000 acres into productive use.”   
 
The Farmland Industries Redevelopment Plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.  The plan indicated this portion of the property would be suitable for 
civic uses to potentially accommodate expansion of the fairgrounds.  The most recent 
fairgrounds master plan does not anticipate expansion here.  Civic uses are permitted in the IM 
District and moderate uses are a suitable use adjacent to the residential and civic properties to 
the west. 
 
Staff Finding -- The proposed rezoning is in conformance with the recommendations in 
Horizon 2020 and the Farmland Industries Redevelopment Plan. 
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2. ZONING AND USE OF NEARBY PROPERTY, INCLUDING OVERLAY ZONING 
 
Current Zoning and Land Use: I-1 (Limited Industrial), B-1 (Neighborhood Business), A 

(Agricultural) [County Districts] and IG (General 
Industrial) District; vacant (southwestern portion of 
former Farmland Industries property) and portion of 
Westar electrical sub-station (to be relocated to the 
north). 
 

Surrounding Zoning and Land Use: To the north:   
IG (General Industrial) District; automotive salvage and 
recycling. 
  

 To the south:   
CS (Commercial Strip), UR (Urban Reserve), RS10 (Single-
Dwelling Residential) and CO (Commercial Office) 
Districts; existing commercial businesses and Knights of 
Columbus along frontage road and undeveloped property 
along south side of K-10/E 23rd Street. 
 

 To the east:  
I-4 (Heavy Industrial) [County District]; former Farmland 
Industries office building, portion of Westar electrical sub-
station (to be relocated to the north) and vacant 
(southern portion of former Farmland Industries 
property). 
 

 To the west:  
GPI (General Public & Institutional) District and RS7 
(Single-Dwelling Residential) District; Douglas County 
Fairgrounds and existing mobile home park. 
 

 
Staff Finding -- The surrounding property is a mix of city and county zoned property.  The 
majority of the area is county industrial property that is the former Farmland Industries 
property to the east.  The properties to the south are commercially zoned properties along the 
highway frontage road.  Property to the west includes the residentially zoned mobile home park 
and the GPI zoned county fairgrounds.  Immediately to the north are industrially zoned auto 
salvage/recycling businesses. 
 
 
3. CHARACTER OF THE NEIGHBORHOOD 
 
Staff Finding -- This area is located between the eastern city limits and the East Hills Business 
Park along K-10 highway.  It had been used as a buffer area to the fertilizer plant for more than 
50 years.  The City developed around the former Farmland Industries property with the island 
annexation of East Hills in the mid-1980s.  This area has been anticipated as a natural 
expansion of industrial park sites for many years. 
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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 

 
Staff Finding – This property was studied in detail through the development of the Farmland 
Industries Redevelopment Plan.  The plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a 
major community asset.  The plan indicated this portion of the property would be suitable for 
civic uses to potentially accommodate expansion of the fairgrounds.  The most recent 
fairgrounds master plan does not anticipate expansion here.  Civic uses are permitted in the IM 
District and moderate uses are a suitable use adjacent to the residential and civic properties to 
the west. 
 
 
5. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 

RESTRICTED UNDER THE EXISTING ZONING REGULATIONS 
 
The request is to rezone the property to the IM District.  Since the property has been annexed 
into the city, the county zoning designations are no longer appropriate.  The property is within 
the boundary of the Farmland Industries Redevelopment Plan and within an area designated for 
future industrial development.   
 
Staff Finding – The current county zoning designations are no longer appropriate since the 
property has been annexed into the city.   Rezoning to the Medium Industrial District provides a 
transition from the lesser intense uses to the west and the planned General Industrial uses to 
the east. 
 
 
6. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
Staff Finding – The property is currently undeveloped except for a portion of the Westar 
substation that was constructed more than 50 years ago.  The county zoning designations have 
been in place since 1966 when the County adopted zoning regulations.  The IG portion was 
zoned M-3 (Intensive Industrial) when the Pyle Subdivision was approved in 1976 and 
converted to the IG District in 2006.  That portion of the property was never developed.  
 
 
7. EXTENT TO WHICH APPROVING THE REZONING WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES 
 
Staff Finding – The property was annexed in July 2009 and the County Districts are no longer 
appropriate. The property must be rezoned to a City of Lawrence zoning district prior to 
development.  Rezoning to the IM District provides a transition of moderate industrial uses on 
the western edge of the planned business park.  Approval of the request is not anticipated to 
detrimentally affect nearby properties. 
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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 

 
Evaluation of this criterion includes weighing the benefits the denial of the rezoning request 
would provide for the public versus the hardship the denial would impose on 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.  
 
Staff Finding – If the rezoning request were denied, the area would remain a mix of zoning 
districts and could not be developed for future expansion of the community’s tax base. Approval 
of the request provides the opportunity to develop a coordinated business park with a transition 
of uses between existing residential, civic and commercial uses to the general industrial uses 
planned for the majority of the park. The gain to the public is the addition of a substantial 
number of acres of industrial property and the ability to offer new sites for potential job growth 
in the community. 
 
 
9. PROFESSIONAL STAFF RECOMMENDATION 
 
Section 20-216(a) the purpose of the IM District as follows: 

The IM, Medium Industrial District, is intended to accommodate moderate-impact 
industrial facilities and wholesale, storage and distribution operations.   

 
This majority of this portion of the former Farmland Industries property does not have highway 
frontage or visibility since it is located north of the commercial properties along the frontage 
road and adjacent to the fairgrounds access road.  Most of this property will have internal 
access from the new business park streets and will provide a transition between the residential 
and fairground uses to the west and the anticipated general industrial uses to the east.  If this 
request is approved, additional development standards including final platting, site planning, 
and compliance with applicable design guidelines will be considered with future development 
applications. 
 
This staff report reviews the proposed location for its compliance with the Comprehensive Plan, 
the Golden Factors, and compatibility with surrounding development. The development proposal 
meets the locational criteria required for approval.  The rezoning request is compliant with 
recommendations in Horizon 2020 and Farmland Industries Redevelopment Plan.  Staff 
recommends approval of the rezoning request for 59.0 acres from I-1 (Limited Industrial), B-1 
(Neighborhood Business), A (Agricultural) and IG (General Industrial) to IM (Medium Industrial) 
District 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. 



