City of Lawrence
Douglas County

PLANNING & DEVELOPMENT SERVICES

Updated:

5/24/10 @ 11:15am

Added communications for the following items:

Item 4 - Comprehensive Plan Amendment to H2020; Chp 14 — Northeast Sector Plan
Item 6 - Text Amendment for IBP District

Item 10 - Conditional Use Permit for Pinwheel Farm, 1478 N 1700 Rd

Item 12 - Text Amendment for Boarding House

5/21/10 @ 6:00pm

Added communications for Item 5 - Text Amendment for MU District
Added communications for Item 6 - Text Amendment for IBP District
Added Draft April Planning Commission Minutes

5/20/10 @ 3:30pm

Added Item 10 - Conditional Use Permit for Pinwheel Farm, 1478 N 1700 Rd
DEFERRED Item 2 - Rezoning of 2000 & 2040 W 31°' St

WITHDRAWN Item 3 - Preliminary Development Plan for Crossgate Drive Casitas

5/18/10 @ 4:15pm

The following items will be added when available:

Item 2 - Rezoning of 2000 & 2040 W 31°' St

Item 10 - Conditional Use Permit for Pinwheel Farm, 1478 N 1700 Rd
Draft April Planning Commission Minutes

LAWRENCE-DOUGLAS COUNTY METROPOLITAN PLANNING COMMISSION
CITY HALL, 6 EAST 6™ STREET, CITY COMMISSION MEETING ROOM
AGENDA FOR PUBLIC & NON-PUBLIC HEARING ITEMS

MAY 24 & 26, 2010 6:30 - 10:30 PM

GENERAL BUSINESS:
PLANNING COMMISSION MINUTES

Receive and amend or approve the minutes from the Planning Commission meeting of April 26 and
28, 2010.

COMMITTEE REPORTS

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

COMMUNICATIONS

a) Receive written communications from the public.

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

d) Disclosure of ex parte communications.
e) Declaration of abstentions from specific agenda items by commissioners.



REGULAR AGENDA (MAY 24, 2010) MEETING
PUBLIC HEARING ITEMS:

ITEM NO. 1 SPECIAL USE PERMIT FOR NORTH BOWERSOCK MILLS &
POWERHOUSE; 1000 POWERHOUSE NORTH RD (AMB)

SUP-3-4-10: Consider a Special Use Permit for the construction of the North Bowersock Mills &
Powerhouse, Utility and Service, Major, located at 1000 Powerhouse North Road. Submitted by
Bowersock Mills & Power Company and the City of Lawrence, property owners of record.

**DEFERRED**

ITEM NO. 4 COMPREHENSIVE PLAN AMENDMENT TO H2020; CHAPTER 14 —
NORTHEAST SECTOR PLAN (DDW)

CPA-6-5-09: Consider Comprehensive Plan Amendment to Horizon 2020 — Chapter 14 to include
the Northeast Sector Plan.

ITEM NO. 5 TEXT AMENDMENT; LAND DEVELOPMENT CODE; MU DISTRICT (MJL)
TA-1-1-10: Consider Text Amendments to the City of Lawrence Land Development Code, various
sections of Chapter 20, to permit Bars or Lounges and to consider changes to development
standards for various Eating & Drinking Establishments in the MU (Mixed Use) District and to
consider a new Mixed Use Entertainment District. /nitiated by City Commission on 2/2/10.

ITEM NO. 6 TEXT AMENDMENT; LAND DEVELOPMENT CODE; IBP DISTRICT (MJL)
TA-4-4-10: Consider Text Amendment to the City of Lawrence Land Development Code, Chapter
20, Section 20-403 of the Code of the City of Lawrence, KS to permit the Hotel, Motel, Extended
Stay use in the IBP (Industrial/Business Park) District. /nitiated by Planning Commission on 4/26/10.
NON-PUBLIC HEARING ITEM:

ITEM NO. 7 CITY & COUNTY PUBLIC NOTIFICATION

Receive staff memo regarding City and County public notification of Planning items.



MISCELLANEOUS NEW OR OLD BUSINESS
MISC NO. 1 Provide comment on Lawrence Wastewater Master Plan boundaries and growth
assumptions. (SDM)

MISC NO. 2 Letter received regarding Woody Park

Consideration of any other business to come before the Commission.

Recess until 6:30 P.M. on May 26, 2010.



BEGIN PUBLIC HEARING (MAY 26, 2010):
COMMUNICATIONS

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

PUBLIC HEARING ITEM:

Recess LDCMPC
Convene Joint Meeting with Eudora Planning Commission

ITEM NO. 8 CONDITIONAL USE PERMIT FOR BLUEJACKET CROSSING WINERY; 1969
N 1250 RD (MKM)

CUP-3-2-10: Consider a Conditional Use Permit for accessory uses such as outdoor weddings,
picnicking, and outdoor music, with the Bluejacket Crossing Winery, approximately 20 acres, located
at 1969 N 1250 Rd, Eudora. Submitted by Kandaya Selvan, property owner of record. A joint
Planning Commission meeting will be held with the Eudora Planning Commission.

Adjourn Joint Meeting
Reconvene LDCMPC

NON-PUBLIC HEARING ITEM:
Public Comment on Variance Only

ITEM NO. 9 PRELIMINARY PLAT FOR JOHNSON & ELLIS INVESTMENTS ADDITION;
.538 ACRES; 1804 W 6™ ST (MKM)

PP-3-3-10: Consider a Preliminary Plat for Johnson & Ellis Investments Addition, with one lot,
approximately 0.538 acres, located at 1804 W 6™ St. and a variance from the right-of-way
requirements in Section 20-810(d)(4)(i). Submitted by Bartlett & West, Inc., for Johnson & Ellis
Investments, property owner of record.

RESUME PUBLIC HEARING ITEMS:

ITEM NO. 10  CONDITIONAL USE PERMIT FOR PINWHEEL FARM; 1478 N 1700 RD
(MKM)

CUP-2-1-10: Consider a Conditional Use Permit for camping, sale of farm products, and events at
Pinwheel Farm, approximately 11.79 acres, located at 1478 North 1700 Road. Submitted by Natalya
Lowther, property owner of record. Deferred by Planning Commission on 4/26/10.

ITEM NO. 11  TEXT AMENDMENT; LAND DEVELOPMENT CODE; ADAPTIVE REUSE OF
DESIGNATED HISTORIC PROPERTY (SDM)

TA-7-20-09: Consider Text Amendments to various sections of the City of Lawrence Land
Development Code to (1) correct language regarding Adaptive Reuse of Designated Historic Property
in section 20-501, and (2) revise language in sections 20-1310 and 20-1311.

ITEMNO. 12 TEXT AMENDMENT; LAND DEVELOPMENT CODE; BOARDING HOUSE
(SDM)



TA-6-17-09: Reconsider Text Amendments to various sections of the City of Lawrence Land

Development Code to review standards related to “Boarding House.” This item was originally heard

by Planning Commission on 12/16/09. City Commission returned this item on 2/2/10 for additional

consideration.

**DEFERRED**

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

PUBLIC COMMENT SECTION

CALENDAR
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PCCM Meeting: (4/14, 5/10)

TAC Meeting: (Generally 1° Tuesday of each month, 1:30pm—2:30pm)

CPC Meeting: (Generally 1% & 3" Wednesday of each month, 4:00pm)

RZC meeting: (Generally every 2 weeks on Thursdays, 3:30pm-5:00pm)

ADJOURN
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City of Lawrence
Douglas County

LIl PLANMING & DEVELOPMEMNT SERVICES

PLANNING COMMISSION MEETING
April 26 & 28, 2010
Meeting Minutes DRAFT

April 26, 2010 — 6:30 p.m.
Commissioners present: Blaser, Chaney, Finkeldei, Harris, Hird, Moore, Rasmussen, and Singleton
Staff present: McCullough, Stogsdill, J. Miller, M. Miller, Leininger, and Ewert

MINUTES
Receive and amend or approve the minutes from the Planning Commission meeting of March 22 and
24, 2010.

Motioned by Commissioner Harris, seconded by Commissioner Finkeldei, to approve the March 22
and 24, 2010 Planning Commission minutes with revisions suggested by Mr. Bill Mitchell.

Motion carried 7-0-1, with Commissioner Blaser abstaining.

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

Commissioner Hird said the Agri-Tourism Committee met around April 12" and will meet again the
second Thursday in May. He said they are still studying the definition of agri-tourism and what types
of activities should be promoted and encouraged.

Commissioner Harris inquired about the upcoming Planning Commission retreat.

Mr. McCullough said the group will be formed soon for the June meeting. He said there may be a
new Planning Commission member in May and three others are up for reappointment, which may
change what is planned for the retreat.

COMMUNICATIONS
Mr. Scott McCullough reviewed new attachments/communications that were posted to the online
Planning Commission agenda after the initial posting date.

No written action of any waiver requests/determinations made to the City Engineer.

EX PARTE /7 ABSTENTIONS /7 DEFERRAL REQUEST
e EX parte:
Commissioner Rasmussen said he stopped by Pinwheel Farm today and took a tour.
e No abstentions.
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ITEM NO. 1 PUD TO OS; 22.63 ACRES; SE OF W 27™ ST & CROSSGATE DR (MKM)

Z-3-3-10: Consider a request to rezone approximately 22.63 acres, from PUD (Planned Unit
Development) to OS (Open Space), located southeast of W 27™ St. & Crossgate Dr. Initiated by
Planning Commission on 3/22/10.

STAFF PRESENTATION
Ms. Mary Miller presented the item.

PUBLIC HEARING
No public comment.

ACTION TAKEN

Motioned by Commissioner Finkeldei, seconded by Commissioner Chaney, to approve the rezoning
request for approximately 22.63 acres from PUD (Planned Unit Development) District to OS (Open
Space) District, located southeast of W. 27" Street and Crossgate Drive, and forwarding it to the City
Commission, based on the findings of fact found in the body of the staff report.

Commissioner Rasmussen asked what the plan was for the open space.

Ms. Miller said the intention was to keep it agriculture.

Unanimously approved 8-0.
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ITEM NO. 2 CONDITIONAL USE PERMIT; 1478 N 1700 RD (MKM)
CUP-2-1-10: Consider a Conditional Use Permit for camping, sale of farm products, and events at
Pinwheel Farm, approximately 11.79 acres, located at 1478 North 1700 Road. Submitted by Natalya
Lowther, property owner of record.

STAFF PRESENTATION
Ms. Mary Miller presented the item.

Commissioner Hird inquired about the total parcel size.

Ms. Miller said 11.29 acres.

Commissioner Hird asked if there could be six camping units at any one time on the property.
Ms. Miller said that was correct. It could be a mixture of RV’s and tents.

Commissioner Hird asked if the neighborhood concern was about tents or RV's.

Ms. Miller said she thought the main concern was about unknown people coming into the
neighborhood.

Commissioner Hird asked if the camping would be marketed as a camp ground.

Ms. Miller said no, it would only be as an adjunct to the farming operation and the applicant
indicated that in her guidelines.

Commissioner Hird asked if there were other examples of this kind of activity in the region or state.
Ms. Miller said she has not seen any.

Commissioner Hird asked why the RV’s are limited to 20'.

Ms. Miller said some RV’s can be very large. She said she contacted Development Services and they
said a class B RV is typically less than 20'. She said she though the applicants intent is to have RV’s

near the front of the property where the gravel drive would be.

Commissioner Harris asked if the staff report included the other conditions provided by the applicant
today.

Ms. Miller said no, it does not.
Commissioner Harris asked if staff has had a chance to look at the applicant conditions.

Ms. Miller said the applicant would like the RV length to be up to 30’ rather than 20’ and staffs
position is that it is a judgment call. The applicant would also like a 100 year Conditional Use Permit
but staff feels the 10 year time limit is appropriate. She asked that the long term goals be included
so that they would be grandfathered uses in case the land is annexed into the city or the zoning ever
changed. If the zoning was changed then those uses would be grandfathered and seen as non-
conforming uses. The applicant would like four RV’s in the area located near North Street and staff
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recommended two. The applicant does not have a problem with providing an annual report, but
would like to include the square footage and location of the farm stand use and the number of
parking spaces. Staff feels that should be on the Conditional Use Permit, not the yearly report. The
applicant would like to change condition 15 from no sound amplification to no electronic sound
amplification is permitted that is readily audible from neighboring properties except for emergency
hazard warning devices. Staff would not have objection if the sound was not audible from
neighboring properties. Staff would accept her revisions to condition 18 regarding the bottled water
and chemical toilets needed for events of more than 25 people. The applicant is requesting that
camping be permitted in floodplain. FEMA may permit that with some limitations, as long as that
reduced the amount of camping that would be along North Street. Staff recommended 15’ setbacks
and the applicant is recommending 10’ setbacks. Staff feels like the 15’ setback would help buffer
the outdoor activities. Staff has no objection to alternative paving for parts of the drive and if it
doesn’'t work then gravel can be put in.

Commissioner Harris asked if the two things staff does not agree with are the number of years for
the Conditional Use Permit and the setback.

Ms. Miller said that was correct, as well as the inclusion of the applicant’s goals with the Conditional
Use Permit.

Commissioner Rasmussen inquired about the availability of sanitary facilities for camping areas.
Ms. Miller said a grandfathered privy could be used.

Commissioner Rasmussen asked about condition 12 (camping area shall be kept in a neat, safe and
sanitary manner) and why it is limited to the camping area and not the farmers market.

Ms. Miller said that it could apply to the farmers market as well.

Commissioner Rasmussen inquired about a time limit on camping.

Ms. Miller said she discussed it with the applicant and the applicant did not see the difference on
intensity. The applicant felt that if someone camps for a longer period of time they could become
familiar with the neighbors instead of being seen as a stranger.

Commissioner Rasmussen said that Clinton Lake has camping time limits.

Commissioner Finkeldei asked if there is a definition of camping in the Code.

Ms. Miller said no.

Commissioner Finkeldei said the County has had other difficulties with people living on property in
RV’s rather than camping in a tent. He inquired about the possibility of someone camping for three

years.

Ms. Miller said it was possible but that it might be considered living there at that point, not just
camping.

Commissioner Finkeldei asked if the owner is planning on using her own RV’s to house people.

Ms. Miller said yes.
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Commissioner Finkeldei asked if there was a requirement to move the RV’s periodically.

Ms. Miller said no but that there could be a requirement that RV’s be moved after a certain amount
of time.

Commissioner Finkeldei said they need to come up with a way to differentiate between camping and
residing so that these are not permanent residences.

Ms. Miller suggested if people were staying longer they could maybe register with county office so it
could be tracked.

Commissioner Finkeldei inquired about the condition related to what can be sold there.

Ms. Miller said with a farm stand things can be sold that are grown there, a farmers market would
sell things grown there and grown by other farmers. She said she did not believe the applicant
wanted to sell retail products.

APPLICANT PRESENTATION

Ms. Natalya Lowther, Pinwheel Farm, went over history of Pinwheel Farm and the long term goals.
She discussed uses permitted by right and that she cannot implement some of her long term goals
immediately. She inquired about how she can “register” the long term plan. She expressed concern
about not being able to use the property as planned if the regulations change in the future. She
would like all four RV spots at the southern end so that they are on the driveway.

Commissioner Blaser inquired about an agri-tourism liability waiver. He asked if she signs it then
would she not have liability for anyone getting hurt on the farm.

Ms. Lowther said that was correct, but that it does not remove her liability in making a safe
environment for people.

Commissioner Blaser asked if she still had to carry liability insurance.
Ms. Lowther said yes.
Commissioner Blaser inquired about Kansas fence laws.

Ms. Lowther said it sets forth rules for agricultural fencing that says property owners on both lines
need to maintain the fence in order to contain livestock.

Commissioner Finkeldei asked if she expects to put her two campers in one place and leave them
there.

Ms. Lowther said the campers would be moved as needed. She said she did not want to have to
shuffle the campers around each month but that she thought they would naturally be moved around
based on the needs of the farm.

Commissioner Finkeldei asked if she would expect or want someone to camp in one spot for a long
time.
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Ms. Lowther said she would encourage people doing an internship to stay on her farm for a year if
they want to start their own farm. She said realistically people would camp during the more pleasant
times of year.

Commissioner Rasmussen asked about the plans for the structure located at 1478 N 1700 Rd.

Ms. Lowther said it has structural problems and does not have running water or a legal source for

running water. She said at this point it is a tabled issue. She said they want to clean up the lot and
make it look better from the street but that there are no immediate plans of doing anything with it
other than using it for storage. She said it has a limited shelf life and eventually will be torn down.

Commissioner Rasmussen discussed the alternative surfacing for the driveway and said he liked the
idea of woodchips. He said woodchips would require more upkeep than gravel to replenish it. He
asked if she would have any problem with a maintenance requirement on that.

Ms. Lowther said that because it is experimental it would be hard to predict maintenance. She said it
would be a while before she knows where the driveways will go. She said if the maintenance
requirement was general in nature then she would not have a problem with it.

Commissioner Hird said condition 10 in the staff report prohibits engines and generators for
campers. He said most larger campers have engines or generators and wondered if she was satisfied
that they would not be able to use generators.

Ms. Lowther said yes. She also felt it would encourage smaller RV'’s.

Commissioner Hird asked if there was any other alternative than using bottled water for crowds of
more than 25 people.

Ms. Lowther said from a public health point of view the only other alternative would be a small scale
public water system.

PUBLIC HEARING

Mr. Ted Boyle, President of North Lawrence Improvement Association, said they had no problem
with Pinwheel Farm or the farmers market. He said the problem is with the issue of camping. He said
Pinwheel Farm abuts a residential area and they are not comfortable with strangers being brought
into the neighborhood. He also expressed concerns about sanitation and the number of people
camping on the site. He did not feel it would be an appropriate use 10-15 years from now when the
area is annexed into the city. He said KOA is less than a mile from the location. He suggested having
day classes or sessions for learning purposes instead of having people stay the night. He said in a
real life situation on a farm there isn’'t a camper next to the barn; a real farmer lives in a house and
goes to the barn or pasture no matter what the weather. Mr. Boyle mentioned there have been
problems in the past with homeless people camping.

Commissioner Finkeldei asked if the North Lawrence Improvement Association is okay with the
events.

Mr. Boyle said it depends on how big the event is. He said if it is a huge crowd, regardless of the
amplified noise, there will be more traffic to the neighborhood.

Commissioner Harris asked Mr. Boyle to comment about problems he has experience in the past with
homeless people that he mentioned earlier.
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Mr. Boyle said that some time ago transient campers near the river were removed and started living
on Pinwheel Farm. He said there were a few living in a type of shed on the property.

Commissioner Harris asked if there had been any problems associated with the campers.
Mr. Boyle said the neighbors were concerned for their safety.
Commissioner Harris asked if his objection was to the use or the behavior.

Mr. Boyle said the residents were concerned about safety and did have a few problems of things
going missing on their property.

Mr. Bryce Campbell, 868 Oak Street, said he owns the adjacent property to Pinwheel Farm and used
to live there. He said one of the main reasons he moved was because Pinwheel Farm was run down
and not kept up. He expressed concern about camping in the area and said the safety and integrity
of the neighborhood was at stake. He said Clinton Lake and KOA are nearby for camping. He said he
intends to let his son live on his property adjacent to Pinwheel Farm in the future but felt the safety
of his son may be compromised. He also expressed concern about coyotes digging up carcasses of
animals Ms. Lowther might slaughter.

Ms. Camile Cody said she is traveling around the United States thru a farm program to gain hands
on farm experience. She said when she did a yearlong internship on a farm she stayed in campers
and yurts for housing. She said she hopes to have her own farm someday. She said places like
Pinwheel Farm are directly accessible to neighbors and are an excellent source of fresh local food.
She felt the Conditional Use Permit invites opportunity to review operations and compliance. She said
Ms. Lowther focuses on education and safety and that educational opportunities would be lost if
volunteers were not allowed to stay on the property. She indicated there were several other places
like this around the country.

Mr. Dean Elliott, owns property east of Pinwheel Farm, said a future water line will be across Ms.
Lowther’s land, approximately where the campers will be. He wondered what impact it would have.
He said soil samples were taken on his property but Ms. Lowther would not allow samples to be
taken from her property.

Mr. McCullough said an infrastructure project is in the works with the intention to provide the North
Lawrence area another means of water supply. He said he was not sure if it would cross Ms.
Lowther’s property but that it very well could.

Ms. Kirsten Bosnak, 646 Walnut St, said she has lived in Lawrence for more than 20 years. She said
she works at the Kansas Biological Survey doing outreach. She moved to North Lawrence in 2004
and has known Ms. Lowther for about 10 years. She said the location of Pinwheel Farm at the very
edge of the city puts it in an excellent position to provide both food and education. She said she has
been personally acquainted with some of the volunteers there and has known them to be idealistic,
hardworking and goal-oriented. They speak of how much they learn from Ms. Lowther, and the farm
depends on their contributions of knowledge and energy. She was in favor of the Conditional Use
Permit for Pinwheel Farm with camping and would like to see the farm continue even if they city
grows around it.

Mr. Brady Karlin said he has traveled around working on organic farms and said it was commonplace
for workers to camp on the property.
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Commissioner Hird asked if he could give a geographically close example.

Mr. Karlin said there are a few in Missouri but he was not aware of any close by. He said he thought
there was a place out by Baldwin City that does the same type of program through World Wide
Opportunities on Organic Farms (WWOOF), but he wasn’t sure about their living arrangements.

Commissioner Rasmussen inquired about other WWOOFing facilities.

Mr. Karlin said in California there was an intern camp facility with common bathing and kitchen
areas.

Ms. Barbara Higgins-Dover said her parents live next door to Pinwheel Farm and she felt the area
hasn’t grown around the farm, the farm has grown within the area. She was concerned about the
camping and said that was the only thing she was opposed to.

Commissioner Harris asked there were any conditions or circumstances in which camping would be
okay.

Ms. Higgins said no, she was not okay with a campground being on the property. She said the KOA
campground is close and has nice facilities.

Commissioner Hird said with limitations there would be no more than 12 adults.
Ms. Higgins said it is the passing thru of strangers that bothers her.

Commissioner Hird asked if it made a difference to her that the campers have to be associated with
the agricultural work and if she would be okay with the same number of people living in mobile
homes instead of tents.

Ms. Higgins said she might not have a problem with it if the mobile homes had running water.

Commissioner Singleton said it sounds like these are official internships through organizations or
agencies. She asked if the applicant works with an affiliated institution for volunteers, would that
make her more comfortable.

Ms. Higgins said no, it would not make her more comfortable. She was concerned about property
value.

Ms. Katelyn McGill, volunteering at Pinwheel Farm through the Lawrence Sustainability Network, said
she is doing it so she can get experience to go into the Peace Corps. She said the only way Pinwheel
Farm can operate is through volunteers. She said before any volunteers can work they go through
extensive training and safety and that Ms. Lowther does not just let anyone work on her farm.

Commissioner Rasmussen asked when she went through the orientation process were the rules
written out or were they verbal.

Ms. McGill said Ms. Lowther has written general rules of the farm and then verbal rules for specific
tasks.
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Ms. Melissa Warren, retired firefighter and volunteer at Pinwheel Farm, said she would like to keep
her camper at the farm so she can use it to rest. She felt the neighbors had unfounded fear and that
Ms. Lowther does not want harmful people on her property any more than the neighbors.

Mr. Stephen Figgins said he values the farm and felt the volunteers needed a place to stay. He was
in favor of the Conditional Use Permit.

Ms. Emily Fisher, participated in the WWOOFing program and volunteered on farms. She felt the
immersion in culture was important. She was in favor of the Conditional Use Permit and allowing
volunteers to camp on the property.

APPLICANT CLOSING COMMENTS

Ms. Lowther said she was not aware of ongoing plans for the future water line that would be built
across her property until a speaker mentioned it this evening. She said she was present at meetings
almost two years ago and that was the last she heard of it. She said the Conditional Use Permit is a
request, not a demand and that the farm will go on even if the camping is not allowed. She hoped
Planning Commission would consider approving the amended conditions she submitted in the packet.
She asked for a 100 year Conditional Use Permit, with a review every 5 years or however often
needed.

Commissioner Harris asked how the ability to shower will be addressed.

Ms. Lowther said there are multiple places in town where people can legally shower. She said Clinton
Lake charges $4.25 to shower and dump septic.

Commissioner Harris asked if people working at your farm would have to shower somewhere else.
Ms. Lowther said she also offers showers in her home as well as her laundry room.

Commissioner Finkeldei said Ms. Lowther is allowed to have a mobile home but would need to
provide water and sanitary sewer facilities. He asked if that is why she is not interested in that.

Ms. Lowther said that is a part of it. As the farm grows they may look into more permanent options.

COMMISSION DISCUSSION
Commissioner Finkeldei asked staff if they agreed with the interpretation of someone not being
allowed to camp on their own property.

Mr. McCullough said he'd have to research that with Mr. Keith Dabney, Director of County Zoning &
Codes. He said he also wanted to clarify that RS40 district does allow agricultural uses, so there is
one district in the city that does permit those types of uses.

Commissioner Finkeldei said neighbors mentioned the neighborhood houses being there first versus
the farm being there first.

Ms. Lowther said when she moved there the north side of the property was crop agricultural and in
front of the house there is a foundation of a barn that was once associated with a farm. She said the
farm has a long term history, although not a continuous history. She said one of the concerns with
the city zoning district would that she would not be able to sell milk if in the city.
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Commissioner Rasmussen said the WWOOF properties in Missouri have conditions of no firearms or
stun guns.

Ms. Lowther said Pinwheel Farm has general policies and it prohibits any kind of firearm, fireworks,
or weapon of any kind. She said she would like to reserve the right to use a 22 caliber or shotgun to
be used against predators such as a coyote. She said the farm policies is very restrictive and does
not even allow television or chewing gum.

Commissioner Harris asked if the Conditional Use Permit goes with the land or the owner.
Ms. Miller said as a rule the Conditional Use Permit goes with the land.

Commissioner Harris asked if the land is annexed by the city would it have to comply with noise and
aesthetics codes of the city.

Ms. Miller said it would have to comply with blight and noise codes. If the property is annexed into
the city it would probably be zoned UR (Urban Reserve) and that district is allowed to have crop
agricultural and any uses that were lawfully in existence at the time of annexation.

Commissioner Harris asked the applicant if there was any attempt to meet with surrounding
neighbors to discuss concerns and resolve issues before it came to the Planning Commission.

Ms. Lowther said she tried to call neighbors or talk about it over the fence and the response she got
was ‘we’ll talk about it at the Planning Commission meeting.” She said she appreciated the time Mr.
Ted Boyle spent talking to her on the phone and that he was the only one that talked to her.

Commissioner Blaser inquired about the annexation issue and if it is rezoned to something other
than UR.

Mr. McCullough said it would be a non-conforming use so long as the use is valid. He said
development policy does not necessarily encourage unilateral annexation, but that it could occur. If
it did occur the use would be non-conforming but would be allowed to continue. He said a more
viable situation, in his opinion, would be services (sewer & water) would be desired at the site and
annexation would be requested and the property would then need to comply the Development Code
of the City of Lawrence.

Commissioner Rasmussen inquired about the staff report conditions referring to 1478 1700 Road
when that parcel is just one of several parcels in the application.

Mr. McCullough said the full legal description is kept on record in the file. The legal ad includes that
the full legal description is available in the file. When a resolution or ordinance is created the legal
description is included.

Commissioner Rasmussen asked if the condition of six camping units was for the entire area.

Mr. McCullough said that was correct.

Commissioner Finkeldei asked if the County Board of Zoning Appeals could grant an exception to the
non-resident employee provision requiring the sanitary sewer and water supply.
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Mr. McCullough said staff would have to investigate that and that Mr. Keith Dabney, Director of the
Douglas County Zoning and Codes Department, would have to be consulted.

Commissioner Finkeldei said he did not think there was much dispute about the events and farmers
market. He said he was struggling with the camping issue for several reasons. He wondered how it
could be conditioned so there would not be a KOA type facility in the middle of the neighborhood. He
was concerned about sanitary issues if all six guests are there all year. He inquired about the
proposed amended conditions the applicant submitted today and asked if staff had looked at them
yet.

Ms. Miller said she had not had time to review them in depth yet.

Commissioner Moore said he was struggling on the camping issue as well because there seems to be
a provision in the Code to handle perhaps what Ms. Lowther is wishing to do that would allow some
temporary housing.

Commissioner Hird said the first question they should think about is if this is the kind of activity they
want to promote or discourage. And if so, are the limitations reasonable or unreasonable. He said
agri-tourism is a priority in Kansas and the State has spent a lot of effort promoting it. He said the
Planning Commission has spent countless hours talking about protecting high quality soils. He said
the alternative for the area were things such as a housing development, mobile homes, or
warehouse. He said it was hard to believe a property owner in Douglas County cannot camp on their
own land. He understood the neighborhood concerns about transients camping and said he would be
concerned too but that he was not as concerned with this case because there are limitations. It has
to be an accessory to farm operations and is not a stand alone camping operation. The people
camping there are associated with the farming. He said from what he saw tonight his fear about that
has been greatly reduced. He expressed concern about sanitation issues. He said knowing they can
go to Clinton Lake to take a shower does not give him peace of mind on that issue. He said he was
not bothered by the setback and screening requirements for camping and the limited number of
camping units. He said it gives him peace of mind that the Conditional Use Permit would be reviewed
annually and will allow the neighbors the opportunity to talk about the issues if it becomes a
problem. He felt that if more time was needed to review the new conditions presented today by the
applicant then the item could be deferred.

Commissioner Rasmussen said this type of activity is neat and that it is a good activity in an area
with high quality soils. He said he pulled up and read the Pinwheel Farm description on the WWOOF
website and that it was pretty accurate and didn't make it sound glorious. He expressed concerns
about the aesthetics of the property. He said it was not inviting and does not reflect well on the
community. He said he would like to see conditions a little stronger to improve the appearance of
the entry way of the farm. He said he would feel more comfortable seeing revised recommendations
for the proposed conditions by the applicant.

Commissioner Hird said he lives in the country south of town and passes a junkyard every day that
irritates him. He agreed that addressing how the property is kept is a great concern and could be a
step forward in patching things up with the neighbors.

Mr. McCullough said the item could be deferred to Wednesday depending on the scope of direction.

Commissioner Blaser said he drove past the property during the past week and the physical
appearance was not something to be proud of. He felt they should defer the item one month to do
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more research. He said he was not as concerned about the camping as he was about the physical
appearance of the property.

Commissioner Harris said it seems there are two issues from the neighbors; property appearance
and who's living there. The appearance could be somewhat addressed by having permanent
structures rather than camping structures, but the appearance could be let go and could be left with
a similar situation. As far as who's living in structures it could be the same people. She said she was
encouraged by the fact that Ms. Lowther has standards and rules that people staying there have to
sign. She also said she supported the camping but agreed some language should be added about
the property being presentable to the neighborhood, especially sides that face other neighbors.

Commissioner Singleton agreed with Commissioner Hird about it being an excellent business
opportunity for the community. She said she initially had concerns about transients camping, but
now that she has heard from the applicant and volunteers she wasn't as concerned. She said these
are people that Ms. Lowther has invited into her home and she has to think about her own safety so
she is confident in Ms. Lowther’s screening process. She was concerned about not having enough
time to review the applicants new proposed amendments to the conditions. She said the appearance
of the property does speak to the relationship with neighbors and has to be addressed. If neighbors
don’t trust the decisions about what the applicant does with the land then they may not be confident
in who is invited to stay there.

Commissioner Finkeldei expressed concerns about the sanitary conditions for the people staying
there. He asked if Richard Ziesenis, Director of Environmental Health, had been consulted.

Ms. Miller said Mr. Ziesenis recommended chemical toilets but that the privy would be allowed.
Kansas EPA says if there are fewer than 25 people well water can be used. He recommended using
bottled water and suggested she could use large jugs rather than individual bottles.

Commissioner Finkeldei suggested lumping the camping conditions together and the other related
conditions together. He was still concerned about camping in the neighborhood but felt this was a
great use that should be encouraged.

Mr. McCullough said the by-laws allow them to defer the item even with the public hearing being
closed.

Commissioner Hird asked if the neighbors would get a chance to see the revisions.
Mr. McCullough said they could see it in the Planning Commission packet that is posted.

Commissioner Harris asked that staff research the progress of the water line that was mentioned in
earlier comment as being possibly put across Ms. Lowther’s property.

Commissioner Rasmussen suggested staff look into the following:

A condition on firearms for guests

Alternative surfacing materials with an approved maintenance program

The term of camping and what might be appropriate during growing season

Fire rings for campfires

Improvements to the north side of the property and have applicant come up with a schedule

or plan to identify areas where work is needed and a time period in which to complete it

o He did not feel the 100 year Conditional Use Permit was appropriate but thought 20 years
might be acceptable
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Commissioner Finkeldei asked staff to look into the legality of camping on your own property and
whether the Board of Zoning Appeals can grant variance from 12-303. He also said he could become
more comfortable with the camping if it was more defined, such as two spots for WWOOF people,
two spots for long term people, and two spots for people who would come in occasionally.

ACTION TAKEN

Motioned by Commissioner Harris, seconded by Commissioner Blaser, to defer to May Planning
Commission.

Commissioner Singleton asked the applicant about the impacts of the item being deferred to May.

Ms. Lowther said it would not create a conflict.

Motion carried 8-0.
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ITEM NO. 3 COMPREHENSIVE PLAN ANNUAL REVIEW (MJL)

Receive the Comprehensive Plan Annual Review and initiate recommended comprehensive plan
amendments to be considered at future meetings.

STAFF PRESENTATION
Ms. Michelle Leininger presented the item.

Commissioner Harris said it seems a little awkward to approve a plan that is not supported by the
comprehensive plan. She felt it seemed better to approve changes to the comprehensive plan at the
same time the specific plan is approved. She asked if there was a way in the future to do that.

Ms. Leininger said the way it lines up in the hierarchy of plans is that the comprehensive plan is
overarching and specific plans, which include sector plans, are more specific for the planning area
and something needs to be approved to base the comprehensive plan on. Typically the approved
policy for the more specific area supersedes the policy in the general comprehensive plan and any
necessary changes are made to the comprehensive plan as part of the implementation of the sector
plan.

Commissioner Harris said it seems the comprehensive plan should be amended first so that the base
plan is used to base the specific plan on.

Mr. McCullough said staff uses the comprehensive plan as a starting point. For example, if a
commercial designation changes then one of the action steps is to change the overarching goals to
mimic that.

Commissioner Rasmussen inquired about revising chapters to conform with or refer to chapter 16.

Mr. McCullough said staff is looking at recently approved documents and checking alignment in
Horizon 2020, either as specific actions steps in a sector plan for example, or because a new chapter
has been created and approved, and see what implications that has on the rest of Horizon 2020.

PUBLIC HEARING
No public comment.

ACTION TAKEN
Motioned by Commissioner Harris, seconded by Commissioner Singleton, to close public comment.

Motion carried 8-0.

Motioned by Commissioner Finkeldei, seconded by Commissioner Blaser, to initiate four
Comprehensive Plan Amendments for the identified amendments for future public hearings:

e Update Chapter 14 — Specific Plans. There are references are made to the previous Chapter
13 — Implementation regarding the adoption process for plans. The reference needs to be
updated to refer to Chapter 17 — Implementation. This was an oversight when the chapter
was renumbered.

e Amend Chapter 7 — Industrial and Employment Related Land Uses to be consistent with the
approved K-10 & Farmer’'s Turnpike Plan to include the plan expanded Santa Fe Industrial
Area and 1-70 and K-10 industrial area.
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Update Chapter 11 — Historic Resources. This chapter has been in process since 2005. We
have different numbering system and would like to update the file to the current system
(currently CPA-2005-3).
Update to Chapter 10 — Community Facilities. An update to this chapter is needed.

Motion carried 8-0.
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ITEM NO. 4 TEXT AMENDMENT FOR USES IN IBP DISTRICT (MJL)

Consider initiating a Text Amendment to add Hotel, Motel, Extended stay uses in the IBP (Industrial
Business Park) District for discussion at a future public hearing.

STAFF PRESENTATION
Ms. Michelle Leininger presented the item.

ACTION TAKEN
Motioned by Commissioner Singleton, seconded by Commissioner Hird, to close public comment.

Motion carried 8-0.
Motioned by Commissioner Singleton, seconded by Commissioner Chaney, to initiate a text
amendment to Chapter 20, Article 4 of the Code of the City of Lawrence, Kansas to add the Hotel,

Motel, Extended Stay use as a permitted use in the IBP District.

Unanimously approved 8-0.
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ITEM NO. 5 INDUSTRIAL DESIGN GUIDELINES (MJL)

Receive the draft Industrial Design Guidelines.

Consider initiation of an amendment to the Community Design Manual to incorporate the Industrial
Design Guidelines and initiation of a Text Amendment to the Land Development Code, Chapter 20 of
the Code of the City of Lawrence, Kansas referencing the Industrial Design Guidelines for discussion
at a future public hearing.

STAFF PRESENTATION
Ms. Michelle Leininger presented the item.

Commissioner Harris inquired about language in the document that says ‘/t /s recognized that design
professionals including architects, landscape architects, engineers, and land planners are trained to
strive for creative excellence. The standards and guidelines established herein are not intended to
restrict creative solutions.’

Mr. McCullough said the purpose of the statement is to say that the document is not meant to
design a project. It is meant to provide guidance on what the values are in terms of the elements of
such things as site, architecture, fencing, and grading.

PUBLIC HEARING
Ms. Marguerite Ermeling inquired about the stakeholders and felt that not very many people knew
about the document. She hoped that more stakeholders are involved.