From: Sheila Stogsdill
To: Sheila Stogsdill
Subject: FW: website comment - Z-12-00122
Date: Monday, September 10, 2012 10:21:28 AM

From: Kate Dinneen [mailto:kld310@earthlink.net] 
Sent: Thursday, September 06, 2012 11:43 AM
To: Sheila Stogsdill
Subject: Re: website comment - Z-12-00122
 
Thank you for your reply and your further explanation.  I appreciate your work!
 
Kate

----- Original Message -----
From: Sheila Stogsdill
To: 'kld310@earthlink.net'
Cc: Scott McCullough ; Megan Gilliland
Sent: Wednesday, September 05, 2012 5:12 PM
Subject: website comment - Z-12-00122
 
Ms Dinneen –
 
Thank you for your comments regarding the proposed rezoning of a portion of the former Farmland
Industries property.  Your comments will be forwarded to the Planning Commission as part of the
September packet later this month.  Crop Agricultural uses are permitted in the Industrial Districts.  Ag
uses may be an interim use on portions of the property prior to ultimate business park uses are
developed.
 
If you have other questions about the proposed development, please feel free to contact me.
 
Sheila M. Stogsdill, Assistant Director - sstogsdill@lawrenceks.org
Planning & Development Services Department |www.lawrenceks.org/pds 
City Hall, 6 E. 6th Street    P.O. Box 708, Lawrence, KS  66044-0708 
office (785) 832-3157 | fax (785) 832-3160
 
"Your opinion counts!  Customer feedback helps us serve you better.  Please tell us how we’re doing
by completing this short online Customer Satisfaction Survey:
http://lawrenceks.org/pds/survey/satisfaction."
 
From: Megan Gilliland
Sent: Tuesday, September 04, 2012 7:00 AM
To: Scott McCullough
Subject: FW: Our goal: Better city service [#349]
 
Correspondence for PC.
 
From: Wufoo [mailto:no-reply@wufoo.com]
Sent: Monday, September 03, 2012 12:51 PM
To: Megan Gilliland
Subject: Our goal: Better city service [#349]
 
Subject:  Sept 24 Planning Commission Meeting
 
Comments:  I'd like to suggest that the commission remove the piece of Agricultural Zoned acreage
from the Z-12-00122 proposed change to IM. The piece of land could still be used for
agricultural purposes and as we continue to lose space for food growing it would be good to save it
where we can. Unless, of course, it is part of the contaminated space.
 
Name:  Kate Dinneen

mailto:/O=LAWRENCE/OU=CITYHALL/CN=RECIPIENTS/CN=SSTOGSDILL
mailto:sstogsdill@lawrenceks.org
mailto:sstogsdill@lawrenceks.org
mailto:'kld310@earthlink.net'
mailto:smccullough@lawrenceks.org
mailto:mgilliland@lawrenceks.org
http://lawrenceks.org/pds/survey/satisfaction
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PLANNING COMMISSION REPORT  

REGULAR AGENDA  
PC Staff Report  
9/24/12 
ITEM NO. 4E: PRELIMINARY PLAT THE FORMER FARMLAND INDUSTRIES 

PROPERTY; N OF K-10 BETWEEN GREENWAY CIRCLE & E 1575 ROAD 
(SMS) 

 
PP-12-00101: Consider a Preliminary Plat for the Former Farmland Industries property, an 
industrial subdivision containing 20 lots, 4 tracts and 4 greenway tracts. The property is located N 
of K-10 between Greenway Circle & E 1575 Rd. Submitted by Bartlett & West, for City of Lawrence, 
property owner of record.  
 
STAFF RECOMMENDATION:   
Staff recommends approval of the Preliminary Plat of the former Farmland Industries Property 
subject to the following conditions:   
 

1. Provision of a revised plat including: 
a. Dedication of full 50’ of right-of-way for E 15th Street; 
b. Dedication of a 15’ utility easement along the south side of Lots 1 & 2, Block B to 

accommodate the planned sanitary sewer separate from the proposed 30’ landscape 
easement, if needed; 

c. Provision of a utility easement crossing Lots 7 & 8, Block C and Lot 1, Block D if the 
existing overhead power lines are not relocated;  

d. Provision of actual minimum FFE on all lots adjacent to drainage easements once 
those elevations are determined; and 

e. Provision of street names for all internal park streets and E 1575 Road. 
2. Execution of revised access control agreements with KDOT prior to recording of a Final Plat. 

 
 
 
Applicant’s Reason for Request: Subdivision requirement prior to construction of major 

utility and infrastructure for business park development. 
 
 
KEY POINTS 
• The property is identified in Horizon 2020 and the Farmland Redevelopment Plan for future 

industrial development. 
• Chronology of planning efforts related to this property: 

o 2001 -- Farmland Industries plant shut down due to bankruptcy 
o 2005 -- Substantial field work completed under direction by KDHE 
o 2006 -- Site Characterization Report completed by Shaw Environmental, Inc with conclusion 

that a significant portion of site suitable for reuse in present state 
o 2007 -- City Commission initiated planning process for Farmland Industries Redevelopment 

Plan 
o 2008 -- Governing Bodies adopted Farmland Industries Redevelopment Plan 
o 2009 -- City annexed property 
o 2009 – City acquired property 
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o 2009 -- Governing Bodies adopted updated Horizon 2020 – Chapter 7 with locational  
criteria evaluating the site 

o 2010 -- City  awarded demolition contract for clean-up of site 
o 2011 -- City Commission hired Bartlett & West/CDM Smith to develop Master Plan 
o 2012 -- Informational meetings held in May with surrounding property owners  
o 2012 -- Rezoning, Preliminary Plat & SUP applications submitted in July 
 
 

ATTACHMENTS 
• Preliminary Plat. 
• Concept Plan. 
 
 
SUBDIVISION CITATIONS TO CONSIDER 
• This application is being reviewed under the Subdivision Regulations for Lawrence and 

Unincorporated Douglas County, effective Jan 1, 2007. 
• Section 20-813 states that building permits will not be issued for unplatted property. 
 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00119] approximately 31.7 acres (and adjacent railroad r-o-w) from 
I-4 (Heavy Industrial) and VC (Valley Channel) Districts to UR-FP (Urban Reserve – 
Floodplain Overlay) District, located in the NE1/4 & NW1/4 Sec 4-13-20.  