Commissioner Harris asked staff how the stakeholder list was compiled.

Ms. Leininger said it was compiled in-house by the committee. Staff drafted a base list and took to
the committee for additional stakeholders to be added. She said Ms. Beth Johnson from the
Chamber of Commerce was also used as a resource to forward to other stakeholders, specifically in
the manufactures group, that may be interested.

Commissioner Rasmussen asked who she represented.
Ms. Ermeling said the Scenic Riverway Association.

ACTION TAKEN
Motioned by Commissioner Singleton, seconded by Commissioner Harris, to close public comment.

Motion carried 8-0.

Commissioner Rasmussen said he did not anticipate this document being made public at this time
and asked what the plan was for the project.

Mr. McCullough said there was some miscommunication in the subcommittee in terms of what to do
with the document. He said he felt like staff was charged with providing this to stakeholders for
review. He said the plan was to initiate tonight, receive public comment from now till next month,
and hold a hearing on the document to get public comment. If the Planning Commission chooses,
the draft can go back to the committee for additional work and then receive a recommendation to
the Planning Commission body. He stated that if the Planning Commission does not think it is ready
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for public hearing then comment could be taken and the document continued to be worked on. He
said there are several ways to work on it.

Commissioner Rasmussen said there were several comments from the meeting last week and
concerns about the subjective nature of some of the standards. He asked how those comments
would be taken into consideration and incorporated.

Mr. McCullough said staff was hoping tonight to get it initiated and then at a future meeting bring
back the staff report which would outline any comments received, which would include the
manufacturers group meeting from last week.

Commissioner Finkeldei wondered if the Planning Commission should wait to hear it until the working
group committee has approved it.

Mr. McCullough said that is an option. He suggested initiating it tonight, taking public comments for
the next 30 days, keeping it before the committee, and then sending it back to Planning
Commission.

Motioned by Commissioner Singleton, seconded by Commissioner Chaney, to initiate the Industrial
Design Standards and initiate a text amendment to the Land Development Code referencing the
Industrial Design Standards.

Motion carried 8-0.
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ITEM NO. 6 AMENDMENTS TO DEVELOPMENT CODE; ENVIRONMENTALLY SENSITIVE
AREAS (MKM)

TA-12-27-07: Consider Text Amendments to various sections of the Land Development Code,
Chapter 20 — Code of the City of Lawrence, Kansas to revise the Protection Standards for
Environmentally Sensitive Areas and to provide more precise definitions. Planning Commission
requested more information on the proposed Density Bonus Incentive at their 2/22/10 meeting.

STAFF PRESENTATION
Ms. Mary Miller presented the item.

Commissioner Rasmussen inquired about density caps.

Ms. Miller said density caps are necessary in the RM districts. She said the RS7 district is right at the
density cap now so she did not believe the cap would need to be changed for RS7.

Commissioner Rasmussen asked how the 20% requirement was established.

Ms. Miller said before there were Text Amendments the Code said there were environmentally
sensitive lands if it was over 500 square feet and the property wasn't platted. Then a planned
development needed to be done and planned developments said there had to be 20% of common
open space. Staff took that to mean that is where the environmentally sensitive area would go.

Commissioner Moore inquired about the tracking of density bonuses in GIS.

Ms. Miller said there is a layer called conditional zoning so another layer could be added called
density bonus.

Commissioner Harris said she appreciated the time staff took putting this together with examples.

PUBLIC HEARING
No public comment.

ACTION TAKEN
Motioned by Commissioner Singleton, seconded by Commissioner Harris, to close public comment.

Motion carried 8-0.

Motioned by Commissioner Harris, seconded by Commissioner Chaney, to:

¢ Initiate a Text Amendment to Article 6 of the Development Code to revise the Density and
Dimensional Standards to accommodate the increased density.

¢ Initiate a Comprehensive Plan Amendment to Chapter 5 of Horizon 2020 to note that the
Density Caps may be exceeded when density bonuses are applied.

o Direct staff to revise Text Amendment [TA-12-27-07] for Protection Standards for
Environmentally Sensitive Lands to incorporate the incentive language and place it on the May
Planning Commission agenda for action.

Motion carried 8-0.
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MISCELLANEOUS NEW OR OLD BUSINESS

Consideration of any other business to come before the Commission.

Recess at 10:48pm until 6:30pm on April 28, 2010.
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Reconvene April 28, 2010 — 6:30 p.m.

Commissioners present: Blaser, Finkeldei, Harris, Hird, Moore, Rasmussen, and Singleton
Staff present: McCullough, Brown, J. Miller, M. Miller, and Ewert

BEGIN PUBLIC HEARING (APRIL 28, 2010):

COMMUNICATIONS
No communications received.

EX PARTE /7 ABSTENTIONS / DEFERRAL REQUEST
e No ex parte.
¢ No abstentions.
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Presentation only, no action being taken on Item 7
ITEM NO. 7 COMPREHENSIVE PLAN AMENDMENT TO H2020; CHAPTER 16 -
ENVIRONMENT (AMB/MKM)

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

STAFF PRESENTATION
Ms. Amy Brown presented the item.

PUBLIC HEARING

Mr. Tom Huntzinger, Upper Wakarusa WRAPS Coordinator, said there are two watersheds under this
program, Upper Wakarusa and the lower part of Kansas River basin. He said he did submit written
comments and was satisfied that the chapter was well done and the document sufficiently met the
WRAPS program needs.

Mr. Alan Black said he was speaking for himself not on behalf of the League of Women Voters. He
said there were two topics that were not covered by the chapter. The first is power production,
general electricity. He said most of the electricity in the area comes from Westar Energy’s coal-fired
plant and a small amount comes from the Bowersock Dam, with a few farmers having windmills. He
said coal-fired plants contribute to global warming and air pollution. A comprehensive plan doesn't
usually deal with this subject. The community is dependent on the Westar plant, and it will be
operating for a long time, but the plan could encourage generation of electricity from the wind and
sun. The second topic: In an urban area such as the City of Lawrence, a high percentage of the land
is covered — some of it by buildings, but much of it by pavement, mostly in the form of concrete or
asphalt. This increases the run-off of water, which spreads pollutants to adjacent ground and may
contribute to flooding. This also decreases the amount of ground where plants and flowers can
grow, and it may have adverse effects on some animals. A high percentage of this pavement is
intended for parking. To a large extent, the amount of parking is determined by minima specified in
the Land Development Code. If the Code were revised to reduce the amount of required parking, it
would be very beneficial for the environment. This goal could be stated in the comprehensive plan.
Reducing the use of private motor vehicles and increasing travel by public transit and bicycles would
also help by lowering the demand for parking. He did not have any specific language to propose for
the chapter at this time.

Commissioner Rasmussen asked if Mr. Black understood that electricity used in homes doesn't
necessarily come from the Lawrence power plant. He said the electricity on the grid in the Southwest
Power Pool is provided by the Lawrence Power Plant, Tecumseh Power Plant, La Cygne Power Plant,
Jeffrey Energy Center, Wolf Creek Power Plant, and the wind turbines in the western part of the
state. He said the electrons generated in one power plant cannot be traced to the end user.

Mr. Black said he was not an expert on the subject. He felt the problem was from the use of coal.
Natural gas may be slightly more desirable but may have problems as well. He said power plants will
not be eliminated any time soon but that the plan could try to encourage the use of wind and sun.
He said this is a national problem. He said he just watched a news broadcast today that stated the
US Secretary of Interior just approving the building of wind towers in the ocean off of Cape Code,
which had been controversial for many years. He said in the past Senator Ted Kennedy had opposed
it and stopped it because the Kennedy family has a summer home in Hyannis Port and he said it
would hurt the view they had from their home and hurt the tourist industry. Mr. Black said that
today the US Secretary of Interior approved the building of those.
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Commissioner Rasmussen said they should revisit language regarding the encouragement of wind
generation and solar power in the city.

Mr. Brian Sifton said he serves on the Sustainability Advisory board but was speaking for himself,
and is also an employee of JW Prairie Wind Power. He felt it was a very good document and the
main environmental interests are represented for the most part. He said the Sustainability Advisory
board would be more than happy to work further on this issue with staff and the Planning
Commission.

Commissioner Hird had a question for Mr. Sifton regarding wind generation. He asked why there
were wind generators/wind farms north of Interstate 70 but prohibited south of Interstate 70. He
said there seems to be a disagreement between environmental groups, as well as those who are
more interested in the scenic value, as to whether or not these are a good idea. He said it was hard
for him to imagine that wind generators could be worse than a coal mine. He said there are people
who are deeply vested in environmental concerns that are sharply divided on the issue. He
wondered how the Planning Commission should approach that.

Mr. Sifton said wind turbines produce megawatt hours that aren’t potential produced by a goal
generating power plant, however view sheds are damaged. He said some people think wind turbines
are high-tech and cool looking, while others think they don’t look good and kill bats. He suggested
that the board spend time finding out what their constituents interests are. He recommended doing
a significant amount of outreach. He said he didn’t know if wind studies have been done for the
county.

Commissioner Hird wondered how they should approach this from a policy perspective if there is no
data. He said his instinct is to encourage alternative fuels, including wind production, but that just
because he is sold on the idea doesn’t mean it's the right decision.

Mr. Sifton said it could be looked at from a ground up perspective or a top down perspective. He
said a ground up perspective would be similar to what was done for this plan where drafts are
created, they are vetted by the public, vetted through interest groups, and then they can look at
what bubbles up to the top as far as reasonable policy and what can be supported. He said the
alternative could be looking into whether it is even possible and feasible for Douglas County and
would wind developers be interested if the ordinances and tax incentives were in place. He said
feasibility could be started with a wind energy analysis to see if it would even be possible.

Commissioner Rasmussen said on page 16-30 under Policy 6.6 g. it says ‘Develop regulations and
incentives for the use of renewable energy sources,” but didn’t single out any particular energy
sources to select such as wind over solar over geothermal over bio fuel production. He said in his
opinion Planning Commission does not have the expertise to be making that call so they only
included a general statement in the document. He said wind turbines can affect weather radars, they
can impact and disrupt defense radar, they can interfere with flight training routes for the
Department of Defense, large wind turbines kill bats, and wind turbines are interfering with the
nesting habits of the prairie chicken. Although, wind turbines don’t omit air pollutants.

Mr. McCullough said he appreciated the discussion.

Commissioner Rasmussen asked if there were any ordinances or building codes that deal with the
issue.
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Mr. McCullough said the building code does and have strengthened considerably in terms of its
energy efficiency mandates. There are impacts in an urban setting that need to be looked at. The
energy issue is a big issue.

Ms. Barbara Clark went over her suggested changes that she submitted to staff and were included in
the Planning Commission packet. She also said she likes that there is language included in the
document about local food source.

Commissioner Harris asked how long the alluvium study would take that she referenced in her letter.
Ms. Clark said she didn’t know.

Commissioner Rasmussen said his personal opinion was that the local food program belongs in
Chapter 12 and doesn’'t have much to do with the Environmental Chapter. He asked her to persuade
him why it should stay in this chapter.

Ms. Clark said the local food system is integrated with land resources and preservation of capability
class 1 and 2 soils is one of the ways of establishing and expanding a local/regional food system.

Commissioner Hird said there is separate language for class 1 and 2 soils. He felt that the language
on the local food program sounded more like economic development type stuff rather than
preservation of class 1 and 2 soils.

Ms. Clark said just an urban setting would not be sufficient to do a local food system.

Mr. Daniel Pool, serves on the Sustainability Advisory Board, felt the language should be in both
chapters. He said it was important for preserving the human and built environment. Local food has
and could have a greater health outcome for citizens of Douglas County. He said as far as the
energy discussion goes he agreed and said there are tradeoffs with anything. He said overall the
chapter was well written but he would like to see actual benchmarks included.

Mr. Sifton agreed the language should be included in the economic development section.

Commissioner Hird said local food was also something he was interested in also. He referenced an
article he read about large scale production being less damaging to the environment than local food
production because the pickup trucks driving to the farmers market produce more CO2 emissions
than the train or ship that transports the food in.

Mr. Clint Hornberger serves on the Douglas County Farm Bureau Board and Douglas County Food
Council. He said his comments were his own personal comments. He likes the document. His only
concern is that language not be added that will hinder or deter modern production agricultural as it
stands today in Douglas County. He felt the language should be in both economic and environmental
chapters. He would like to see a more in depth portion in the economic chapter.

Commissioner Harris had a question for Mr. Hornberger about the modern agricultural method that
he mentioned. She said Planning Commission received a comment from the League of Women
Voters about encouraging organic methods of gardening and farming. She asked if he had any
objections about that language being in there as long as it didn't say to prohibit other types.

Mr. Hornberger said he personally wouldn’t have a problem with it but that the board would have to
discuss it.
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COMMISSION DISCUSSION
Commissioner Harris suggested having the Comprehensive Plans Committee meet once to come up
with new language based on the comments.

Motioned by Commissioner Blaser, seconded by Commissioner Harris, to close the public comment.
Motion carried 7-0

Commissioner Harris reviewed written comments that were received. She said there was a comment
about bike paths along Heritage corridors and staff member Ms. Amy Brown said she talked to Ms.
Judy Billings about that and Ms. Billings is interested in having signage when the historic and
environmental areas intersect. Another comment was received regarding green spaces for children
to play and safe routes to school. Commissioner Harris said it seemed to her that green spaces
would be more addressed with parks. She said there was a request for cost benefits for active
transportation and she did not have a problem with that. She would like to talk more about Ms.
Barbara Clarks comments about the new study for aggregate mapping and whether they want to
add some language or a map for an overlay. She said the League of Women Voters had a lot of
comments and asked if she should go through her thoughts on all of them.

Commissioner Finkeldei said he would rather see the committee come back with a document that
they agree with and then the Planning Commission can take the time to wordsmith.

Commissioner Rasmussen asked staff to comment on the approval process.

Mr. McCullough said that Planning Commission will pass a version and then it will go to City and
County Commission. In the end all three boards need to agree.

Mr. John Miller said Planning Commission will adopt the plan but it is ultimately up to the governing
bodies to also do so. So all three parties don’t have to agree as long as the City and County
governing bodies both agree.

Commissioner Rasmussen asked if Planning Commission and County Commission approve it and City
Commission did not would it be part of Horizon 2020.

Mr. McCullough said no.

Commissioner Harris said she was interested in more general comments that might help the
committee.

Commissioner Hird said some of the best science in the nation is available at KU and he wondered if
they had tried to include professional expertise in the drafting of this.

Commissioner Harris said yes.

Commissioner Hird said he loves the fact that he gets high quality food from him neighbors but was
concerned about language that talks about reducing automobile miles driven. He said if the goal is to
encourage people to drive out to a farm and pick their own strawberries is that contrary to the goal

of reducing automobile miles driven.

Commissioner Finkeldei said the document is a very overarching policy document.
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Commissioner Rasmussen felt there should be a better definition of local food program. He said
there are some things in the document that come with a high price tag, such as inventorying
wetlands, mapping the woodlands, identify and map critical habitat area. He said he was
uncomfortable with the strong ‘shall’ language because he didn’t think they had the authority to do
that.

Commissioner Harris felt they should beef up the food policy section and consult the food policy
committee for a definition. She said they should also increase the language on the benefits from a
local food system, and add language on creating or encouraging a local food distribution system that
could create transportation efficiencies.

Commissioner Hird said this is important policy and he appreciated the work that had been put into
the draft. He felt the policy statement should be an affirmative statement.

Commissioner Harris asked Mr. Hank Booth, who was sitting in the audience, if the Chamber of
Commerce was going to comment on the chapter.

Mr. Hank Booth, Chamber of Commerce, said the Chamber wanted to listen to public comment first
because they knew there would be revisions. He said overall the chapter was a good beginning.

NO ACTION TAKEN
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ITEM NO. 8 TEXT AMENDMENT TO DEVELOPMENT CODE, CITY CODE, COUNTY CODE;
FLOODPLAIN OVERLAY DISTRICT (AMB)

Consider initiation of Text Amendments to the Land Development Code, Chapter 20, Article 12 of the
Code of The City of Lawrence, KS and to the Zoning Regulations, Chapter 12, Article 28 of the Code
of the County of Douglas, Kansas to reference 2010 effective dates for new Floodplain Overlay
District Maps and related regulation changes for discussion at a future public hearing.

STAFF PRESENTATION
Ms. Amy Brown presented the item. The item will be heard by Planning Commission again in June.

PUBLIC HEARING
No public comment.

ACTION TAKEN
Motioned by Commissioner Singleton, seconded by Commissioner Harris, to close public comment.

Motion carried 7-0.

Motioned by Commissioner Singleton, seconded by Commissioner Hird, to initiate a Text Amendment
to the Land Development Code, Chapter 20, Article 12 of the Code of The City of Lawrence, KS.

Motion carried 7-0.
Motioned by Commissioner Singleton, seconded by Commissioner Hird, to initiate a Text Amendment
to the Zoning Regulations, Chapter 12, Section 12-328 of the Code of the County of Douglas,

Kansas.

Motion carried 7-0.
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ITEM NO. 9 TEXT AMENDMENT; LAND DEVELOPMENT CODE; MU DISTRICT (MJL)
TA-1-1-10: Consider Text Amendments to the Land Development Code, Chapter 20, Sections 20-
403, 20-509(3), and 20-524 of the Code of the City of Lawrence, KS to permit Bars or Lounges and
to consider changes to development standards for various Eating & Drinking Establishments in the
MU (Mixed Use) District. /nitiated by City Commission on 2/2/10.

Item 9 was deferred prior to the meeting.

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

PUBLIC COMMENT SECTION

ADJOURN 8:08pm



2010

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

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

Suggested topics for future meetings:
Joint meeting with other Cities’ Planning Commissions

Joint meeting with other Cities and Townships — UGA potential revisions

Presentation from KC-metro Planning Directors
Tour Bowersock Dam
Tour City/County Facilities

Meeting Locations

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

Massachusetts Streets, unless otherwise noticed.

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

Revised 05/17/10
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PLANNING COMMISSION REPORT
Regular Agenda — Public Hearing Item:
PC Staff Report
05/24/10
ITEM NO. 1 SPECIAL USE PERMIT FOR NORTH BOWERSOCK MILLS &
POWERHOUSE; 1000 POWERHOUSE NORTH RD (AMB)

SUP-3-4-10: Consider a Special Use Permit for the construction of the North Bowersock Mills &
Powerhouse, Utility and Service, Major, located at 1000 Powerhouse North Road. Submitted by
Bowersock Mills & Power Company and the City of Lawrence, property owners of record.