• Rezoning request [Z-12-00120] approximately 170.4 acres (and adjacent railroad r-o-w) 
from I-4 (Heavy Industrial) District to UR (Urban Reserve) District, located in the NE1/4 & 
NW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00121] approximately 170.7 acres (and adjacent highway r-o-w) 
from I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) County Districts and 
CC200 (Community Commercial Center) City District to IG (General Industrial) District, 
located in the NW1/4 & SW1/4 Sec 4-13-20. 

• Rezoning request [Z-12-00122] approximately 59.0 acres (and adjacent highway r-o-w) 
from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) [County 
Districts] and IG (General Industrial) District to IM (Medium Industrial) District, located in 
the SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20. 

• Special Use Permit [SUP-12-00100] for relocation and construction of a Westar substation to 
provide electricity to the Former Farmland Industries property and surrounding properties. 

Other action required: 
• City Commission approval of rezoning requests and adoption of ordinances. 
• City Commission approval of the Special Use Permit and adoption of ordinance. 
• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the Final Plat. 
• Release of Special Use Permit site plan to Development Services for Building Permits. 

 
 
 
 
 



PC Staff Report – 9/24/12 
PP-12-00101  Item No. 4E - 3 

 
PLANS AND STUDIES REQUIRED 
• Traffic Study – The traffic study has been reviewed.  City and KDOT staffs continue to discuss 

necessary improvements on K-10 to accommodate the business park use.  The City has 
requested that the speed limit along this section of the highway be reduced to reflect arterial 
city street speeds.  KDOT is reviewing access control agreements. 

• Downstream Sanitary Sewer Analysis – The downstream sanitary sewer analysis has been 
reviewed and is accepted for this project. 

• Drainage Study – A drainage study was prepared by CDM Smith (the City’s consultant) and has 
been reviewed and accepted. 

• Retail Market Study – Not applicable to project. 
 
 
PUBLIC COMMENT  
No public comment was received prior to publication of this staff report.  
 
 
Site Summary 
Gross Area: 
Number of Existing Lots: 
Number of Proposed Lots: 
Right-of-Way Dedicated: 
Public Use Area Dedicated: 
Net Area included in  
proposed lots:  

583.2 acres 
 11 unplatted parcels and 3 platted lots 
 20 lots, 4 tracts and 4 greenway tracts 
 25.4 acres 
191.1 acres (portions of Tract A eventually may be 
developed with business park uses following clean-up) 
342 acres +/- (includes 32 acres in floodplain) 
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GENERAL INFORMATION 
Current Zoning and Land Use: 
 
County Zoning Districts: 
 
I-4 (Heavy Industrial),  
I-1 (Limited Industrial),  
B-1 (Neighborhood Business),  
A (Agricultural) and  
VC (Valley Channel)  
 
and  
 
City Zoning Districts: 
 
IG (General Industrial) and CC200 
(Community Commercial Center). 
 
 

 

 
 

Portions of the plat include vacant land that was part of the former Farmland Industries property 
and the existing Westar electrical substation.  Farmland Industries improvements that remain 
include:  lab building, bag house, bulk warehouses, above-ground storage tanks and 
remediation ponds.  The plat also includes the unplatted property located between existing East 
Hills Business Park and the former Farmland property and includes an existing AT&T 
communications tower.  The area located between E 15th Street and the BNSF railroad tracks 
contains agricultural fields and is encumbered with floodplain.  
 
Surrounding Zoning and Land Use: 
 
To the north: 
IG (General Industrial), I-3 (Heavy Industrial) and VC (Valley Channel) Districts; auto 
recycler/salvage yard north of the western portion of site and agricultural fields north outside of 
the city. 
 
To the west: 
VC and IG Districts; agricultural fields and existing businesses in East Hills Business Park. 
 
To the south: 
PID – [LRM], PID – [Mt. Blue], I-1, IL (Limited Industrial), CC200, IG, RS10, UR and CS 
(Commercial Strip) Districts; concrete plant, storage company, church, retail and service uses. 
 
To the east: 
CS, RS7 (Single-Dwelling Residential) and GPI (General Public & Institutional) Districts; retail and 
service uses, mobile home park and County fairgrounds. 
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Floodway Fringe Overlay is regulated by Article 12 of the Development Code.  The 500-year floodplain is not 
regulated by the code. Subject property is outlined. 
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STAFF REVIEW 
The property included in this Preliminary Plat encompasses the former Farmland Industries 
property, an existing Westar electrical substation, an existing AT&T communications tower, 
unplatted parcels west of East Hills Business Park owned by Douglas County, and platted & 
unplatted portions of East Hills Business Park located west of Greenway Circle.   
 
The former Farmland Nitrogen Manufacturing Plant operated east of Lawrence from 1954 to 2001.  
The City officially became the owner of the property in 2009.  In 2011, extensive progress was 
made in demolishing over 35 structures and removal of over 1,600 tons of scrap metal for 
recycling.  The City continues to work on the environmental clean-up of the property, which 
includes remediation efforts to pump ground water from portions of the site which has an 
overabundance of nitrogen from the fertilizer manufacturing operation.  The City pumps the ground 
water to local farm fields as part of the remediation efforts.   
 
The southern portions of the property are currently available for development and the northern 
portions are part of the active remediation efforts or are encumbered by floodplain.  The plat 
therefore lays out the infrastructure network for the initial stages of development.  The plat also 
shows the eventual extension of the main north-south street which will intersect with E 19th Street 
and ultimately provide access to the northern portions of the property.  The initial infrastructure will 
provide an east-west street that connect to the existing East Hills business park and provides 
access to the properties at the west end located north of the existing commercial businesses along 
K-10.  The main entrance to the park will be a signalized intersection at K-10/O’Connell Road.  The 
extension of O’Connell Road will eventually tie into E 19th Street, but the initial phase will terminate 
approximately 1000 feet north of the east-west street.  A second entrance providing right-in/right-
out access will be constructed approximately midway between the new signalized intersection and 
the existing East Hills Drive intersection with K-10.   
 
The Preliminary Plat also provides a development tract for the relocation of the existing Westar 
substation approximately a quarter of a mile into the property.  The relocation is necessary because 
the existing substation is located in alignment with the planned intersection.  This provides an 
opportunity to update the electrical equipment and remove it from its current visible location.  The 
substation is a Minor Utility and requires approval of a Special Use Permit prior to construction.  
The related request, SUP-12-00100, is also on this month’s agenda. 
 