STAFF RECOMMENDATION: Staff recommends approval of SUP-3-4-10, a Special Use Permit
for the construction of the North Bowersock Mills & Powerhouse, Utility and Service, Major, based
upon the findings presented in the body of the staff report and subject to the following
conditions:

1. Publication of an ordinance per Section 20-1306(j).
2. Approval of a Floodplain Development Permit, including submission of a no-rise certificate and
HEC-RAS or equivalent hydraulic model as requested by the Stormwater Engineer, prior to
release of Special Use Permit for building permits.
Approval of a lease agreement with the City of Lawrence for the use of city-owned property.
Submission of a photometric plan showing the location, size and wattage of fixtures.
Applicant shall provide a revised site plan with the following changes:
a. Correctly show the location of the access road on the southernmost edge of the levee
under the Kansas River bridge.
b. Move the stand pipe on the south wall as close as possible to the stair door.
c. Show location of fire hydrant that meets 2006 IFC C105.1.
d. Show location of Fire Department Connection (FDC) on west wall of building next to
main door.
e. Revision of the surface summary to add square footage amounts for building and
pavement.
f. Add material notation for canoe portages and fishing deck.
g. Add the following notes:
Proposed Use: “Utility and Service, Major”
h. Add City of Lawrence as property owner:
City of Lawrence, KS
PO Box 708
Lawrence, Kansas 66044
785.832.3000

vk w

Applicant’s Reason for Request: "7he Bowersock Mills and Power Company (BMPC)
requests a Special Use Permit to construct a hydroelectric
powerhouse at the north end of the Bowersock Dam. The
area is currently zoned open space. The use of the
building is for the production of electricity and would
qualify for Open Space under 'Utility and Service, Major".
BMPC anticipates operating this plant in this area into the
next century and beyond. The company wants to be
assured through the Special Use Permit that operation of
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the plant under the requirements of a granted Special Use
Permit would continue unchanged through the life of the
operation.”

KEY POINTS

e The BMPC North Powerhouse is a “Utility and Service, Major” which requires a special use
permit in the OS zoning district.

FACTORS TO CONSIDER

e Procedural requirements of Section 20-1306; Special Use Permits.

ASSOCIATED CASES/OTHER ACTION REQUIRED
Previous Action
e Variance [B-2-2-10] from Article 12, Section 20-1204(e)(3)(i) of the City Code as it
pertains to standards for non-residential development within the floodplain overlay district.
Approved by the Board of Zoning Appeals March 4, 2010.

Future Action
e Approval of a lease agreement with the City of use of city-owned land.
e City Commission approval of Special Use Permit and publication of ordinance.
e Administrative review and approval of floodplain development permit.

PUBLIC COMMENT RECEIVED PRIOR TO PRINTING
None have been received.

GENERAL INFORMATION

Current Zoning and Land Use: OS (Open Space) and Floodplain Overlay Districts;
property is located in the Kansas River and also
contains a dam.

Surrounding Zoning and Land Use: To the north, east, and west: OS (Open Space) and

Floodplain Overlay Districts; property contains the
Kansas River, a dam, a levee, and park land.

To the south: CD (Commercial Downtown), CS
(Commercial Strip), and Floodplain Overlay Districts;
City parkland, existing hydroelectric plant, existing
development.

Summary of Special Use

Currently, Bowersock Mills and Power Company (BMPC) operates a hydroelectric plant on the south
side of the Kansas River, just east of the Kansas River bridge. This proposal is for the construction
of a new hydroelectric plant on the north side of the river.

The hydroelectric plant is defined as a wtility and services, major in Section 20-1764 of the
Development Code:
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UTILITIES AND SERVICES, MAJOR. Services and utilities that have substantial impacts.
Such uses may be permitted when the public interest supersedes the usual limitations
placed on land use and transcends the usual restraints of the district for reason of
necessary location and community-wide interest. Typical uses include: water and
wastewater treatment facilities, major water storage facilities, airports, power
generation plants and detention and correction institutions.

SITE SUMMARY
Existing Proposed Change
Property Area (sq ft): 174,983 174,983 -
Total Impervious Area (sq ft): 26,232 24,988 -1,244
Total Pervious Area (sq ft): 148,752 149,996 +1,244

Site Plan Review

The site plan shows the proposed location of the hydroelectric plant on the north side of the Kansas
River, east of the Kansas River bridge. The plan also shows the access road, and necessary
improvements to the existing dam.

The applicant is also proposing to construct a canoe take-out west of the Kansas River Bridge, a
canoe put-in east of the proposed hydroelectric plant, and the construction of a new fishing deck.
The applicant will place a sign at the canoe take-out warning boaters of the downstream hazard.

Off-street parking for “utility and service, major” is required at a ratio of 1 parking space per 1.5
employees. This hydroelectric plant will only be manned during the day, but the majority of activities
will take place at the south powerhouse facility. The site will be accessed by BMPC trucks for routine
maintenance and these will park on the access road or in the garage area.

Review and Decision-Making Criteria (20-1306(i))

1. WHETHER THE PROPOSED USE COMPLIES WITH ALL APPLICABLE PROVISIONS
OF THIS DEVELOPMENT CODE

Applicant’s Response: "The hydroelectric plant is a 'Utility and Service, Major” which is an allowed
use in the OS zoning district with a special use permit according to Section 20-401 of the
Development Code.”

Staff Finding — The site plan complies with the requirements set out in the Development Code.
The proposed use is an allowed use in the proposed OS (Open Space) District subject to Special Use
Permit approval. A Floodplain Development Permit is required per Section 20-1203 and must be
approved prior to the release of building permits. In addition, the applicant will need to enter into a
lease agreement with the City for the use of city-owned property.

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
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Applicant’s Response: "BMPC has worked with a local architect and the North Lawrence
Improvement Association to design a plant such that is keeping with the character of the
neighborhood. The Bowersock Dam and the associated BMPC South Powerhouse have been fixtures
in Lawrence, Kansas since 1874 and 1905 respectively. Both the dam and BMPC South Powerhouse
ae eligible for the state historic register and their industrial purpose and nature are characteristic of
both downtown and North Lawrence. In particular, North Lawrence has historically been an
industrial and agricultural center for the community. Key features in the area include large grain
elevators, significant industry such as a chemical plant, and a major rail line with heavy railroad
traffic, alongside large residential lots, many of which have productive truck gardens. With the
purpose of reflecting the character of the area, the proposed BMPC North Powerhouse will have
simple, industrial lines. The architect for the project chose not to mimic the exact historic style of
the BMPC South Powerhouse, but rather use a more modern style with key elements of the existing
powerhouse such as the clerestory and exposed concrete. Because of the structure’s near constant
exposure to moisture, durable precast concrete was selected to serve as exterior wall cladding
Instead of brick masonry which is also a material characteristic of the area, given the difficulty BMPC
has had maintaining the South Powerhouse brick masonry walls. A large glass clerestory will provide
daylight illumination of the interior, and operable glass openings placed adjacent to the generators
will provide BMPC's staff with the ability to ventilate the interior passively, provide views up and
down river for BMPC staff, and provide vehicular travelers, bike travelers and walkers with glimpses
of the operating generators from the bridge and levee. BMPC has provided amenities for the public
in the project, including a canoe portage from upstream to the downstream side of the dam, a
fishing deck on the downstream side of the powerhouse, and improved and safer access to the
fishing deck and the river. Scale: the building will be tall. Due to federal state, and local
regulations, the top floor of the powerhouse must be above Base Flood Elevation (BEF), which is
ELEV. 826.5. The top story has to be tall enough to house a 50-ton crane and allow for the
placement and removal of powerhouse turbines and generators. The tallest point of the powerhouse
will be above the Massachusetts and Vermont Street Bridges, well below the toe of City Hall, and
significantly below the grain elevators in the background. BMPC has worked to bring the height of
the building down as much as possible. Operating Characteristics: The BMPC North Powerhouse
will operate 24/7. The proposed building will be located in the Kansas River on the north end of the
Bowersock Dam. The building will house four hydroelectric turbine/generator sets. The energy
produced on the site will be transmitted via buried transmission to the Massachusetts Street Bridge.
It will run in conduit under the bridge to join existing BMPC transmission on the south side of the
Kansas River. The Powerhouse is designed to operate unmanned, with periodic staff checks. With
the exception of the construction period, there will be limited additional traffic. The operation of the
plant will not impede recreation on the river or on the levee. Periodically, operations of the plant will
require heavy equipment such as backhoes in order to keep the site maintained and debris-free.
Operations on the Bowersock Dam will continue much as they have over the last 100 years, as
BMPC staff will access the Bowersock Dam to repair and raise flashboards on a continual basis.
Lighting: The lighting plan for the project is designed to make the project safe and attractive.
BMPC worked with the North Lawrence Improvement Association, and their requests including
limiting overhead lighting that could reach the North Lawrence Nejghborhood into account. The
North Lawrence Improvement Association will review the lighting design. Noise: The noise of the
plant is not anticipated to be an issue. All generators in the South Plant will be either brand new or
newly-rewound. Hydroelectric power plants do produce noise, but it is well within the range of the
ambient traffic noise of North Lawrence. Warranties on the equipment will ensure that the
generators will not make excessive noise. Odor: None. Dust: None additional. BMPC feels that the
replacement of the existing spillway with the proposed BMPC Powerhouse will improve the aesthetic
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aspects of the project and the surrounding area, as well as make the area surrounding the project a
safer, more appealing place to recreate. ”

The proposed hydroelectric plant is similar in operation to the existing one that is located on the
south side of the river. Interior lights will only operate when the structure is occupied. Exterior
lighting will consist of cut-off lights to minimize light pollution. Wall-mounted LED lights will be
installed on the east and west facades to illuminate the building facade and be controlled with
photocell sensors so that they may be automatically turned on at dusk and off at dawn. Also, there
will be wall mounted fixtures on the north and west of the structure for safety. In total, there will be
14 exterior light fixtures. BMPC has indicated that there will be no additional amounts of odor, dust
or other external impacts associated with this project.

Staff Finding — The proposed hydroelectric plant 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

Applicant’s Response: “BMPC believes that the construction of the North Powerhouse will be an
improvement on the current aesthetic appeal of the site. Historically, the north end of the
Bowersock dam has been the least aesthetically-pleasing area of the project. BMPC has been
required by FERC to block access to the existing spillway with barbed wire and other fencing. The
spillway itself is not particularly attractive, and BMPC has had to work diligently to keep graffiti
covered, both on the spillway itself and on any other concrete surface in the area. The area has
posed a safety hazard, as members of the community ignore the multitude of posted signs and
fencing, access the dam, and place themselves in danger. The proposed North Powerhouse will be
an single monolithic structure, and serve as an attractive impediment to the dangerous areas of the
dam. Plans for the project include improved and safer access to areas downstream of the
powerhouse which will be appropriate for fishing and other river activities. BMPC feels confident that
the project will make the north end of the Bowersock Dam a safer and more attractive area. It is our
hope that the addition of this modern facility will improve property values in the area.”

Staff Finding — The addition of a hydroelectric plant in this location is not anticipated to result in
any diminution of value of other property in the neighborhood.

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 proposed hydroelectric plant will not be serviced by any public utilities, except for electric. The
applicant is proposing to use alternative means of servicing the building including bringing in potable
water, off-site disposal of grey water, and the use of an incinerating or composting toilet. For fire
protection, the applicant will be using water pumped out of the Kansas River. Access to the site will
generally be limited to BMPC workers, city workers needing to access the dam, and public safety
officials.

Staff Finding — The proposed use, a ‘Utility and Service, Major’, is a service which serves the
community. Sufficient safety, transportation and utility facilities will be available to serve the subject
property.
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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, BMPC will need to
enter into a lease agreement with the City for the use of city-owned property.

6. WHETHER THE USE WILL CAUSE SIGNIFICANT ADVERSE IMPACTS ON THE
NATURAL ENVIRONMENT

Applicant’s Response: "No. The project is replacing an existing development, and will actually have a
smaller concrete footprint than the existing structure. Two separate studies have been conducted to
confirm that the project will not increase any chance of flooding upstream of the project. The
project has received approval from the U.S. Fish and Wildlife Service and the Kansas Department of
Wildlife and Parks.”

Staff Finding — The proposed use, with the protection measures required by Federal, State and
Local governments, should not cause significant adverse impacts on the natural environment. In
addition, the applicant will need to successfully complete a floodplain development permit, including
submission of a “No-rise Certificate”.

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. However, time limits
have not typically been imposed on utility services through the special use permit process. The
Special Use Permit process allows for review at any time by the City Commission according to
Section 20-1306 (), which provides for protection for the public.

Staff Finding — The project provides infrastructure for the community; therefore, it would not be
appropriate to place a time limit on this use.

Conclusion

The proposed hydroelectric plant will have a positive impact on the community by providing
alternative energy production. The use is compatible with, and appropriate for, this location and
staff recommends approval of the Special Use Permit with the conditions noted.



00 BLK #3 R T 415 RV
100 BLK #44 R\ 100 BLK #4 RV =z
PN S 1
100 iAo 9
[e] 2 o
401-03 REAR S 402 B
108 BLK 00 % GPI ;
00 BUK #8 o
@ 401-03,05{07
2}
Locust St
317 ﬁ RS
100 BLK #3 RV 226 2282DHBLK #1 300 & 304 312 P16
311-15 -
300 BLK #3 5]
©
IG | 402 PARKING 2
B12-14)
, -4 311 |2
10p BLK j#1 R 219 29 203 | 300 313 | 317 2
239
Elm St CS
IN RIVER RS5
306
200 BLK #1 RV 200 BLK 3 300 310 32
oS 240 BLK #
—
300 BLK #1
211 WALNUT PK
RIVER &
S
N
=
300 BLK #1 R
CD
500 BLK #1 ;

/m PI,

Mills & Powerhouse; 1000 Powerhouse North Road

April 30, 2010

Lawrence Planning & Development Services Dept

SUP-3-4-10: Special Use Permit for Construction of North Bowersock

%ﬂ% Area Requested
Scale:

1 Inch = 200 Feet




1S
8
wn 2
EXIST. SANITARY SEWER Z L E
' &
<
O;
N~ O
WNo :E
s o
\ ©©
o ©
—
4 < EE
O -
2
@
&
g
L3
u:(O
50
53
@ 2
wwwwww 2O
- g
\‘“““"“'""Iu
I,,”
Bt L=
- AEE
72 DI \\\‘
IIII""“""““\“\\\\
>
om
%)
b4
: >
& S
o
i LU
2 Y
4
o
%)
>
Ll
i'd
w
<
()
>' .
Lo
o
o
BOUNDARY DESCRIPTION N
ALL OF LOTS 10, 12, 14, 16, 18, 20, 22, 24, 26, 28, 30, 90, 92, 94, 96 AND 98, AND ALL THAT Z
PART OF LOTS 95, 97, 99, 101, 103, 105, 107, 100, 102, 104, 106, AND 108, ALL LYING IN BLOCK O
13, NORTH LAWRENCE, AND ALL THAT PART OF THE SOUTHWEST QUARTER OF SECTION 30, )
TOWNSHIP 12 SOUTH, RANGE 20 EAST, ALL LYING IN DOUGLAS COUNTY, KANSAS, DESCRIBED AS Z
FOLLOWS: E
COMMENCING AT THE NORTHEAST CORNER OF LOT 117, BLOCK 13, NORTH LAWRENCE; THENCE SOUTH X
88 DEGREES 14 MINUTES 39 SECONDS WEST ALONG THE NORTH LINE OF SAID BLOCK 13 A L
DISTANCE OF 299.04 FEET TO THE NORTHEAST CORNER OF LOT 30 OF SAID BLOCK 13, THE POINT >
OF BEGINNING; THENCE SOUTH 1 DEGREE 46 MINUTES 12 SECONDS EAST ALONG THE EAST LINE OF Z
LOTS 30, 28, AND 26 OF SAID BLOCK 13 A DISTANCE OF 76.37 FEET TO A POINT; THENCE NORTH <
88 DEGREES 14 MINUTES 09 SECONDS EAST A DISTANCE OF 71.14 FEET TO A POINT; THENCE o
NORTH 88 DEGREES 15 MINUTES 35 SECONDS EAST A DISTANCE OF 103.31 FEET TO A POINT ON =
THE EAST LINE OF LOT 107 OF SAID BLOCK 13; THENCE SOUTH 1 DEGREE 45 MINUTES 55 SECONDS O
EAST ALONG THE EAST LINE OF LOTS 107 AND 108 OF SAID BLOCK 13 A DISTANCE OF 142.34 FEET ®)
TO A POINT: THENCE NORTH 36 DEGREES 05 MINUTES 29 SECONDS WEST A DISTANCE OF 44.20 v =
FEET TO A POINT ON THE EAST LINE OF LOT 106 OF SAID BLOCK 13; THENCE SOUTH 86 DEGREES = T
38 MINUTES 35 SECONDS WEST A DISTANCE OF 50.06 FEET TO A POINT ON THE EAST LINE OF LOT < S j
102 OF SAID BLOCK 13; THENCE SOUTH 65 DEGREES 27 MINUTES 19 SECONDS WEST A DISTANCE 3 oo
OF 54.01 FEET TO A POINT ON THE EAST LINE OF LOT 98 OF SAID BLOCK 13; THENCE SOUTH 1 0 -
DEGREE 49 MINUTES 13 SECONDS EAST ALONG THE EAST LINE OF SAID LOT 98 AND ITS SOUTHERLY L] =
PROLONGATION A DISTANCE OF 182.85 FEET TO A POINT; THENCE SOUTH 66 DEGREES 10 MINUTES = > o
57 SECONDS WEST A DISTANCE OF 112.39 FEET TO A POINT: THENCE NORTH 74 DEGREES 37 — <O
MINUTES 47 SECONDS WEST A DISTANCE OF 207.08 FEET TO A POINT; THENCE IN A n >
NORTHWESTERLY DIRECTION ALONG A CURVE TO THE RIGHT, HAVING A RADIUS OF 950.00 FEET, Cﬂ
THROUGH A CENTRAL ANGLE OF 20 DEGREES 33 MINUTES 42 SECONDS, AN ARC DISTANCE OF =
340.93 FEET TO A POINT; THENCE NORTH 35 DEGREES 55 MINUTES 55 SECONDS EAST A DISTANCE =
OF 119.28 FEET TO A POINT; THENCE NORTH 64 DEGREES 43 MINUTES 46 SECONDS EAST A
DISTANCE OF 141.50 FEET TO A POINT: THENCE SOUTH 39 DEGREES 55 MINUTES 36 SECONDS EAST e
A DISTANCE OF 54.22 FEET TO A POINT; THENCE SOUTH 69 DEGREES 27 MINUTES 11 SECONDS O
GENERAL NOTES EAST A DISTANCE OF 69.95 FEET TO A POINT: THENCE SOUTH 77 DEGREES 39 MINUTES 24 O
SECONDS EAST A DISTANCE OF 56.65 FEET TO A POINT; THENCE NORTH 70 DEGREES 43 MINUTES n )
1. TRASH WILL NOT BE STORED ON SITE. 18 SECONDS EAST A DISTANCE OF 57.73 FEET TO THE SOUTHWEST CORNER OF LOT 22 OF SAID 1 <
BLOCK 13; THENCE NORTH 2 DEGREES 13 MINUTES 09 SECONDS WEST ALONG THE WEST LINE OF LU 7))
2. SCREENING WALLS & FENCES WILL NOT LOTS 22, 24, 26, 28 AND 30 OF SAID BLOCK 13 A DISTANCE OF 127.29 FEET TO THE NORTHWEST < Z
BE PROVIDED FOR THIS SITE. CORNER OF SAID LOT 30; THENCE NORTH 88 DEGREES 14 MINUTES 39 SECONDS EAST ALONG THE O §
NORTH LINE OF SAID LOT 30 A DISTANCE OF 143.30 FEET TO THE POINT OF BEGINNING AND o
3. LANDSCAPING WILL NOT BE PROVIDED CONTAINING 173,788 SQUARE FEET OR 3.990 ACRES, MORE OR LESS. | ul
FOR THIS SITE. T O
= zZ
4, SEE ATTACHED FOR PARCEL INFORMATION. L
CONTROL POINTS BENCHMARKS g
SITE SUMMARY PROPERTY SURFACE SUMMARY o200 SMg5 — "0" CUT ON TOP OF 2
PERCENTAGE | PROPOSED DEVELOPMENT EXIST. SUMMARY S.F. SUMMARY AFTER PROJECT S.F. N 246394.500 RETAINING WALL APPROX. 27'-6" —J
E 2098382.868 WEST OF EAST EDGE OF RETAINING drawn by: BMR
29 BUILDING TOTAL BUILDINGS 0 TOTAL BUILDINGS 1 WALL ON NORTH SIDE OF RIVER checked by: H
P#11 =
10 CONCRETE TOTAL PAVEMENT 2 TOTAL PAVEMENT 2 OWNER INFO ﬁ 34662825.567 ELEV. 812.72 - (a)TI'g(\./‘,e:yt')y- —jﬂ
35 GRAVEL /RIPRAP TOTAL IMPERVIOUS 26,231.6 | TOTAL IMPERVIOUS 24,987.6 BN ooNP Ay & E 2098311.573 BM#10 — CHISELED " ® ON SOUTHEAST projectno: 0081208
P.O. BOX 86 CORNER, EAST BARRIER WALL, NORTH L drawingno.
20 OPEN WATER TOTAL PERVIOUS 148,751.6 | TOTAL PERVIOUS 149,995.6 LAWRENCE S 66044 ZONlNG EDGE WEARING SURFACE BRIDGE 1" = 40 date: 2/5/2010
, — OVER KANSAS RIVER. ey —
6 INDISTURBED TOTAL PROPERTY 174,983.2 | TOTAL PROPERTY 174,983.2 PHONE — (913)—843-1385 ZONING — 0S ELEV. 843.14 O 20 40 80’ SHEET
SCALE IN FEET
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Bowersock Mill and Power Company
Schematic Lighting Design Narrative
03.15.2010

Interior lighting will include induction lamp high-bay style lighting fixtures mounted above the bridge
crane system at approximately 30°-6” above the generator floor slab. Induction lamp life is rated at
100,000 hours. The interior lighting system will incorporate photocell and occupancy sensors to
automatically turn light fixtures off when there is sufficient daylight for illumination, or the space is un-
occupied. Preliminary lighting calculations indicate 16 to 18 fixtures will be required; providing an
average of 30 foot-candles on the generator floor and requiring 0.8 watts / square foot of power.

Industrial “Bug-Eye” style battery powered fixtures will be provided for emergency lighting.

In general, exterior light fixtures will have full-cut off housings to minimize light pollution. Wall
mounted LED light fixtures will be installed on the east and west facades to illuminate the forebay deck
and east access road, and provide subtle accent illumination of the building facade. The fixtures will be
automatically controlled with photocell sensors, so that fixtures are turned on for dusk to dawn
operation. Additionally, a controller will allow adjustments in facade accent illumination. Color
changing LED fixtures will be mounted to the interior window jambs of 4 of the larger windows on the
east and west facades to illuminate the frosted glass. A controller will allow automated and real time
adjustments to the color changing LED’s.

Wall mounted fixtures will be placed to illuminate the grounds north of the plant, the drive west of the
plant, the gate area south of the plant, and other locations to be identified where vandalism is a
concern. Approximately 14 site light fixtures will be required. Compact fluorescent wall mounted
fixtures with emergency ballasts will be provided above the exterior egress doors at the northwest and
south plant locations. A separate wall mounted fixture will be mounted above the overhead door.
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SCREENING WALLS & FENCES WILL NOT

BE PROVIDED FOR THIS SITE
LANDSCAPING WILL NOT BE PROVIDED

TRASH WILL NOT BE STORED ON SITE
FOR THIS SITE

GENERAL NOTES
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2
3

-

SEE ATTACHED FOR PARCEL INFORMATION
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830.5

T.0. BRIDGE CRANE
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10" PRECAST WALL PANELS WITH CAST
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WITH CLEAR GLASS LIGHT

GENERATOR FLOOR

830.0
RETRACTABLE EGRESS STAIR SUSPENDED FROM
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STANDING SEAM PRE-FINISHED METAL
ROOF AND EDGE TERMINATION, WITH

T.0. ROOF AT APEX

882.754

EXPOSED PRECAST CONCRETE FASCIA AND

SOFFITS.

FRAMED CLERESTORY WITH ACID ETCHED

PRE FINISHED ALUM. STOREFRONT
GLAZING, TYP.

(GREY), AND ACID ETCHED SURFACE FINISH,

10" PRECAST WALL PANELS WITH CAST
ALL SIDES.

TEXTURED EXTERIOR, INTEGRAL COLOR

GENERATOR FLOOR

830.0

FLOOD PASSAGEWAY FLOOR

815.0

@7%.0
EAST ACCESS ROAD

SOUTH ELEVATION: revised clerestory & roof, exposed perimeter beam

Scale:1/8" = 1'-0"

o NORTH ELEVATION: revised clerestory & roof, exposed perimeter beam

Scale:1/8" = 1'-0"




NORTH/SOUTH SECTION THROUGH POWER HOUSE LOOKING EAST

Scale:1/8" = 1'-0"
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Kissick Construction Co. will construct the cofferdam's upstream and downstream of the new Bowersock
power facility, and dewater as necessary, this diverts the river around the project.

The silt curtain system described herein will be designed to mitigate wildlife concerns in the event the
aforementioned cofferdam's become damaged or need repair during the period of time permits require
protection to certain wildlife species.

Design will require Kissick Construction Co. to retain the services of an appropriately qualified
professional, to assist with the following criteria.

Design considerations during the construction and maintenance of the wildlife protection barrier should
consider considers the following factors:

o Wildlife protection barrier will possibly need to be installed and removed during high water
events.

e Temporary anchors with navigation markers will need to be installed in at least two locations to
accommodate quick mobilization and demobilization.

e Design loops in the system to enable the wildlife protection barrier to be demobilized in a very
short period of time.

e Eliminate direct and indirect impacts to fish and wildlife individuals, populations, species and
habitats.

Silt Curtain System

— Navigation Marker

Float System
Water Surface

1
i !."!.:_ﬁlll'-hﬂl‘ Chain or. Cable
SRl 0 Sunk imter Sedimerit




Lawrence and Douglas County May 17, 2010
Planning Department

In Care Of:

City Hall

6E6 Street

Lawrence, KS 66044

Dear Planning Department:

Please accept and evaluate the 4 part, 7 page
technological assessment that is enclosed for you. It is
relevant to the proposed development, SUP-3-4-10... and to
several other things more crucial to the City of Lawrence.

The subjects of this assessment are, 1. the dam at
Lawrence, 2. the levee along Lawrence, 3. flood-related
concerns in Lawrence, and 4. the Northeast Douglas County
Sector Plan. Everything in the assessment concerns things
important to the safety and liveability of the Lawrence
community.

|'ve resided at my current address since 2000.

Would you please return a card or® letter to let me
know what can be done about these things? Thank you.

varts, (oo .

LES: les

Lawrence Eugene Smith
Utility Invention
826 Oak Street
Lawrence, KS 66044-5524 USA




Observations Relevant to the Northeast Sector Plan for

Lawrence and Douglas County: A Technological Assessment

Four Parts

To whomever it may concern:

A. Insufficiencies of the North Lawrence Levee

Here are 5 reasons that show the levee in North Lawrence
isn't as good as it should be, at least east of the bridges at
U.S. Hwy 40/59. 1. The levee conduit stream and ditch drain
valves and boxes are installed backwards! The concrete valve
boxes are made to face upstream, to capture debris. A top steel
grate is to be removed to manually access the box, to extricate
debris. In backwards, and debris extrication is slowed and
difficult, because debris must be grappled and pulled through the
valve seat opening. The gate valve and seat are unidirectional to
some extent. In backwards, and small debris more easily accumulates
in the bottom of the seat, which can prevent complete closing. In
backwards, and the valve and seat can leak, even though completely
closed. That allows flood water to flow from the river into those
Streams and ditches. That increases the rate of overflow flooding
behind the levee, unless pumped at a faster rate into the river.
The entire innards of the valve boxes must be reversed. That might
require new boxes. I don't recognize any shortcut. Perhaps the
expense of correction wasn't figured to be worthwhile, because the
difference in performance between the opposite directions was
evaluated as marginal or slight. 2. The riprap rock surface on the
river side of the levee is defective! A durable riprap surface
protects the levee itself from large floating debris, which might
gouge the surface and expose it to rapid erosion by waves or wind-
driven rain. In general and in numerous locations to a greater
degree, the limestone riprap has delaminated and shattered into
approx. inch thick slabs, and then gravels. That must be consequent
to excess absorbsion of moisture along lamination planes, followed
by freeze and expansion, and cracking. The gravels that form can't
protect the levee, even in deep piles, because gravels are too
easily gouged by large floating debris. Durable riprap should over-
lay the levee surface, but the defective riprap must either be
removed or completely shattered into gravels, so as to completely
underlay the durable riprap rock. 3. The riprap surface ends at N.
7th Street. From there east, at least a mile or so, the river side
of the levee is unprotected. Should the levee fail along there,
floodwater will slow and flow back into North Lawrence, depending
upon how much flood occurs. The entire river side of the entire
levee should have the protective durable riprap rock surface,
because the potential for flood damage along the Kansas River is
now greater than ever, both urban and rural. Most 10-50 year climate
and weather extrapolations probably include equal or somewhat
greater, both annual precipitation and potential precipitation
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extremes. 4. The river side of the levee is now also too exposed
to potential large flood debris, which is mostly tree trunks,
which can gouge the levee and allow rain or river turbulence to
erode into and through the levee. Wind driven precipitation and
waves can aggravate levee erosion, with failure in less than an
hour, because the levee core is a waterproof but not very S
structural bentonite clay. The levee is now too exposed to floating
debris, because trees were pushed over along the river side several
years ago. Those trees served to slow and trap debris, such as
floating tree trunks. Recently, trees were pushed over near N.4th
Street. That has completely exposed the levee to flood debris that
might drift in along the levee because of the upstream curvature
of the river and the levee to that location. A durable riprap rock
surfaced, substancial groin is desireable there, to deflect floating
debris out into the river proper, even if the levee surface is
restored by durable riprap, because repeated or simultaneous impacts
by groups of large debris might gouge the levee right through the
durable riprap surface. 5. The levee road is routinely damaged,
especially while muddy. The levee top road isn't crowned, so rain
water doesn't run off to each side. Rainwater saturates the upper
layer of clay and gravel road surface, and its non-bentonite road-
bed, and it becomes mud, in some places inches deep. Is the buried
top of the bentonite clay core also routinely saturated? That ;
depends upon how much it is crowned. If the bentonite saturates and
freezes, it expands upward. As it later thaws, it might shift and
mix with overlying non-bentonite clay, and lose waterproofing
capacity, perhaps to several inches deep. If so, that means that
the levee has deteriorated in that measure in its capacity to
prevent weepage leak-through by highest flood waters. The road atop
the levee should be surfaced with a durable mix of interlocking
aggregate of multiple sharp sand and pea gravel sizes with a heavy
clay matrix, and tamped into the best crown curvature, perhaps
steepest. Vehicular traffic atop the levee should be restricted to
emergency or levee maintenance only. Heavy equiptment shouldn't be
permitted on the levee unless structural planking is laid first,
to spread the weight over a large area, because the top of the
bentonite core can deform somewhat like modeling clay, especially
if saturated by water. However, I haven't observed any exposed
levee core deformation, from the bridges east to N.8th Street. One
location that might be suspect of core deformation is the access
road over the levee at N. 3rd Street. Heavy equiptment was recently
utilized to rebuild the dam at Lawrence, which must've accessed
by that road. Because of all these things, is it suspect that the
bentonite core itself is installed incorrectly? And, the levee should
have a frontage road for heavy equiptment along its non-river side.
It should be recognized that the tree work along the levee
wasn't and still isn't environmentally responsible. Animals
evidently aren't live trapped and safely transported to other
ecologically acceptable natural habitat prior to tree work. Trees
are mostly pushed over by heavy equiptment. Some trees that remain
show scars evidently caused by impacts with trees that were pushed
over. Tree trunk, branch and brush piles are left behind, which
become potential flood debris, and attract animals to excess numbers.
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Most trees that remain show trunk bottom scars probably caused by
impacts with power mowers. That upset of animal habitat exposes the
adjacent North Lawrence community to excess numbers of animals as
pests. That includes roadkill and garden damage. The injuries to
the trees that remain are susceptible to fungal/bacteral,infection,
which can spread by airborne spores into the adjacent community.
Those might infect similar injuries to desireable landscape trees.
That tree work, then, violates the truer sense g Tnec City!
principles, which the City of Lawrence has promoted for years.

North Lawrence residents should have a Process to access the
handwheels necessary to close the levee valves should it be
required but the usual government organization procedure fails.
Also, they should have similar emergency access to the motor/pumps,
fittings and generators necessary to pump the valve box streams and
ditches over the levee, to prevent stream and ditch overflow
flooding. It would be best to have a small, automatic motor/pump
installed at each valve box. Mile to multi-mile stretches might be
interconnected by waterproof underground conduit to a central
control and electricity distribution connection. That should have
auxiliary connections for a diesel/generator truck, in event of
power failure. Those pumps would reduce interconnected ditch flow
drainage by already functioning installed pumps, and increase total
capacity.

B. Some North and South Lawrence Flood-Related Susceptibilities

There are several North Lawrence ditch locations which have
shown several days of stagnant water following periods of ground-
saturating precipitation. Those persistent large puddles can develop
and mature mosquitos, for example. Those puddles should be located
and the ditches there recut to drain completely. All protruding
concrete or steel culvert fittings in ditches should be located and
reworked so as to be flush, to reduce damage to a vehicle and its
occupants if it slides off a road and over or into such a protrusion.
That includes motorcyclists and bicyclists. Culvert junction boxes
that have settled in excess hold stagnant water. Those should be
located, and the water completely displaced by concrete, or by sand
and gravel mix. Gravel prevents sand washout, and sand fills the
pores between.

Low areas, such as southeastern portions of Lyon Park, should
have topsoil fill spread to several more feet elevation, and planted
to restore lawn and landscape, so as to completely drain after
saturation by precipitation. Adjacent ditches there should be recut
to drain completely., A line of drains and underlying culverts might
be required in those two adjacent ditches, because both show deep
stagnant water almost from end to end. An automatic motor/pump with
self-cleaning inlet, might be installed underground at the southwest
corner of Lyon Park, to rapidly drain that area, with outflow piped
underground to the river. Adjacent low-lying structures might be
jacked and raised, and set higher upon improved foundations. Low
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lots might have topsoil fill spread to a height sufficient to drain
completely, and planted to restore lawn and landscape. Low interest
loans might be facilitated to those lot owners, since it is to
everyone's gain to prevent stagnant water there.

It should be recognized that the dam at Lawrence actually
increases upstream river height even during maximum pre-flooding
height, because it absolutely stops lower river current. That
obstructs the entire river flow rate per time, proportional to
river height. It functions much like a very short section of smaller
diameter pipe in a length of larger diameter pipe. As pressure
increases, the proportion of reduction of total pipe flow decreases.
But there is always some reduction. In the river, the dam-induced

obstruction of river current increases river surface height
upstream. As river total height increases, the proportion of
reduction of river flow, to total river flow, decreases. But, even
at maximum pre-flood height, it still is a quantity, and that
quantity increases the river surface height upstream of the dam. A
quarter-foot might be added. Once past the dam, unobstructed bottom
to top river current rapidly reduces dam-induced extra upstream
river height, The 1993 high water mark location near N.3rd Street
was the downstream lower of the two different heights, perhaps by
a third-foot or so. At that mark, approx. 8 feet above, actual
flooding begins, depending upon how much weepage through the top of
the levee occurs, and whether it worsens or not. Some weepages
self-seal, because of silts in the flood water. The upstream higher
height is the more-crucial measurement, even though merely inches
greater. So, the dam at Lawrence causes higher water to linger
longer, and pile slightly higher. That can be crucial during river
flood height, if the flood crest is itself but inches near the
maximum pre-flooding height capacity of the levee. However,
permanent removal of the formerly defunct deep north side dam control
gates would reduce that dam-induced obstruction somewhat, and might
not reduce the adjacent hydroelectric production by much, on average.
Removal of those gates would improve the river ecosystem, to pass
fish and marine organisms down and upstream, even though during
higher water only. It should also be recognized that the recent
rebuild of that dam appears to hazard the piers of the adjacent,
upstream, U.S. Hwy 40/59 bridges, by gouging and erosion by floating
flood debris mats, which might accumulate atop the broader top of
the rebuilt dam, even though it is submerged.

It should also be recognized that the dam, and the North
Lawrence levee, confine Kansas River water height sufficient to
flood low-lying areas of South Lawrence. That includes the railway,
residences adjacent lower Constant and Burcham Parks, and perhaps
the old municipal water treatment facility. The 1993 high water did
flood up to the railway tracks. That saturated and softened the
railroad roadbed, and that halted railway operation. A South Lawrence
levee, with stream valves and automatic pump installations, might
parallel the railway, to prevent potential flood damage. Lower
Constant and Burcham Parks should be allowed to flood, because their
surface area has considerable capacity to laterally spread river
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flood volume, and reduce total flood height,

It might be extended upriver, to protect i

the railway, perhaps even partway to
Lecompton. It might extend downriver some, too. Is the new structure
in Burcham Park constructed to endure flood and flood borne debris
without damage? It should also be recognized that high river water
and its debris might gouge, ‘erode and damage the o0ld turbine/generator
facility structure adjacent the dam at Lawrence. It should be
comprehended, that northeast Kansas would've gained better, if the
resources that were recently utilized to rebuild the dam at Lawrénce,
were instead utilized toward purchase of a modern, efficient turbine/
generator and installation into an ' invisible,' automated facility
at Lake Perry Reservoir outflow structure. Although the 4 largest
Kansas reservoirs might each be so converted to small hydroelectric,
would those remain comparatively self-economical for decades to come?