The Preliminary Plat provides 100’ of right-of-way for all of the new streets in the business park.  
The additional right-of-way provides space for municipal utility extensions as well as construction of 
a Complete Streets profile including bike lanes and a multi-use path.  Greenway Tracts are platted 
in natural drainage areas through the site to provide space for utility locations and stormwater 
conveyance or detention.  The intent is that these Greenway Tracts will provide visual amenities 
throughout the park. 
 
A large portion of Greenway Tract A includes the area that continues to be subject to remediation 
efforts and the series of lime & effluent runoff ponds and overflow ponds.  Portions of this area will 
likely be available for business park development in the future.  This property is proposed to be 
rezoned to UR (Urban Reserve) until such time it is ready for development.   
 
A triangular shaped part of the northern parcel located between E 15th Street and the BNSF railroad 
tracks is partially encumbered by the floodplain.  This property is proposed to be rezoned to UR – 
FP (Urban Reserve-Floodplain Overlay) and may be developed in the future when utilities are 
extended and E 15th Street is improved. 
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Zoning and Land Use 
The property included in this preliminary plat encompasses over 580 acres.  The southwestern 
portion includes vacant land that was part of the former Farmland Industries property and a portion 
of the existing Westar electrical substation.  This area is currently zoned I-1 (Limited Industrial), B-
1 (Neighborhood Business), A (Agricultural) and IG (General Industrial) District. 
 
The majority of the highway frontage includes the former Farmland Industries lab building, a 
portion of the Westar electrical substation (to be relocated to the north), vacant parts of former 
Farmland Industries property and highway right-of-way.  This part of the property is currently 
zoned I-4 (Heavy Industrial), I-1 (Limited Industrial), A (Agricultural) and CC200 (Community 
Commercial Center) District.  
 
The central portion of the site is primarily vacant but also contains the existing bag house, bulk 
warehouses, above-ground storage tanks and remediation ponds.  This area is zoned I-4 (Heavy 
Industrial) District.  This part of the plat also includes the unplatted property between East Hills 
Business Park and the former Farmland property.  An existing 205’ AT&T communications tower is 
located in this area.  This area was annexed into the City in 1986 and is zoned IG (General 
Industrial) District. 
 
The area located between E 15th Street and the BNSF railroad tracks contains agricultural fields and 
is zoned I-4 (Heavy Industrial) and VC (Valley Channel) Districts.  The western portion of this parcel 
is encumbered with floodplain and will be rezoned to the Floodplain Overlay District.   
 
 
Streets and Access 
The property is located between K-10 and E 15th Street.  New north-south streets are planned at 
the intersection of K-10 & O’Connell Road and at a mid-point between this new intersection and the 
existing K-10 & East Hills Drive intersection.  A new east-west street will tie into the existing East 
Hills Business Park properties at Greenway Circle and provide access to the new development lots 
planned in the southern portion of the property.  Eventually the O’Connell Road extension will tie 
into E 19th Street providing additional options for traffic distribution and access. 
 
A minor north-south street just west of the main entrance will be constructed to connect with the 
existing frontage road.  This street will provide the commercial properties along the frontage road 
with access to the signalized intersection for improved safety. 
 
Temporary cul-de-sacs are shown at the west end of the east-west street and on the O’Connell 
Road extension.  The lots have been laid out to maximize flexibility in an effort to have large lots 
available for development.  Lots along several of the cul-de-sacs can be combined if a potential 
tenant desires a large parcel.  If individual lots are desired, the streets can easily be extended to 
accommodate smaller lots. 
 
The plat also dedicates right-of-way along the western boundary where existing County right-of-
way easement currently provides ‘back door’ access to the County fairgrounds.  Eventually this 
street will be improved to city standards as adjacent lots are developed. 
 
KDOT has access control along the majority of the highway frontage.  The plat proposes to remove 
the access restrictions at the frontage road/north-south street intersection, the K-10/O’Connell 
Road intersection, and the right-in/right-out intersection.  Three existing driveway access points at 
median breaks south of Lots 1, 2 & 3, Block B and the existing AT&T access point (at Lot 4, Block 
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B) are proposed to be closed and access restricted.  Access to the AT&T tower will eventually be 
provided from the north-south cul-de-sac adjacent to Lot 4, Block C. 
 
Removal of access control is proposed between Tract A & B, at the K-10/O’Connell Road extension 
intersection, and east of Greenway Tract C.  KDOT is currently reviewing right-of-way agreements 
that will need to be revised in conjunction with the plat proposals. 
 
City staff has not yet determined what the business park name will be or internal street names.  
Street names will need to be determined prior to recording of a Final Plat for any portion of the 
property. 
 
 
Utilities and Infrastructure   
Utilities and infrastructure to accommodate the new business park will be extended in phases.  
Water and sanitary sewer are planned to be located in the 100’ wide rights-of-ways or in the 
Greenway Tracts through the property.  Additional utility easements are provided outside of the 
rights-of-ways to provide for private utility extensions.  Significant Westar transmission easements 
also are provided along the north side of Block A and the west side of Block C.   
 
Tracts A, B & C provide significant areas for Westar related improvements and the substation will 
be located on Tract D.  The Subdivision Regulations define a Tract as follows: “When part of a 
Platted Subdivision, a Tract is a Parcel reserved for open space, storm drainage, Easement 
purposes or an otherwise specific and restricted use.”  Because of the unique nature of the utility 
improvements necessary to support the new substation and various ownership interests, it was 
determined through the platting process to create tracts for these uses.  Access to Tract D is 
provided by Tract C.  Building permits will be required prior to the installation of structures on these 
tracts.  General Note 9 specifically identifies uses anticipated in these tracts. 
 
 
Easements and Rights-of-way 
As noted above, a substantial number of new easements will be provided throughout the property.  
Specific landscape easements are provided along the K-10 frontage and along the northern 
boundary of Block A.  Specific Westar transmission easements are located to support the relocated 
substation improvements.  An additional 50’ easement is reserved for the City’s future Noreaster 
Waterline improvement.  An additional utility easement is needed along a portion of the highway 
frontage so that a new sanitary sewer is not located within the planned landscape easement.  (This 
easement is only necessary if the sanitary sewer is constructed along the highway frontage.  On-
going discussions with the consultant and Utilities Department may result in a different 
configuration.) 
 
The Greenway Tracts are also designed to serve as utility and stormwater easements through the 
property.  The majority of Greenway Tract A is proposed to be zoned UR (Urban Reserve) because 
it contains portions of the property that are not immediately ready for development.  Once clean-up 
efforts are completed, portions of this tract potentially could be replatted to create development 
lots south of the BNSF railroad tracks.   
 