C. A Potential Prototypical Flood Crest Reduction Arrangement

for the Kansas River

An installation might be evaluated which would reduce flood
crest height. It centers around a pair of large, high capacity motor/
pumps located near the junction of the Kansas and Delaware Rivers.
Excess flood crest would be pumped through smooth interior, stream-
lined curvatures pipelines, into either or both Perry and Clinton
Reservoirs. A pipeline would be laid to drain into the best of the
two northwestern streams into Lake Clinton, but sufficiently down-
stream from headwaters, to prevent any erosive or disruptive volume,
or potential pollution, even if the stream itself is flooded. This
arrangement requires almost automatic, synchronized comprehensive
flood prevention sequence operation of Perry, Clinton, Tuttle Creek,
Milford, and perhaps the other smaller Kansas River watershed res-
ervoirs. During flood susceptible periods, reservoirs are usually
kept lower, to increase flood prevention capacity. Prior to anti-
cipated near-flood conditions anywhere downstream, Perry and Clinton
Reservoirs might drain at the maximum rates, until near-flood
conditions will actually occur. That requires very careful timing,
and depends upon all of the watershed precipitation measurements,
the current and flow rates of all the watershed rivers and streams,
and all other variables at that time. Then, the reservoirs would
reduce drainage to the minimum rates. Then, those pumps would
reduce the Kansas River flood crest height, A quarter-foot might be
reduced out of a sudden flood crest. = The same. might be reduced
out of a stretched flood crest. While a sudden flood crest mightn't
last long, and lack much actual flooding volume, a stretched flood
crest which persists for a day or more, which might not be but
inches over a levee, might accumulate considerable actual flooding
and potential damage. To help control the reservoir gates and the
crest reduction pumps, a number of automatic, accurate, stream and
river height sensors would be installed along and upstream of each
area prone to flood, both urban and rural, with wire and auxiliary
radio connections to a central control facility. Similar pump
installations might be located upstream and downstream. A set of
pumps might be installed near Topeka, which pump into streams that
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drain into Lake Perry, and into the Wakarusa River and Lake Clinton,
again sufficiently downstream of headwaters to prevent any erosive
or disruptive volume, or potential pollution, even if a stream is
itself flooded. A set of pumps might be installed near Kansas City,
Kansas, to pump Kansas River flood pré-crest and crest water into
the Missouri River downstream of Kansas City, Missouri, if the
Missouri River itself isn't simultaneously flooded there. This
pumped flood crest reduction arrangement is generally better than
2 alternatives. 1. Flood crest water might be pumped underground
into porous strata. Western Douglas County has an underground,
ancient former river bed strata, north to south, at approx. 500 feet,
a suitable geology of porous gravels and sands. But the maximum rate
of geologically safe, non-erosion injection might be comparatively
much less, and prevention or remediation of potential flood borne
pollution might be too difficult. 2. Flood crest water might be
pumped upward through extra large mist and fog forming nozzles, so
as to form low altitude clouds. But it is difficult to prevent
clogging of 3 ¥ : nozzles by flood borne silt
and minerals, and some wind in a direction perpendicular to the
flood watershed is required. And, fog rapidly precipitates along
with other precipitations.

D, Potentially Beneficial Rearrangements for Grant Township

Business Park Plans

Two things should be recognized relevant to the Northeast Sector
Plan. 1. The railway should eventually bypass North Lawrence. That
can be laid out into a protected, noise attenuation fenced COTI¥id 0L,
with 4 automatic warning and barrier road crossings. Both tracks
would curve and angle through the railway underpass of I 70 east of
Lawrence, but the adjacent road would be dead ended each side.
Several structures might have to be jacked and fitted for transport
to new locations. The railway bypass should be laid out to allow
the railway to recover some of its construction costs, by fuel and
time savings as trains bypass at full velocity. To do that, there
might be only one best route. 2. Highways U.S. 40/59, U.S. 24/40 to
K32, and K32, should eventually be improved into a non-stop, 4 lane
North Lawrence Bypass. To do so, the intersection at 40/59 and 24/40
should be replaced by a structure of adjacent overpasses, which
allows the railway bypass to underpass on the level. That location
allows a single railway underpass/highways overpass structure, which

is most distant from central North Lawrence. Other layouts require
two railway/highway underpass/overpass structures, and perhaps
greater time loss. That intersection (i should
be made non-stop from and to each direction, but the adjacent county
road intersection should be separated northward by a mile at
least. Local access frontage roads would parallel ramps to the over-—
pass, along each side. Ty allow turnaround, the frontage roads

should connect parallel to the raiiway, under the southern

part of the overpass structure, and might connect also to that same
county road to the west. Access to K32 as a North Lawrence Bypass
would be from K10, at I435 and K7, and by constructing a bridge
access highway around Eudora, and not through it. Except for that,
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a North Lawrence Bypass might fit within established highway right
of ways only. It would save through traffic time and fuel, and it
would access 4 lane U.S. 24 to and through North Topeka. That has
shown development toward a non-stop, 4 lane North Topeka Bypass, by
overpasses combined with parallel pairs of local access . :

frontage roads, and adjacent dead ends of lesser traffic streets.,
A North Lawrence Bypass might serve most interests better than the
South Lawrence Bypass. A four-lane combined bridge and ramped over-
pass for Hwys.24/40 and K32 would be required at Mud Creek,

The Lawrence Municipal Airport, and the other pProspective
business park, are each adjacent to both potential railway and
highway bypasses. Therefore, it should be recognized that any further
actual development of the real estate of either the airport or the
other business park, should wait until the railway and highway
bypasses are laid out, when and if that occurs, especially if
railway access is possibly ever desired. Consequently, those two
groups might initiate cooperating planning arrangements together
with the relevant railway and highway authorities. If that isa'lt
done, uncomfortable traffic conditions might eventually develop, at
the least. With a railway bypass, the railway overpass at N.2nd Street
would be removed. U.S. Highways 40/59 would be made level through it.
That would benefit highway users and North Lawrence. The railway
would continue to access the tracks of each side of the closed and
removed railway bridge. Almost all North Lawrence railway commerce
is already switched in from Topeka. As it is, I've observed that
some if not most trains through North Lawrence are excess velocity
for an unfenced urban corridor. On each of a number of occasions
through recent years, including Monday, March 22, 2010, I've observed
several dead animal corpses, mostly rabbits and opossums, along the
tracks of the railway through North Lawrence, from the visitor's
center to N. 9th Street: evidently all railroad kill.

Conclusion

These observations were accumulated during several years, since
I undertook study of these things beginning 2002. You are welcome
to utilize this letter as a technological assessment. My work serves
as my qualification.

I regret I haven't any further time to devote to these subjects.
However, if you have any questions, you might send them. I'm
writing a 20 section book to describe my utility invention
discoveries, which I've accumulated since my self-financed,

' Christ-inspired private studies began, 1998, I'm
grateful I found the report, 'Local Dirt, " 1ot BEUE SKEY, .GREEN EARTH,
Issue 3, and that I recalled these observations. I was directly
inspired to compose this technological assessment. I've written
several less developed letters about these same subjects, dating to
2003, which were evidently ignored. You might have the grasp
on these things sufficient to gain the corrections that are most
beneficial, all things considered. God help you,

Sincerely, Cﬁ%MAHUhQU\Qig%%m
page 7 of 7 March 19-22, 2010 LES:les 4/12/2010



Memorandum
City of Lawrence — Douglas County
Planning & Development Services

To: Lawrence-Douglas County Planning Commission

From: Dan Warner, AICP, Long Range Planner

Date: For May 24, 2010 Planning Commission Meeting

RE: Item #4: CPA-6-5-09: Consider Comprehensive Plan Amendment to

Horizon 2020 Chapter 14 to include the Northeast Sector Plan.

Introduction:

Planning and Development Services, with the assistance of property owners and other
stakeholders, has been planning for the future of an area north of Lawrence that is part
of Grant Township. At this point a 2™ draft plan has been developed and released for
public comment. Staff has asked for written comments on the 2™ draft to be submitted
by 10am, Monday May 24™ for inclusion in the Planning Commission packet. Staff will
give a brief presentation on the chapter at the May 24, 2010 Planning Commission
meeting and asking for oral comments from both the public and the Planning
Commissioners.

History/Background:

This chapter was initiated in June, 2009 by the Planning Commission and staff started
researching and gathering information for the planning area throughout the summer of
2009. Additional work regarding the timeline and process was also completed. The
kick-off meeting for the plan was held on September 17, 2009. Participants were asked
to provide strengths, weaknesses, opportunities and threats for the area, as well as
complete a visioning exercise. The 2™ public meeting was held on October 8, 2009 and
participants were asked to review and prioritize the results of the kick-off meeting. The
3" public meeting was held on November 5, 2009. Those in attendance were asked to
review and comment on draft goals and policies and also take part in a future land use
exercise.

The 1% draft of the plan was released on March 12, 2010. A public meeting to discuss
the 1% draft was held on April 7, 2010. The 2™ draft of the plan was released on May 5,
2010. The 2™ draft is being presented to the Planning Commission. Changes made
between the 1% and 2™ drafts are presented at the end of this memo.

A website has been setup to act as a central hub for information regarding the drafting
of this plan (http://www.lawrenceks.org/pds/draft plans) and the “Northeast Plan_2"
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Draft” is posted to this site. In addition, an email distribution list has been created to
keep people informed about the plan as it moves through the process. Members of the
public can sign up to be a part of this email distribution list by visiting the City’s
subscription page (http://www.lawrenceks.org/subscriptions) and signing up for the
“Northeast Sector Plan” list under the Public Meetings heading.

Action:

Staff will give a presentation at the May 24", 2010 Planning Commission meeting and be
available to answer questions. Oral comments will also be received from the public and
from the Commissioners. Staff is asking for Planning Commission feedback and direction
regarding next steps based on the comments that are received, but is not asking for any
formal action.

2" Draft Changes:

1.2 Description of Planning Area (pg. 1-2)

The Northeast Sector Plan planning area is located north of the city of Lawrence (see
Map 1-1) and within Grant Township, in northeastern Douglas County, Kansas. The
planning area contains approximately 10,640 gross acres and encompasses mestef
Grant Township north of the Kansas River.

2.4 Environmental Conditions (pg. 2-17)

The planning area also contains Class 1 and 2 soils as determined by the Natural
Resources Conservation Service, a division of the United States Department of
Agriculture. These soils are considered to be high quality agricultural land. Horizon
2020, Chapter 7 Industrial and Employment Related Land Use states "The preservation
of high-quality agricultural land, which has been recognized as a finite resource that is
Important to the regional economy, is of important value to the community. High-
quality agricultural land is generally defined as available land that has good soil quality
and produces high yields of crops. Within Douglas County these are capability class
(non-irrigated) 1 and 2, as identified by the National Resources Conservation Service.”
These soils are highly permeable and assist in stormwater management. See Map 2-13.

2.5 Community Facilities (pg. 2-23)

Community facilities are services provided either by government or non-government
agencies for the benefit of, and use by, the community. Within the planning area there
are a few community facilities. Grant Township owns and maintains a community
building east of the airport on E 1600 Rd. That building is also currently being used by
Prairie Moon Waldorf School, a private kindergarten and grade school. The Township
also maintains a facility near Midland Junction where it stores and services equipment
needed for road maintenance. KDOT also has a maintenance facility in the planning
area at the northeast corner of Highway 24/40 and Highway 24/59.
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Kansas University ewnas-and maintains the Kansas University Field Station (KSRKUES) in
the northeast corner of the planning area. The KSR was established in 1947 and is the
biological field station of Kansas University. Numerous research and teaching activities
take place at the KSRKUFS. Much of the ¥SRKUFS is also located in neighboring
Jefferson and Leavenworth counties and is not accessible to the public. However, the
KSRKUFS also maintains ecological reserves in the planning area that are accessible to
the public. For example, the Fitch PreserreNatural History Reservation and McColl
Nature Reserve, located in the very northeast corner of the planning area, hashave 24
miles of self-guided nature trails within Douglas County that allow users to explore
forest, grassland, stream, wetland, and pond areas.

Section 3 — Recommendations (pg. 3-1)

The Northeast Sector Plan planning area is anticipated to develop with a range of uses
and intensities that extend from agriculture to industrial uses. The more intensive
industrial and commercial use areas are recommended where they are in close proximity
to US 24/40 Highway and the airport. Agriculture uses are located in the majority of the
planning area which is not anticipated to urbanize within the foreseeable future.

Compared to other areas of the fringe area of Lawrence, this area is not anticipated to
be significantly urbanized.

Due to the unique challenges to development, including:
o Costly stormwater infrastructure needs as urbanization occurs
Significant amounts of regulatory floodplain
Significant amounts of Class 1 and 2 soils
FAA Regulations and Lawrence Municipal Airport Protection Zones

O O O

3.1.1.a General (pg. 3-2)

3. Consider allowing alternate development standards for urbanized
development that promote sustainable development— swales, no curb and
gutter, #apervious surfaces, etc. — that will limit the downstream impact of
development.

3.1.1.1.d Commercial Use (pg. 3-2)

2. Allow future commercial uses, in addition to industrial/employment uses, at
Midland Junction to provide a greater mix of uses to support highway
travelers after Nodal Plan is adopted. Consider improvements to Highway
24/59 that address the safety of the curves as part of a future Nodal Plan.

3.1.1.1.e Residential Use (pg. 3-3)
1. Rural residential (rural estate) uses are permitted in most of the planning
area and are encouraged if supportlnq aquculture uses. %ﬁ%ﬁﬁﬁg@ﬁ%b@f

3.1.1.1.f Open Space (pg. 3-3)
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1. Protect the existing and future ¥8 Kansas University Field Station and protect
it from future development projects with tools such as appropriate buffers
and land uses that will minimize the impact of neighboring development.

3.1.2.1.b Floodplain (pg. 3-4)

1. The City and County should consider developing and implementing higher
regulatory standards that promote no adverse impact in regulatory flood
hazard areas as shown on the Flood Insurance Rate Maps for Douglas County
and within the Floodplain Overlay District for the City of Lawrence.

3.1.2.1.d ¥ Kansas University Field Station (pg. 3-4)

1. Encourage future development that is compatible with the 8 Kansas University
Field Station. Buffers and other methods may be necessary to mitigate the
impacts of the buildt environment of future development projects in close
proximity to the Field Station.

2. Promote the research and educational aspects of the ¥8 Kansas University Field
Station.

3.1.2.1.f Sand, gravel, topsoil, etc. (pg. .3-5)
1. Support the extraction of natural resources such as sand, gravel, topsoil, etc. if
compatible with existing land uses, especially the Lawrence Municipal Airport and
K& Kansas University Field Station, and if infrastructure can support the process
of extraction.

3.2 Land Use (pg. 3-9)

This section outlines the recommended land uses for the planning area. The future land
use maps (Map 3-1) and land use descriptions are explained on the subsequent pages.
The map is an illustration to help visually identify the recommended land uses in the
Northeast Sector Plan planning area. The land use descriptions are more detailed
information regarding the different land use categories. The official definitions and the
permitted uses within each zoning district are outlined in the use tables that are located
in the Zoning Regulations for the Unincorporated Territory of Douglas County and the
Land Development Code for the City of Lawrence. The map and text descriptions must
be wused in conjunction with one another in order to obtain the complete
recommendation for each particular area. The map is not intended to provide a
scaleable map for determining specific land use/zoning boundaries within this area.

This plan encompasses a large area that for the most part is not intended to urbanize,
and as such, a large area is designated Agriculture on the future land use map. There
are a number of properties in the planning area that have existing county zoning
designations other than Agricultural zoning. Some of those properties are shown on the
future land use map to have a different future land use through possible future
urbanization. There are also properties that have county industrial and business zoning,
and that are currently developed, that are shown on the future land use map as
industrial or commercial, reflecting their existing developed use.

There are other properties that have County industrial or business zoning, but that are
not presently developed and that are outside the anticipated urbanization area of this
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plan, that are shown as Agriculture on the future land use map. It is important to note

that this plan does not take away those properties’ rights to develop under the current

county zoning requlations. Properties with zoning other than Agricultural that seek to

develop for a permitted use may do so without oversight of the future land use map of

this plan as long as they receive the appropriate approvals to do so.

3.2.1.1

3.2.1.2

3.2.1.3

3.2.1.4

Agriculture (pg. 3-9)

The Agriculture desigratien classification is intended for those parts of the
planning area not anticipated to urbanize over the course of the planning
horizon. The dominate existing use of this desigaatien classification is
agriculture uses. The intent of the Agriculture desigaatien classification is to
allow for agriculture activities along with rural residential uses and other uses
permltted by the Zonlng Regulat|ons of Douglas County Raﬁ#ﬁeﬁéeﬁﬁa#ases
B EX|st|ng uses that are not agrlculture or re5|dent|al and that have the
appropriate existing zoning for the use, are not affected because this policy
designatien classification is not changing the zoning on the property. The
Agriculture classification contains regulatory flood hazard areas. Development
on properties containing flood hazard area must comply with the flood plain
regulations of Douglas County.

Very Low-Density Residential (pg. 3-10)

The intent of the Very Low-Density Residential Bse classification is to allow for
large lot, single-dwelling type uses. The very low-density #se classification is
expected to urbanize within the city of Lawrence.

Neighborhood Commercial Center (pg. 3-10)

A Neighborhood Commercial Center provides for the sale of goods and services
at the neighborhood level. This commercial center is intended to serve the
surrounding employment center area in addition to the commuters using
Highway 24/40. Horizon 2020, Chapter 6 — Commercial Land Use offers more
specific language regarding Neighborhood Commercial Centers. The
Neighborhood Commercial Center desigratien classification is intended to
urbanize around Highway 24/40 and E 1500 Rd. Other areas designated are
rural and are not anticipated to urbanize.

Soil Conserving Agri-Industry (pg. 3-10)

The intent of the Soil Conserving Agri-Industry Yse category is to allow for soil
conserving agriculture-related ingastrial-uses businesses that conserve and use
the Class 1 and 2 Soils in the area and that take advantage of Highway 24/40
and I-70 for materials transportation. Soil conserving agri-industry business is
a_term with its basis found in Horizon 2020 Chapter 7 — Industrial and
Employment-Related Land Use. This Plan seeks to better describe the intent of
this classification. The distinction between the Soil Conserving Agri-Industry
classification and Industrial/Employment classifications is the component of
protecting and/or using existing high-quality agricultural land either through
agricultural use or preservation for future agricultural use.
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Protection of the soils through agriculture use or preservation can be
implemented in different ways and the community should be open to creative
ways that development projects could utilize this classification. Projects that
could meet the value of this classification include, but are not limited to, the
following: crop research, local food production, or small amounts of
conventional industrial with large percentages of the soil protected or used for
agriculture. The Agri-Industry Use may or may not urbanize. This use is
identified south of Highway 24/40 and also should be included at Midland
Junction when a nodal plan is developed for that area.