Easements along side lot lines in Blocks A, B and C are not designated now in order to provide the 
most flexibility if lots should be combined for a large user.  Similarly, front easements are not 
provided along the cul-de-sac streets in order to minimize the need to vacate multiple easements if 
lots are combined.  Additional easements to serve a specific development can be provided at either 
the final plat or site plan stage in the review process.  
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Existing easements, including AT&T’s access and utility easements to the communications tower, 
will be vacated with this plat.  When the existing tower was constructed in 1992, the Zoning 
Ordinance did not require the establishment of setbacks related to fall zones.  The Development 
Code currently requires a setback of ½ the tower height when adjacent to residential property or a 
setback established based upon the fall zone determined by engineering standards.  The tower is 
located in the northeast corner of the one acre parcel owned by AT&T and sits approximately 40’ 
from the north and east lot lines.  The property configuration creates a non-conforming condition 
for the cell tower, which will need to be cured through the site planning process in the future and 
may require variances and/or fall zone easements on the lot it is located on and adjacent lots. 
 
As noted above, the street rights-of-ways throughout the park are 100’ wide to accommodate 
Complete Street improvements.  The main entry to the business park will be at the signalized 
intersection of K-10/O’Connell Road (extended).  This access concept departs from the anticipated 
street concept in T2030 and the Farmland Redevelopment Plan.  Those documents had anticipated 
the main entrance at Franklin Road with a minor arterial extension north intersecting with the 
minor arterial extension of E 19th Street into the park.  Closer examination of the site terrain and 
highway profile determined that the entrance be moved west to O’Connell Road.  The plat includes 
the east-west collector connection to East Hills Business Park and the minor arterial connection 
north to E 19th Street. 
 
Conformance 
The Comprehensive Plan recognizes the need to identify an adequate amount of available land in 
Douglas County to meet diverse industrial and business related development needs.  Chapter 7 – 
Industrial & Employment-Related Land Use (Policy 2.1), identifies general locational criteria for 
industrial developments which include:   

• feasible access to Federal and State transportation networks;  
• adequate parcel size, generally over forty acres;  
• lie primarily outside of the regulatory floodplain; and  
• have minimal average slopes.   

The Plan identifies this site as meeting these general criteria. 
 
Chapter 7 also includes specific criteria to be used in evaluating proposals at the development plan 
level.  These include:   

• preserve environmentally sensitive areas, including vegetative cover and wildlife habitat, to 
act as buffers and site amenities; 

• encourage natural stormwater management, including locations that permit direct discharge 
to the floodplain;  

• have available and adequate utilities, infrastructure and services (i.e. police and fire 
protection) for the proposed use; 

• be compatible with existing and future zoning/land use patterns, including the use of 
appropriate buffers between land uses; 

• be annexed before development if adjacent to municipal boundaries. 
 
The Preliminary Plat, as designed, incorporates these criteria.  The Greenway Tracts located 
throughout the property will contain stormwater conveyance and detention features and provide 
open space amenities to the business park.  The plat provides for the relocation of the Westar 
electrical substation farther north into the property which offers an opportunity to upgrade facilities 
serving this part of the community.  The substation requires numerous easements which are 
generally contained in Tracts A, B & C which will also provide open green space opportunities in the 
southwestern part of the property.   
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The proposed zoning provides transition from west to east with lesser intense uses anticipated in 
the proposed IM District which borders the fairgrounds property and existing residential uses to the 
west.  Due to long term remediation efforts that are underway, the northern portions of the 
property will not be immediately available for development.  The proposed UR and UR-FP Districts 
recognize that these areas are not yet ready for industrial uses. 
 
The community’s need to identify land for future business parks is again stated in Chapter 12 – 
Economic Development, Policy 6:  Business Infrastructure, Priority 6.1:  Business Park 
Development.  The chapter states “Douglas County must identify land for future business and 
corporate business parks that takes advantage of the airport, the interstate/highway system, and 
the westward growth of Johnson County. Within the next few years, the City and County 
Commissions shall identify and designate at least 1000 acres of land for industrial expansion over 
the next 25 years.  The commissions shall also put in motion the capitalization and infrastructure 
development needed to bring those 1000 acres into productive use.”   
 
In Chapter 16 – Environment, the Plan recommends using natural approaches to stormwater 
system design and management and utilizing Best Management Practices (BMPs) for stormwater 
structures and pollutant discharge, erosion and sediment control, and water quality.  The 
Preliminary Plat has been designed to incorporate several large Greenway Tracts which will provide 
natural stormwater conveyance courses through the park.  A substantial amount of open space will 
also be provided in the various Tracts adjacent to the entrances and surrounding the Westar 
substation.  The attached Concept Plan illustrates various features designed into the business park 
layout including:  regional detention, retention of mature trees, greenway tracts with stormwater 
amenities, recreational paths & trails, and the potential development of a park & ride/trailhead 
parking lot near the park entrance. 
 
The Farmland Industries Redevelopment Plan brings together the community goals of creating 
additional employment and open space by providing a plan to redevelop a brownfield into a major 
community asset.  The design of the proposed plat incorporates transportation and open space 
recommendations that will create linkages through the park and provide connectivity to East Hills 
and eventually to the neighborhoods to the northwest.  
 
The preliminary plat, as conditioned, is in conformance with the recommendations in Horizon 2020 
and the design standards of the Subdivision Regulations and the Development Code. 
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 785.832.0804 ● FAX:  785.832.0890 ● info@paulwernerarchitects.com 
Office: 123 W. 8th Street, Suite B2 ● Lawrence, Kansas 66044 

Mail: PO Box 1536 ● Lawrence, Kansas 66044  

 
 
 
 
September 12, 2012 
 
RE: Don’s Steakhouse Property – 2176 E 23rd Street 
 
Mayor Schumm, 
  
On behalf of my client, Gary Bartz, owner of the former Don’s Steakhouse located at 
2176 E. 23rd Street, we submitted a proposal last December for a 3 year option to buy the 
ground north of his property from the City of Lawrence at $2 per square foot.  
 
Since that time the concept completed by the City’s consultants for the Farmland ground 
has been submitted to the City. Based off the information provided by the concept plan it 
makes sense to add this property to my clients ground. With that in mind we would like 
to move forward with his proposal to purchase the 1.46 acre piece of land north of his 
property. (See attachments) 
 
We believe adding this ground to the site will give potential buyers of the property a 
better option for redevelopment and the potential of combing with the property to the east 
which is also for sale. Combining all three of these properties would provide 4.46 acres. 
 