3.2.1.8 Industrial (pg. 3-11)
The intent of the Industrial Yse category is to allow for moderate to high-
impact uses including large scale or specialized industrial uses that utilize
Highway 24/40 and I-70 for materials transportation. This category includes
existing industrial developments in the area. This category also includes land
at the airport dedicated to aviation related development. Land west of the
airport and north of Highway 24/40 is also desigaated classified as industrial.
The industrial &se classification is expected to urbanize.

3.2.1.9 Airport (pg. 3-11)
The intent of the Airport &se category is to designate the existing City-owned
Lawrence Municipal Airport land and allow for aviation-related development.

3.2.1.11 KY Kansas University Field Station (pg. 3-11)
The intent of the KU Field Station Use is to desigaate classify the existing k&
Kansas University property.

3.2.1.10 Open Space (pg. 3-12)
The intent of the Open Space Bse category is to provide space for public
recreational facilities and natural area preservation. This category primarily
includes regulatory floodway areas as well as regulatory floodplain areas that
are not in the Agriculture Land Use desigratien classification.

3.2.1.11 Future Industrial/Employment (pg. 3-12)
This classification recognizes the Midland Junction area as a future employment
center. Although the area may or may not urbanize and support a larger
employment base and possibly expanded commercial uses, this likely won't
happen for at least 30 years (Per Horizon 2020 Chapter 7 Industrial and
Employment Related Land Use).

A Nodal Plan will be required prior to the area substantially developing. A
Nodal Plan will provide a detailed land use examination of the Midland Junction
intersection. The Nodal Plan should determine future land use, including a
consideration for some commercial land use. In addition to future land use,
among the other issues the Nodal Plan should examine are: traffic safety issues
with Highway 24/59, stormwater, and Class 1 and 2 soils.
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Section 1: Introduction
1.1 Purpose

The purpose of the MNortheast Sector Plan is to outline specific land use goals, policies and
recommendations for the planning area shown on Map 1-1, while being consistent with the
overall adopted comprehensive plan for the community. Portions of the planning area are
adjacent to the city of Lawrence and because of their proximity to the city and highways, they are
likely to be areas of rural and urban development pressure. However, this plan recognizes that
this area is unique in its development potential and the community may benefit most by limited
development.

The plan outlines future land uses for the planning area to be used as a guide for rural and urban
development. This plan does not annex property nor does it rezone property upon adoption.
These types of proposals are typically requested by the property owners and/or developers that
have a stake in such property and wish to develop within Douglas County and within the city of
Lawrence.

The plan should fit like a puzzle piece into the larger context of the surrounding street, utility, and
land use network of the entire community. Logical connections between the planning area and
adjacent neighborhoods are a key factor in the development of the plan. The recommendations
contained within this plan are intended to guide the area’s future growth patterns.

It is expected that development in the planning area will occur within the span of decades as the
market demands and as urban services are able to be provided. It is anticipated that rural and
agricultural uses will continue to be present and maintained as the planning area urbanizes.
Because of the long timeframe of the plan, it should be reviewed on a regular basis.

Northeast Sector Plan DRAFT 1-1



1.2 Description of Planning Area

The Northeast Sector Plan planning area is located north of the city of Lawrence (see Map 1-1)
and within Grant Township, in northeastern Douglas County, Kansas. The planning area
contains approximately 10,640 gross acres and encompasses sest=e&=Grant Township north of
the Kansas River.

The planning area boundaries are: E 1700 Road on the east, N 2100 Road on the north, the
riverfront park on the west, and the Lawrence city limits and the Kansas River on the south. See
Map 1-1. The planning area encompasses the Lawrence Urban Growth Area (UGA) in northeast
Douglas County, as currently identified in Horizon 2020. A majority of the planning area is
located in Service Area 4 which is the outer most service area in Horizon 2020. For Service
Area 4 Horizon 2020 states: “The land uses north of US-24/40 shall be primarily non-residential
uses such as industrial, warehouse and office” and “Urban development in Service Area 4 north
of the Kansas River shall not occur until after an extensive drainage study for the area north of
the Kansas River has been completed.” The North Lawrence Drainage Study was completed in
2005.

A portion of the planning area, south of Highway 24/40 is located in Service Area 2. Horizon
2020 states: “Until these areas, are served by the extension of municipal services, residential
urban densities of development or non-residential urban development will not be permitted.
Divisions of land for rural residential development shall be permitted only when the following
criteria exist: access to paved roads, conformance with minimum road frontage requirements,
and availability of rural water meters. Development shall not be permitted on steep slopes
(15% or greater), regulatory floodplains or other environmentally sensitive areas, and state or
federally designated historic sites or landmarks. The pattern and lot layout of rural residential
developments shall provide, through early planning, dedications or reservations for the logical
extension of public roads and infrastructure” and “Development of these areas to urban
densities should be allowed only after coordination with the phasing of municipal services and
public infrastructure improvements to serve these new urban densities.”

As mentioned earlier, the entire planning area is within the Lawrence UGA. The UGA was
expanded to the Douglas County line in this area in 2004. This action was largely in response
to concerns that the Douglas County Subdivision Regulations did not regulate rural residential
growth, i.e, the 5 and 10 acre exemptions allowed the creation of residential lots without
platting. The UGA was expanded into this area to help regulate rural residential growth.

The subdivision regulations for Douglas County were amended and adopted in 2007 and put in
place standards to regulate rural residential growth.
These standards regulate rural residential growth in
the Rural Area, as well as the UGA. Since there are
now standards for the division of property in the
Rural Area, one of the reasons for expanding the
UGA to the county line in this area is no longer

. necessary.

&% The dominant character of the area is rural in
nature although there are a variety of uses within
the planning area. The main rural use in the flat,
lower parts of the planning area is agriculture crop
uses. Rural residential uses are found in the higher
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northern parts of the planning area. Rural uses dominate those portions of Jefferson County
that are north of the planning area and also those parts of Leavenworth County east of the
planning area. The KU Field Station is located in the northeast corner of the planning area and
also within Jefferson and Leavenworth counties.

I-70 and a toll plaza, along with Highways 24/40/59 are major elements within the area.
Industrial and commercial uses are located along Highway 24/59 and Highway 24/40. The
Lawrence Municipal Airport is another major element within the planning area. The airport is
annexed into the city, but is an island not contiguous with the corporate boundary of Lawrence.
The Kansas River is generally west and south of the planning area. Urban uses within Lawrence

are generally south of the planning area.

The planning area boundaries and parcel composition are illustrated in Map 1-2.

Northeast Sector Plan DRAFT 1-3



Map 1.1 — Vicinity Map
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Map 1.2

Northeast Sector Plan

Planning Area Boundary w/Parcel Lines
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1.3

Policy Framework

Horizon 2020 serves as the overall planning guide and policy document for this plan. In addition
to Horizon 2020, guiding policy is also obtained in other adopted physical element plans.
Together, these plans provide the general “umbrella” policies under which this plan is
developed. Listed, these plans are:

Horizon 2020, the Comprehensive Plan for Lawrence and Unincorporated Douglas
County. Lawrence-Douglas County Metropolitan Planning Office. 1998 as amended.
Transportation 2030, Lawrence/Douglas County Long Range Transportation Plan.
Lawrence/ Douglas County Metropolitan Planning Office and Parsons Brinkerhoff. March
26, 2008.

Lawrence-Douglas County Bicycle Plan, Lawrence/Douglas County Metropolitan Planning
Office. May 2004.

Lawrence Parks & Recreation Department A Comprehensive Master Plan. Leon Younger
& PROS. 2000.

City of Lawrence, Kansas Water Master Plan. Black & Veatch. December 2003.

City of Lawrence, Kansas Wastewater Master Plan. Black & Veatch. December 2003.
2008-2013 Capital Improvement Plan. City of Lawrence. June 26, 2007.

North Lawrence Drainage Study. 2005
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Section 2 - Existing Conditions

The inventory and analysis of existing conditions in this plan are intended to serve as a resource
and background for the recommendations included in Section 3 of this plan.

2.1 Land Uses
2.1.1 Existing Land Uses

There are currently a variety of land uses within the planning area. The planning area has
approximately 10,116 acres of land dedicated to uses other than public rights-of-way. The
source information for the existing land use summary and map are based on the County
Appraisers’ land use code and updated by planning staff.

Agricultural uses, in the form of row crops, pasturelands, and farms are the dominant land uses
and encompass approximately 7,330 acres of land, which accounts for 72% of the planning
area. There are farms of varying sizes (less than 5 acres up to hundreds of acres) within the
planning area. Production includes row crops, local market production and animal production.
Farms are owner operated or leased to larger operations. The City leases land around the
airport for agriculture use.

The second largest land use category is parks/rec/open space use with approximately 956
acres. The parks/rec/open space use category includes the KU Field Station properties in the
northeast portion of the planning area.

The third largest land use category is transport/communication/utility. This land use category
includes the Lawrence Municipal Airport.

The next largest category is single family residential use. This category includes property with
one dwelling unit located on it. The Douglas County Zoning Regulations define a dwelling as,
“Any building or portion thereof designed or used for residential purposes. This shall include
structures designed as underground structures but shall not include trailers or mobile homes”.
The single-family residential use is seen within the planning area primarily in the rural form —
typically a house on 1 to 10 acres (although some larger single family properties in the area
range between 10 — 40 acres).

The remaining land is designated a variety of uses ranging from
industrial/warehouse/distribution to public/institutional uses. These uses are located primarily
along Highway 24/59. The existing land uses are shown on Map 2-1 and the planning area
breakdown is described in Table 2-1.
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Table 2-1: Existing Land Use Summary

Land use Acres Percent
Agricultural 7,330 72%
Single Family Residential 550 5%
Vacant Residential 232 2%
Residential - Other 72 1%
Commercial 186 2%
Industrial/Warehouse/Distribution 125 1%
Public/Institutional 110 1%
Parks/Rec/Open Space 956 10%
Transport/Communication/ Utility 555 6%
TOTAL 10,116 100%

2.1.1 Historic Resources

Currently, there is one structure listed on the National Register of Historic Places within the
planning area. The Vermilya Boener House is located at the northwest corner of N 1900 Rd. and

E 1400 Rd and was listed in 1992.
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Map 2.1 — Existing Land Use
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2.2  Zoning Patterns

The planning area encompasses approximately 10,640 acres of land including public rights-of-
ways. Approximately 520 acres are located within the city of Lawrence and the rest is located
within the unincorporated area of Douglas County. The majority of the planning area that is
located within unincorporated Douglas County is zoned A (Agriculture District). This is mainly
used for row crops, pasture land and farm purposes. Industrial zoning is found in the planning
area with specific areas zoned I-1, I-2, I-3 and I-4 Districts. There is also some B-2 (General
Business District) zoning along Hwy. 24/40. See Map 2-2.

The main portion of the planning area located within the city of Lawrence is the Lawrence
Municipal Airport, which is zoned IG (General Industrial). The Maple Grove Cemetery is also
within the city of Lawrence and is zoned OS (Open Space District). Both of these properties are
islands that are not contiguous to the corporate limits of Lawrence. See Map 2-2.

Table 2-2 County Zoning Classifications

Distrct Name TR

A Agricultural Agriculture

A-1 Suburban Homes Very Low-Density Residential
I-1 Limited Industrial Industrial

I-2 Light Industrial Industrial

I-3 Heavy Industrial Industrial

I-4 Heavy Industrial Industrial

VC Valley Channel N/A

Table 2-3 City Zoning Classifications

Comprehensive Plan

City Zoning District Name Desianation
RS20 Single-Dwelling Residential Low-Density Residential

(20,000 sq. feet per dwelling unit)

Warehouse and Distribution or
Industrial

(ON) Open Space N/A

IG General Industrial
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Map 2.2 — Existing Zoning

Northeast Sector Plan

Existing City andmCounty Zoning

m
N2055RD o
[oel
m B
&
Lol
LY
% 3 s
Y == 20,
\‘ = 0\?0 m
A m E iy
i 2 g
i 2 e
i A1
i 2 2

N 1900 RDx

L= ERiia ) g

I 00s1 9

m
=
b=
: b=
5 M 1700 RD
a g Q
- _Petean R = %.;f_ 7, gi ! = i $T0 -3
. -
| Friticeton Rlvd I} g Y ‘\ i Lyon St &= r}; b
G L. ! -4
I 5 % Wond st 3 Lo TS0 N 1650 RD
= 2 2 Maple 8t gt
wh E Locuat i
Legend (518 Elm St i.i
=R il t S
: . < ™ wsth St s Walnut § :
|:| City Zoning » “:5 g Oak Str.iN 1620 RD
. s T N 1600 RD
County Zoning & A T e
oA b E &t ""hq.,. R"‘*-_H
s [ 0rtheast Flan Baundary B % E-RE-a ﬁa T
o Wothst & -2 8 & & @@ : e el
e e == ' H . e
SinLiwts Nk = Ef—? g2 E E : E 11th §t r! w ok “q_"L
D LawrenceJGA i\% b S LR % R % £ |i§59RD -
. g WL StE S o2 O E 12th 5t i =
\Water Bodies i 2 : =
[ ] )4 ILawrenﬂw_ﬁwlﬁ!CEwﬂyﬂF'lanmng &
T | | B
Northeast Sector Plan DRAFT

2-5



2.3 Infrastructure

2.3.1 Water and Wastewater Infrastructure

A summary of the existing water utilities is shown on Map 2-3 and wastewater tilities (sanitary
sewer) is shown on Map 2-4. Municipal water and wastewater is provided to the majority of
those properties that are within the current city limits. Properties that are within the planning
area, but outside the city limits, are served by Jefferson County Rural Water District #13, or
private wells, and private septic systems.

The city of Lawrence sanitary sewer infrastructure does not extend outside the current city
limits. The City, however, recently approved extending water and sewer infrastructure to serve
the municipal airport. The flat topography of the area poses a challenge to providing urban
wastewater infrastructure to the planning area. The flatness of the area makes it difficult to
gravity flow wastewater and thus drives up the the relative cost of providing those services.

A portion of the planning area will be included in the City’s Wastewater Master Plan update,
underway in 2010. That update will provide a better idea of the actual cost of extending
wastewater infrastructure. It is important to note that prior to any wastewater infrustruture
extensions to the planning area, impacts to the downstream wastewater system will also have
to be evaluated. Improvements to that system may also be part of the cost to extend
infrastructure to the area.

2.3.2 Stormwater Infrastructure

A summary of the existing stormwater utilities, channels, and natural streams are shown on
Map 2-4. The majority of the stormwater is handled by open channels and streams. The
stormwater drains to the south, by way of the tributaries, to the Kansas River.

2.3.3 Gas Infrastructure

The planning area includes three natural gas lines. One pipeline owned by Southern Star Gas
enters the planning area fromthe north and crosses to the east through the center of the
planning area. A second Southern Star Gas pipeline enters the planning area in the southeast
corner, proceeds northeast and exits the planning area near Highway 24/40 and Highway 32.
Another pipeline is owned by Williams Natural Gas and it enters the planning area on the west
center portion and crosses northeast through the planning area. See Map 2-5.

2.3.4 Electric Infrastructure
Westar serves the planning area. Large electric transmission lines also traverse the planning
area. See Map 2-5.

2.3.5 Drainage Districts

The Douglas County KAW Drainage District is the only drainage district in the planning area, but
it does not cover the entire planning area. See Map 2-6.
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Map 2-3 — Water Infrastructure
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Map 2-4 — Wastewater and Stormwater Infrastructure
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Map 2-5 — Gas and Electric Utilities
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Map 2-6 Drainage Districts
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2.3.5 Transportation

2.3.5.1 Road and Streets

The majority of the roads in the planning area are rural township roads, most of which are
gravel. Grant Township maintains the majority of the roads in Grant Township. However,
Douglas County has maintenance responsibility over Douglas County Route 9 (E 1500 Rd from
city limits north to Highway 24/40) and Wellman Road north of Midland Junction to the
Jefferson County line. KDOT has responsibility over Highways 24/59 and 24/40.

Douglas County has adopted access management standards that spell out minimum frontage
and access standards for rural roads based upon road classifications.

Transportation 2030 (T2030) is the comprehensive, long-
range transportation plan for the metropolitan area. T2030 o 2[}3[]
designates streets according to their functional classification or S

their primary purpose. These functional classifications are . T
shown on Map 2-7. The classification system can be described
as a hierarchy from the lowest order, (local roads and streets)
that serve to provide direct access to adjacent property, to
(collector streets) that carry traffic from local roads and
streets, to major thoroughfares (arterial streets) that carry [
traffic across the entire city and county. Freeways and
expressways are the highest order of streets and are designed with limited access to provide
the highest degree of mobility to serve large traffic volumes with long trip lengths.

T2030 was adopted in 2008 and is updated at least every 5 years. This area should be fully
studied during the next update to address the future street network.

2.3.5.2 Gateways

Chapter 2 of T2030 discusses and identifies minor and major gateway into and out of Lawrence.
T2030 states, “Gateways are locations on transportation corridors that define the entrances to
cities. These provide visitors with a first impression of the city and often indicate the transition
from rural to urban land uses. As such, cities desire to make these locations as attractive and
informative as possible. As noted in T2030 in Figure 2.4, there are several roadways that
represent gateways into the city of Lawrence or into smaller communities within the region that
should be reviewed for aesthetic and informational enhance ments when they are improved.”
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T2030 identifies Highway 24/59 as a major gateway into Lawrence based on the corporate
boundaries shown in Figure 2.4 of T2030.

T2030 Fgure 24

Lawrence Gateways

_ . swsgas
; g

B

N

| Gateways S

L

(lll Major Gateway

i1
(_-:_{..::? Minor Gateway

BDODDDDDD
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2.3.5.3 Rail

There are also rail lines that weave through the planning area. All lines are currently active and
make a number of trips through the area of the course of a typical day. These rail lines pose
issues at the various crossings in the area. See Map 2-7 for the location of the rail lines.

2.3.5.4 Transit

Lawrence has a public transportation system (The T) which operates
throughout the city. This system allows people to travel to other areas of the
city without relying on a personal automobile. There are currently no transit
routes that travel into the planning area. However, paratransit service is
available to all of Douglas County. Paratransit service is a demand response
service available to seniors and people with disabilities.

2.3.5.5 Bicycle Facilities

Lawrence and Douglas County have a joint bicycle plan for the community,
the Lawrence-Douglas County Bicycle Plan. This plan identifies existing and
future bicycle routes, lanes, and multi-use paths. A bicycle route is a
network of streets to enable direct, convenient and safe access for
bicyclists. A bicycle lane is a separate space designated with striping,
signage or pavement markings for exclusive use by bicycles within a street.
A multi-use path is a separate path adjacent to and independent of the
street and is intended solely for non-motorized travel.

LASICHEE . KE

;

- B '
...:f:*.;.l = Ifl:“:_:.‘.g_.