Access to the property is best served from the existing frontage road. Alternatively, if this 
ground is not sold to Don’s Steak House the access to the lot would be from E. 1575 
Road which would not be ideal.  
 
We would appreciate your consideration of this proposal and look forward to discussing 
it with you. 
 
Respectfully,  

 
Paul Werner 
 
Cc: Gary Bartz 
       Darron Ammann, Bartlett & West 
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PLANNING COMMISSION REPORT 
Regular Agenda – Public Hearing Item: 

PC Staff Report  
09/24/12 
ITEM NO. 4F: SPECIAL USE PERMIT FOR WESTAR SUBSTATION; N OF K-10 

BETWEEN GREENWAY CIR & E 1575 RD (SMS) 
 
 
SUP-12-00100:  Consider a Special Use Permit for a Westar substation to provide 
electricity to the Former Farmland Industries property and surrounding properties. The 
property is located N of K-10 between Greenway Circle & E 1575 Rd. Submitted by Bartlett & 
West for Westar Energy.   
 

 

STAFF RECOMMENDATION:     Staff recommends approval of SUP-12-00-100, a Special 
Use Permit for , a Minor Utility, based upon the findings presented in the body of the staff 
report and subject to the following condition: 
  
1. Review and approval of a landscape screening plan to be provided prior to final 

inspection of the substation improvements. 
 

 
Applicant’s Reason for Request: SUP required for use of property as a minor utility. 

 
KEY POINTS 
• An electrical substation is a Minor Utility which serves more than one specific 

development; therefore approval is required through a Special Use Permit per Section 20-
530 of the Development Code. 

• The proposal will relocate the existing electrical substation to provide for the 
construction of a new signalized intersection with K-10 and the major entrance to the 
business park.   

 
FACTORS TO CONSIDER 
• Procedural requirements of Section 20-1306; Special Use Permits. 
 
ASSOCIATED CASES/OTHER ACTION REQUIRED 
Other items being considered at the September Planning Commission meeting: 

• Rezoning request [Z-12-00122] approximately 59.0 acres (and adjacent highway r-o-
w) from I-1 (Limited Industrial), B-1 (Neighborhood Business); A (Agricultural) 
[County Districts] and IG (General Industrial) District to IM (Medium Industrial) 
District, located in the SE1/4 Sec 5-13-20 & SW1/4 Sec 4-13-20. 

• Preliminary Plat for former Farmland Industries [PP-12-00101]. 
 

Other action required: 
• City Commission approval of rezoning request and adoption of ordinance. 
• City Commission approval of the Special Use Permit and adoption of ordinance  
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• Publication of rezoning and Special Use Permit ordinances. 
• Submittal of Final Plat for administrative approval and recordation. 
• City Commission acceptance of dedication of easements and rights-of-way for the 

Final Plat. 
 

PLANS AND STUDIES REQUIRED 
• Traffic Study – Provided as part of Preliminary Plat submittal. 
• Downstream Sanitary Sewer Analysis – The City Utility Engineer indicated that a DSSA is 

not required. 
• Drainage Study – Provided as part of Preliminary Plat submittal. 
• Retail Market Study – Not applicable to project. 
 
PUBLIC COMMENT  
No public comment was received prior to the printing of this staff report.  

 
GENERAL INFORMATION 
 
Current Zoning and Land Use: 
 
I-1 (Light Industrial) [County] District;  
[proposed rezoning to IM (Medium Industrial) 
City District]; undeveloped, former ‘west’ 
stormwater ponds on Farmland Industries 
property 
 
 
 

 

 
 

 
Surrounding Zoning and Land Use: 
 

 
To the north: IG (General Industrial) City 
District; auto recycler/salvage yard. 
 
To the south and west: I-1 (Light Industrial) 
[County] District; [proposed rezoning to IM 
(Medium Industrial) City District]; 
undeveloped, former undeveloped Farmland 
Industries property 
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To the east and southeast: I-4 (Heavy 
Industrial) County District; [proposed 
rezoning to IG (General Industrial) City 
District; recently demolished portions of 
Farmland Industries plant and the existing 
electrical substation to be replaced by this 
development proposal.  
 

 
 
Summary of Special Use 
Westar currently has an electrical substation on the former Farmland Industries property which 
will be relocated to the northwest to accommodate the new K-10/O’Connell Road intersection.  
This request proposes to construct the new substation on Tract D which will be located west of 
the O’Connell Road extension and north of the new east-west street in the business park.  Tract 
C, which surrounds Tract D on three sides, accommodates the numerous easements required for 
the substation and provides access to Tract D.  Additional Westar easements are placed in Tract 
B to provide access to the highway right-of-way.  The easement for the existing equipment 
(located in proposed Tract A) will be vacated with the plat for the new business park. 
 
The proposed substation improvements include a compacted gravel pad enclosed by an 8’ high 
black chain link fence with barbed wire on an approximately 3 acre tract.  Perimeter lighting will 
be placed inside the fence with fixtures pointed down toward the equipment. The enclosure will 
contain new transmission equipment and cabinets.  Additional transmission poles will be located 
within Tracts B & C as needed.  An access drive from the east-west park street to Tract D will be 
located Tract C.  The remainder of Tract C will be planted in turf with perimeter landscaping.   
 
The relocation will occur in accordance with an agreement between Westar and the City.  The 
agreement includes the design and planting of landscape screening by the City.  The majority of 
this landscaping will occur on Tract C, but will also include landscaping on the east side of Lot 6, 
Block A.  The landscape plan must be submitted for review and approval prior to completion of 
the substation construction.  This agreement will be recorded at the Register of Deeds and 
recording information will be noted on the face of both the SUP and the Preliminary Plat.  
 
The substation is defined as a Minor Utility in Section 20-1765 of the Development Code:  
 
 20-1765  UTILITIES, MINOR 
Public utilities that have a local impact on surrounding properties. Typical uses include electrical 
and gas distribution substations, lift stations, telephone switching boxes, and water towers.  
Excludes "Wireless Telecommunication Facilities" use types. 
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Site Plan Review 
This site is being platted as Tract D with the former Farmland Industries plat. The site plan 
shows the proposed location of the substation with the equipment pad, fence and a 3:1 slope 
around the perimeter to drain the pad to the south and east.  A 350’ long gravel drive will be 
constructed through Tract C from the main east-west business park street.  Due to the 
infrequent usage and length of the drive through the mainly grassy Tract C, the Planning 
Director has waived the paving requirements of Section 20-913(e) for this access drive.  The City 
Stormwater Engineer has indicated that the reduced impervious surface results in less drainage 
impact in the immediate area.  The City Commission approval of the Special Use Permit will 
confirm this Development Code waiver. 
 
Review and Decision-Making Criteria (20-1306(i)) 
 
1. WHETHER THE PROPOSED USE COMPLIES WITH ALL APPLICABLE 

PROVISIONS OF THIS DEVELOPMENT CODE 
The proposed use, a Minor Utility which provides service to a large portion of the community, is 
an allowed use in the proposed IM (Medium Industrial) District subject to Special Use Permit 
approval.  
 
A minimum of one off-street parking space is required for Minor Utilities. The site will be 
accessed by utility trucks for routine maintenance and there will be no employees on site. The 
substation is also designed with 20’ wide double-swing gates which allow utility trucks to access 
the equipment pad, as needed.  The length of the access drive provides plenty of space for 
vehicles in the event there is a need for multiple vehicles or equipment on-site at the same time. 
   
A photometric plan has been submitted and approved for the perimeter lighting fixtures 
proposed.   
 
The setbacks in the IM District are front — 25’ and interior side and rear adjacent to non-
residential —15’.  All equipment is located at least 15’ inside of the Tract D boundaries.  The 
‘front’ of the Tract is technically Tract C which extends more than 350’ south to the east-west 
street frontage.  The maximum height in the IM District is 45’.  Site sections provided indicate 
that all of the equipment except for transmission poles will be less than 30’ tall.  Power poles and 
similar utility structures are excluded from the maximum height limitations in Section 20-602 of 
the Development Code.  
 
The location of the access drive does not meet the separation requirements from the intersection 
with the new north-south street located between Tracts A & B.  Section 20-915(e)(2)(iii) requires 
250’ between a driveway and a collector street intersection.  The location is restricted due to the 
numerous Westar easements and transmission pole placement.  The City Engineer has waived 
this separation requirement due to the low volume use of this driveway as provided by Section 
20-915(e)(3). 
 

SITE SUMMARY 
 Existing Proposed Change 

Property Area (sq ft): 140,007.50 SF 140,007.50 SF - 
Total Impervious Area (sq ft): 0 0 - 

Total Pervious Area (sq ft): 140,007.50 SF 140,007.50 SF     - 
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Staff Finding – With the approved administrative waivers, and as conditioned, the site plan 
complies with the requirements set out in the Development Code. 
 
 
2. WHETHER THE PROPOSED USE IS COMPATIBLE WITH ADJACENT USES IN 

TERMS OF SCALE, SITE DESIGN, AND OPERATING CHARACTERISTICS, 
INCLUDING HOURS OF OPERATION, TRAFFIC GENERATION, LIGHTING, 
NOISE, ODOR, DUST AND OTHER EXTERNAL IMPACTS 

The proposed substation will have less of a visual impact from K-10 than the existing substation 
due to its relocation a quarter mile north of the highway frontage.  The equipment will be 
updated and surrounded by substantial greenspace and landscape screening.  Per the 
City/Westar agreement, the City will maintain the landscaping around the perimeter of Tract D.  
The ample greenspace provided by the easements in Tract C provide the opportunity to minimize 
the visual impact the equipment will have within the business park. Exterior lighting is intended 
only when maintenance work is necessary during evening or night hours.  Security lighting is 
intended to be minimal.   
 
The only traffic to the substation will be for maintenance on the facility. There will be no 
increase in traffic, and perhaps less traffic as a result of the mechanical improvements, from that 
with the existing substation. 
 
Updated equipment installation provides an added amenity in marketing the business park. 
 
Staff Finding – The proposed relocated substation will be compatible with adjacent uses.  
 
 
3. WHETHER THE PROPOSED USE WILL CAUSE SUBSTANTIAL DIMINUTION IN 

VALUE OF OTHER PROPERTY IN THE NEIGHBORHOOD IN WHICH IT IS TO BE 
LOCATED  

The existing substation has been in place for over 50 years.  The proposal to update equipment 
and relocate the substation farther north into the business park provides an opportunity to 
create a landscaped entrance to the park with a new signalized intersection. This will enhance 
the value of the proposed business park and provide enhanced service to portions of the 
surrounding community.   
 
Staff Finding – The relocation of the substation is anticipated to enhance the value of the 
proposed business park and will not result in any diminution of value of other property in the 
area.  
 
 
4. WHETHER PUBLIC SAFETY, TRANSPORTATION AND UTLITY FACILITIES AND 

SERVICES WILL BE AVAILABLE TO SERVE THE SUBJECT PROPERTY WHILE 
MAINTAINING SUFFICIENT LEVELS OF SERVICE FOR EXISTING 
DEVELOPMENT 

The electrical substation is a public utility intended to serve the surrounding area. The proposed 
improvements within the proposed plat for the former Farmland Industries property will provide 
adequate access to the property and additional easements necessary to serve the new 
improvements.  The driveway located on Tract C will provide adequate access for the limited 
traffic anticipated for the maintenance of the facility.  
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Staff Finding – The proposed use, a Minor Utility, is a public service which would serve the 
surrounding area. Sufficient safety, transportation and utility facilities will be available to serve 
the subject property. 
 
 
5. WHETHER ADEQUATE ASSURANCES OF CONTINUING MAINTENANCE HAVE 

BEEN PROVIDED 
Staff Finding – The site plan will function as the enforcement document to assure that 
maintenance and use of the property is consistent with the approval.  In addition, the recorded 
City/Westar agreement spells out responsibilities during construction and landscaping 
responsibilities for the perimeter areas. 
 
 
6. WHETHER THE USE WILL CAUSE SIGNIFICANT ADVERSE IMPACTS ON THE 

NATURAL ENVIRONMENT 
Adequate oversight will be provided for the protection of the natural environment through the 
state regulatory oversight Westar facilities require and the City’s ownership control of the 
surrounding portions of the business park site.  
 
Staff Finding – The proposed use, with the protection measures required by State and Local 
governments, should not cause significant adverse impacts on the natural environment. 
 
 
7. WHETHER IT IS APPROPPRIATE TO PLACE A TIME LIMIT ON THE PERIOD OF 

TIME THE PROPOSED USE IS TO BE ALLOWED BY SPECIAL USE PERMIT AND, 
IF SO WHAT THAT TIME PERIOD SHOULD BE. 

Time limits are established on Special Use Permits to permit a periodic review to determine if the 
use remains compliant with the area or if a rezoning would be appropriate. An electrical 
substation is part of necessary infrastructure whose life span will be determined by demand and 
operational characteristics. It would not be appropriate to place a time limit on this use. 
 
Staff Finding – The project provides necessary infrastructure for surrounding developments; 
therefore, it would not be appropriate to place a time limit on this use. 
 
Conclusion 
The proposed substation will have a positive impact on the area by improving electrical services 
in the area and to maintain a high level of service. The relocation permits the development of a 
safe, new signalized entrance to the proposed business park and the ability to create greenway 
amenities at the entrance. The use is compatible with, and appropriate for, this location and staff 
recommends approval of the Special Use Permit with the condition noted. 
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Memorandum 
City of Lawrence  
Planning & Development Services 
 
TO: David L. Corliss, City Manager 

 
FROM: Scott McCullough, Director 

 
Date: August 13, 2012 

 
RE: Code Review and Text Amendment Initiation 

 
 
This memo seeks initiation of city code amendments to ensure business-friendly, 
responsive, and efficient processes for development.  Initiation does not adopt any code 
changes, but does begin the process for review by staff, the Planning Commission and 
the public for eventual consideration by the City Commission. 
 
The code is constantly under review and revision.  Most notably, PDS made significant 
changes to the Land Development Code in 2009 to reduce the amount of process for 
minor development projects and infill projects that were not intensifying use.  These 
changes employed input from several stakeholders including the Chamber of Commerce, 
individual consultants, LAN, and professional staff.   
 
More recently, utility standards were revised to streamline variance procedures, a 
reciprocal licensing agreement was reached between the city and Johnson County to the 
benefit of contractors, and streamlining the sidewalk dining hearing procedures are in 
process. 
 
In order to continue to seek improvements to enable and encourage development while 
ensuring that such development continues to enhance neighborhoods, staff has 
reviewed the standards and processes of certain sections of the City Code and provides 
these recommendations for revisions with the goal of continually improving the 
development process. 
 

Code Standard or 
Processing Issue 

Discussion of Standard or Process Status 

1. Review 
requirement for 
Photometric Plan 
for all but 
Outdoor 
Recreation 
Lighting 

A photometric plan is a study of the light 
transmitted onto the subject and adjacent 
properties from any outside light source on 
projects that require site planning.  The study 
conveys evidence that the maximum light 
levels of the code are not exceeded. The study 
can be time consuming and costly for an 
applicant. The value of the study could be 

Proposed – requires City 
Commission initiation of 
revisions to the Land 
Development Code. 
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maintained by prescribing a level of code 
standards for outdoor lighting in lieu of the 
study.  For example, standards related to the 
height of parking lot poles, bulb wattage, 
setback from property line, etc. can ensure 
low light impact to adjacent neighbors while 
lessening the burden on applicants. 

2. Review the 
requirement for a 
Retail Market 
Study to be 
submitted with 
zoning and site 
plan applications 

The code requires that a retail market study 
be submitted for any proposal that includes 
50,000 square feet of retail uses.  This is 
intended to ensure a healthy retail market as 
development occurs in the city. Planning Staff 
maintains a bi-annual retail market study that 
provides valuable information about the 
overall health of the retail market.  While 
specific market studies can provide important 
information about a project’s potential impact 
on the market as well, the requirement to 
provide a study in addition to the one 
completed by staff is viewed by some as costly 
and time consuming when a prudent analysis 
of any proposal can be made with the 
information contained in staff’s study. 

Proposed – requires City 
Commission initiation of 
revisions to Horizon 2020 
and the Land 
Development Code. 

3. Review the 
requirement that 
development 
projects be 
required to 
comply with 
Horizon 2020 

For rezoning applications, the Development 
Code requires compliance with Horizon 2020, 
yet the state statutes and case law views the 
comprehensive plan as a guide document.  
Removing the requirement for comprehensive 
plan compliance for rezoning requests would 
streamline the application process while 
maintaining the integrity of the adopted plans 
as one of the Golden Factors by which to 
analyze a request. 

Proposed – requires City 
Commission initiation of 
revisions to the Land 
Development Code. 

4. Review parking lot 
screening 
standards 

The code related to parking lot perimeter 
screening currently requires a solid masonry 
wall between 3 and 4 feet in height or a berm. 
The wall can prove costly and a berm requires 
a wide area to accommodate the 3:1 slope.  
Consider revising the standards to lessen the 
amount of screening required (hedge of 
shrubs for example). 

Proposed – requires City 
Commission initiation of 
revisions to the Land 
Development Code. 

5. Review the right-
of-way variance 
process 

The code requires that variances associated 
with reducing rights-of-way widths when 
platting be approved by the Planning 
Commission.  This is less of an issue with the 
major platting process, but can add time to an 
otherwise time-efficient minor subdivision 
process.  Consider a more streamlined 

Proposed – requires City 
Commission initiation of 
revisions to the 
Subdivision Regulations. 
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mechanism to grant the variance for minor 
subdivisions – City Engineer approval, for 
example. 

6. Review the Master 
Street Tree Plan 
process 

The Master Street Tree Program ensures that 
street trees are planted with any new 
subdivision.  Replatting through the minor 
subdivision process can alter the number of 
trees assigned to individual lots, thus requiring 
revisions to the street tree plan.  Staff believes 
efficiencies in process can occur with a review 
of the program. 

Proposed – requires City 
Commission initiation of 
revisions to the 
Subdivision Regulations. 

7. Review the notice 
for easement and 
right-of-way 
dedication and 
vacation on minor 
subdivisions 

Dedicating and/or vacating easements and 
rights-of-way can be accomplished with the 
minor subdivision process with a 20-day notice 
period to surrounding property owners prior to 
City Commission consideration.  Staff believes 
efficiencies can be made in the notice 
requirement that would maintain notice to 
surrounding property owners, but that could 
reduce the overall time required to submit the 
application to the City Commission.  

Proposed – requires City 
Commission initiation of 
revisions to the 
Subdivision Regulations. 

 
 
Action Requested: 
Initiate the recommended text amendments noted above to the various sections of the 
City Code. 
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