Map 2-8 identifies existing and future bicycle facilities that include:
o An existing multi-use path along the north side of the Kansas River Levee.
o A future bike lane identified along Highway 24/40.
o A future bike route is identified along E 1600 Road, via N 1650 Road east from
Lawrence, north to N 2000 Road.
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o A future bike route is identified along E 1500 Road from Lawrence north to the
county line.

o Another future bike route is identified along E 1550 Road from Lawrence to
Highway 24/40.

o A future bike route identified along North Street in Lawrence.
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Map 2-7 — Existing and Future Road Classifications
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Map 2-8 — Existing and Future Bicycle Facilities
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24 Environmental Conditions

The planning area is made up of several drainage basins which drain to the Kansas River.
There is Federal Emergency Management Agency (FEMA) designated floodplain and floodway
located within the planning area. These are areas around Mud Creek and its tributaries, Maple
Grove Creek, and the Kansas River. See Map 2-9. The floodplain is any land area susceptible
to being inundated by flood waters from any source. The floodway is the channel of a river or
other watercourse and the adjacent land areas that must be reserved in order to discharge the
base flood without cumulatively increasing the water surface elevation more than a designated
height. Developing in the floodplain is allowed both in the city and in the county based on the
corresponding regulations. No development is allowed in the floodway except for flood control
structures, road improvements, easements and rights-of-way, or structures for bridging the
floodway.

Mud Creek and its tributaries flow through portions of the planning area. The Kansas River is
immediately outside of the west and south parts of the planning area.

The North Lawrence Drainage Study was commissioned by the City in 2005 to develop a
stormwater plan for the North Lawrence watershed. Several alternatives were investigated in
the overall North Lawrence Drainage Study watershed to reduce flood elevations, lessen
impacts on the “Internal Drainage System” facilities, provide drainage in the event of high flows
on the Kansas River, and assess the effects of development in the floodplain. The
investigations led to the four major recommendations below. The first bullet itemis the key to
reducing the burden on the Internal System from areas beyond the existing city limits.

¢ Drainage from north of 24/40 Highway should be cutoff by the highway embankment
and the water should be pumped over the levee at a point just east of the 24/40
intersection to reduce the burden on the 2" Street Pump Station

e Future development in the watershed should maintain the current conveyance levels in
the 100-year floodplain — development should not reduce the capacity for floodplain
storage

e The City should purchase parcels of land as necessary for use as dedicated ponding
areas

e Major roads and hydraulic structures should be improved to meet the current APWA
criteria with regard to overtopping during the 100-year event, in order to provide
adequate emergency services to the area

Tens of millions of dollars of cost were identified to accomplish the recommendations of the
study for dealing with existing stormwater issues and future ones that will be created with
development.

The majority of the land coverage within the planning area is agricultural land used for crop
production. The planning area also contains areas of prairie, grazing land and reserved areas of
land that are a part of the KU Field Station. There are some water bodies and woodlands are
also present in the northwest and northeast parts of the planning area. See Map 2-10 for a
land coverage summary.

There is a range of topography within the planning area. The high points are along the
northern and northeastern portions of the planning area north of the airport and Highway
24/59. The low points are essentially the rest of the planning area. This area is notable for the
fact that it is so flat. As such, it is this area that has portions encumbered by floodplain. See
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Map 2-11 and Map 2-12. Detailed topographic surveys will be required as individual properties
are developed.

The planning area also contains Class 1 and 2 soils as determined by the Natural Resources
Conservation Service, a division of the United States Department of Agriculture. These soils are
considered to be high quality agricultural land. Horizon 2020, Chapter 7 Industrial and
Employ ment Related Land Use states "The preservation of high-quality agricultural land, which
has been recognized as a finite resource that is important to the regional economy, is of
important value to the community. High-quality agricultural land is generally defined as
available land that has good soil quality and produces high yields of crops. Within Douglas
County these are capability class (non-irrigated) 1 and 2, as identified by the National
Resources Conservation Service.” These soils are highly permeable and assist in stormwater
management. See Map 2-13.
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Map 2-9 — Regulatory Hazard Area and Streams

Northeast Sector Plan

Flood Hazard Area

Riferridge Rdl &

N800 RD

i3
0
g
E=

[ ] 500-vear Floodplain (unregulated)

] A 100-year Fioodpiain
[ ] AE. 100-year Floodplain

"'- AE, FLOODWAY

|:| Wyater Bodies b
E | 1 1

th

m
7 ; n
%’% NZ0EERD &
A !
%o
Ny M 2000 RD
M 2000 RD g Soog,,
5
e 4
m el =]
T :
g &
Ll

Lake St UZ:-
Flood Hazard Area C [ yon st =
S Lingaln St A

Flood Zone, Floodway ] P i M 1650 RD

M1 0DIRD

ay ooak3

AT

Locust St §
i

Elm 5t
Walnut St

1620 RD

M 1600 RD

@l
w W
S EH G e
nNurtheastF'lan Boundary £5%: s g @ ‘ﬂ
Tress HRE
— douglas_county_hydrology L £ %“ B E ¥ %
5 £ W B
e Gty Limits . E e iE T
[ B & E1athSt ; i
D LEWERLEUGA @ e e T_\ z T =y E}ak -
4 'T‘T\‘ - LS | H

1 Lawrence-Douglas County Planning |"-
™ I i

Northeast Sector Plan

DRAFT 2-18



Map 2-10 - Land Cover
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Map 2-11 - Contours
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Map 2-12 - Steep Slopes
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Map 2-13 - Class 1 and 2 Soils
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2.5 Community Facilities

Community facilities are services provided either by government or non-government agencies
for the benefit of, and use by, the community. Within the planning area there are a few
community facilities. Grant Township owns and maintains a community building east of the
airport on E 1600 Rd. That building is also currently being used by Prairie Moon Waldorf
School, a private kindergarten and grade school. The Township also maintains a facility near
Midland Junction where it stores and services equipment needed for road maintenance. KDOT
also has a_maintenance facility in the planning area at the northeast corner of Highway 24/40
and Highway 24/59.

Kansas University ewas=andg maintains the Kansas University Field Station (¥SRKUFS) in the
northeast corner of the planning area. The KSR was established in 1947 and is the biological
field station of Kansas University. Numerous research and teaching activities take place at the
KSRKUFS. Much of the #SRKUFS is also located in neighboring Jefferson and Leavenworth
counties and is not accessible to the public. However, the ¥SRKUFS also maintains ecological
reserves in the planning area that are accessible to the public. For example, the Fitch
RreserveNatural History Reservation and McColl Nature Reserve, located in the very northeast
corner of the planning area, &ashave 24 miles of self-guided nature trails within Douglas County
that allow users to explore forest, grassland, stream, wetland, and pond areas.

The planning area is located within the Lawrence Public School District (USD 497). The
students in the planning area attend Woodlawn Elementary for elementary school; Central
Junior High for junior high; and Free State High for high school. Students in the area can also
attend the aforementioned private Prairie Moon Waldorf School for kindergarten and grade
school.

Most of the community facilities including urban public services, schools, fire/medical, law

enforcement, developed parks, etc, are located to the south of the planning area within the
city of Lawrence. See Map 2-14

The rural portions of the planning area are served by Lawrence-Douglas County Fire & Medical
through an agreement with Grant Township. The Lawrence-Douglas County Health Department
is also serves the planning area.

Law enforcement is shared between the City of Lawrence Police Department and the Douglas
County Sheriff’s Department, depending on whether the property is within the city or in the
county. Both are located in the Law Enforcement Center in downtown Lawrence.

The city-owned Lawrence Municipal Airport is located in the planning area north of Highway
24/40 and east of E 1500 Road. The city has owned and operated the airport at this site since
1929. The airport is a general aviation facility that is an all weather facility for business and
recreation flyers. A portion of the airport is dedicated to aviation-related employ ment activities
and the city is actively marketing the airport for new businesses while recently approving water
and sewer extensions to serve the airport.

The Federal Aviation Administration (FAA) regulates certain aspects of the operation of the
airport and the adivity around the airport. There are restrictions in place that manage
structure heights around the airport to help maintain the integrity of runway approaches. See
Map 2-15. The FAA also mandates a 10,000 foot Wildlife Mitigation Buffer around the runway
and taxiway improvements at the airport. The buffer extends 10,000 feet beyond the runway
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and taxiways. The buffer is meant to keep water bodies and other wildlife attractants to a
minimum. Proposed developments within the 10,000 foot buffer require FAA review. See Map
2-16.
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Map 2-14 — Community Facilities
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Map 2-15 - Airspace Overlay Zones
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Section 3 — Recommendations

The Northeast Sector Plan planning area is anticipated to develop with a range of uses and
intensities that extend from agriculture to industrial uses. The more intensive industrial and
commercial use areas are recommended where they are in close proximity to US 24/40
Highway and the airport. Agriculture uses are located in the majority of the planning area
which is not anticipated to urbanize within the foreseeable future.

Compared to other areas of the fringe area of Lawrence, this area is not anticipated to be
significantly urbanized.

Due to the unique challenges to development, including:
o Costly stormwater infrastructure needs as urbanization occurs
o Significant amounts of regulatory floodplain
o Significant amounts of Class 1 and 2 soils
o FAA Regulations and Lawrence Municipal Airport Protection Zones

Yet the planning area also benefits from the Lawrence Municipal Airport, nearby urban services,
and access to I-70.

This plan recognizes these unique elements and proposes only limited urban development in
the planning area.

3.1 Goals and Policies

Goals are broad statements of ideal future conditions that are desired by the community.
Policies are guiding principles that provide direction for decisions to be made regarding the
planning area in order to meet the goals. These policies are in addition to the policies in Horizon
2020 and are only applicable to the property within the Northeast Sector Plan planning area.

3.1.1 Land Use
Goal: Establish future land uses appropriate for the following unique characteristics
of the area:

The interaction of urban and rural lifestyles and development patterns
Multi-modal transportation system
o Airport
o Highway 24/40/59
o Interstate 70
o Railroad
Predominate agriculture use with existing industrial and commercial uses
along the highways
Relatively flat terrain
Floodplain/stormwater challenges
KU Field Station and ecological reserves
Kansas River/Levee
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3.1.1.1 Policies

3.1.1.1.a General

1.

Establish an urban growth area boundary that considers the costs of urban development
and that recognizes that the majority of the planning area will not develop in an urban
manner during the time horizon of this plan.

Recognize that infrastructure challenges will limit urban growth in the planning area.
Stormwater management costs identified by the North Lawrence Drainage Study are
significant for urban development. The lack of slope of the area presents challenges for
urban wastewater infrastructure and manage ment.

Consider allowing alternate development standards for urbanized development that
promote sustainable development— swales, no curb and gutter, #pervious surfaces, etc.
— that will limit the downstream impact of development.

Annex property in an orderly manner as urbanization of new development occurs.
Further, consider annexing existing county industrial developments as utility issues in
the area are better understood and as properties redevelop.

3.1.1.1.b Agriculture Use

1.

2.
3.

4.

Encourage continued agriculture use for the majority of the planning area, especially in
areas with Class 1 and 2 soils and in the regulatory floodplain areas.

Encourage incentives/partnerships that assist the ongoing agriculture uses in the area.
Recognize that the impacts of farming — truck traffic, noises, etc. — are necessary and
are not nuisances in the community.

Identify and create programs that promote continued agriculture use by supporting
existing and new agriculture ventures.

3.1.1.1.c Industrial/Employment Use

1.

v

Per Horizon 2020 Chapter 7 — Industrial and Employ ment-Related Land Use, designate
and support the areas southwest of the Airport and north of I-70 as a future industrial
area. Soil conserving agri-industry businesses that will protect the quality of existing
high-quality agricultural land either through agricultural use or preservation for future
agricultural use should be encouraged to locate in these areas.

Designate and support industrial/e mploy ment uses north of Highway 24/40 and west of
the airport.

Per Horizon 2020 Chapter 7 — Industrial and Employ ment-Related Land Use, designate
the Midland Junction area as a future industrial/employ ment area. Soil conserving agri-
industry businesses that will protect the quality of existing high-quality agricultural land
either through agricultural use or preservation for future agricultural use should be
encouraged to locate in these areas. Adoption of Nodal Plan is encouraged prior to
urbanizing and/or providing urban services to this site.

Support continued development of the Airport property for aviation-related businesses.
Require compatible land uses within FAA guidelines related to runway protection zones
and wildlife mitigation.

3.1.1.1.d Commercial Use

1.

2.

Per Horizon 2020 Chapter 6 — Commercial Land Use, designate the intersection of E
1500 Rd. and Highway 24/40 as a future Neighborhood Commercial Center.

Allow future commercial uses, in addition to industrial/e mploy ment uses, at Midland
Junction to provide a greater mix of uses to support highway travelers after Nodal Plan
is adopted. Consider improvements to Highway 24/59 that address the safety of the
curves as part of a future Nodal Plan.
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3.1.1.1.e Residential Use
1. Rural residential (rural estate) uses are permrtted in most of the olannlnq area and are
encouraged |f supportlnq aqrrcu Iture uses. fe e '

2. Very Iow den5|ty re5|dent|al uses are encouraged for the non- regulatory floodplain area
between the North Lawrence neighborhood and I-70.

3.1.1.1.f Open Space
1. Protect the existing and future #& Kansas University Field Station and protect it from
future development projects with tools such as appropriate buffers and land uses that
will minimize the impact of neighboring development.
2. Encourage continued use of the Kansas River levee as an open space amenity.

3.1.1.1.g Lawrence Urban Growth Area (UGA)
1. Consider adjusting Lawrence’s Urban Growth Area boundary to those areas of Grant
Township feasible for urban-type development through the analysis of this Sector Plan
and the analysis of future water and wastewater master plans.
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3.1.2 Environmental Resources
Goal: Consider the unique environmental resources of the area when reviewing
development applications. Environmental resources include:

Class 1 and 2 soils

Flat terrain

Floodplain

Groundwater/Wells

KU Field Station and ecological reserves
Kansas River/Levee

Sand, gravel, topsoil, etc.

3.1.2.1 Policies
3.1.2.1.a Class 1 and 2 Soils
1. Recognize Class 1 and 2 soils as valuable to this portion of Douglas County for its
permeability (positive attribute for stormwater and flooding) and crop production
capabilities.
2. Encourage the preservation of high quality agriculture land (Class 1 and 2 soils) through
conservation programs, private/public partnerships, and other funding mechanisms.
3. Encourage private agriculture ease ments that will preserve high quality agriculture land
in perpetuity.

3.1.2.1.b Floodplain

1. The City and County should consider developing and imple menting higher regulatory
standards that promote no adverse impact in requlatory flood hazard areas as shown on
the Flood Insurance Rate Maps for Douglas County and within the Floodplain Overlay
District for the City of Lawrence.
Development should not be allowed within the regulatory floodway.
Promote the natural and beneficial functions of the floodplain.
Encourage natural stormwater manage ment.
Crop and animal agriculture uses are appropriate in the regulatory floodplain.

A o\

3.1.2.1.c Groundwater

1. Promote land management choices that limit the potential for negative groundwater
impacts.

2. Minimize pollutants percolating into groundwater systems to help ensure the quality of
the area’s groundwater systemns.

3. Provide educational opportunities regarding natural stormwater manage ment features,
Best Manage ment Practices (BMPs) for stormwater structures and pollutant discharge,
erosion and sediment control, and water quality.

3.1.2.1.d #8 Kansas University Field Station
1. Encourage future development that is compatible with the #8 Kansas University Field
Station. Buffers and other methods may be necessary to mitigate the impacts of the
buildt environment of future development projects in close proximity to the Field Station.
2. Promote the research and educational aspects of the #8 Kansas University Field Station.
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3.1.2.1.e Recreation
1. Maximize recreation opportunities by developing trails that connect to focal points in the
area and to the larger interconnected Lawrence and Douglas County network, including
the Kansas River levee trail.

3.1.2.1.f Sand, gravel, topsoil, etc.

1. Support the extraction of natural resources such as sand, gravel, topsoil, etc. if
compatible with existing land uses, especially the Lawrence Municipal Airport and &
Kansas University Field Station, and if infrastructure can support the process of
extradion.
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3.1.3 Economic Development
Goal: Promote economic development opportunities that take advantage of the

unique characteristics of the area, which include:

A multi-modal transportation system
o Airport
o Highways 24/40/59
o Interstate 70
o Railroad
Class 1 and 2 soils
Relatively flat terrain
Existing industrial and commercial businesses along the highways
KU Endowment land

3.1.3.1 Policies

3.1.3.1.a Airport

1.

Support aviation-based development at the airport, and the necessary road and utility

infrastructure, as an economic development generator for Lawrence and Douglas
County.

3.1.3.1.b Industrial/Employment

1.

Support goals and policies of Horizon 2020 Chapter 7 — Industrial & Employment Related
Land Use and recognize that certain areas identified in Chapter 7 in the planning area
are valuable to the goal of creating jobs for Douglas County.

3.1.3.1.c Agriculture Economy

1.

2.

3.

Encourage public/private partnerships and programs to establish and support a
sustainable local food program.

Establish incentives as part of a local food program that foster farmto table
relationships.

Support the ag community by creating partnerships and programs that further economic
development of an agricultural nature.

Per Horizon 2020 Chapter 7 — Industrial and Employ ment-Related Land Use, designate
and support the areas southwest of the Airport and north of I-70 as a future industrial
area. Soil conserving agri-industry businesses that will protect the quality of existing
high-quality agricultural land either through agricultural use or preservation for future
agricultural use should be encouraged to locate in these areas.

Designate and support industrial/e mploy ment uses north of Highway 24/40 and west of
the airport.

3.1.3.1.d KU

1.

Create partnerships with KU that help build the agricultural, research, aviation, and
industrial businesses of the area.
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3.1.4 Infrastructure

Goal:

Improve existing services for the area and recognize the infrastructure
challenges posed by the unique characteristics of the area when considering
development applications. The unique characteristics include:

Relatively flat terrain
Floodplain/stormwater challenges
Township roads

3.1.4.1 Policies

3.1.4.1.a Existing Services

1.

Develop partnerships between Douglas County, Grant Township and the City of
Lawrence for appropriate road maintenance programs in the planning area as
development occurs.

When conditions warrant, the City should consider locating a fire station near the airport
to improve emergency service for the airport, the North Lawrence neighborhood, and
the remainder of Grant Township.

Heavy truck traffic from commercial and industrial development should use highways or
improved roads for travel through the area.

3.1.4.1.b Floodplain/Stormwater/Flat terrain

1.

2.

Consider implementing alternate sustainable development standards to help reduce the
cost of stormwater improve ments needed for existing and future development.

The flat terrain in some parts of the planning area hinders storm drainage. Stormwater
improvements identified in the North Lawrence Drainage Study should be constructed as
development occurs in the area.

Implement appropriate stormwater management practices throughout the planning
area.

Flat terrain poses cost challenges to providing sanitary sewer to the area. Consider
alternative sewer solutions when prudent.
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3.1.5 Transportation
Goal: Continue developing a multi-modal transportation system that supports the
designated land uses of the area.

3.1.5.1 Policies
3.1.5.1.a Safety

1. Work with KDOT to improve the Midland Junction Highway 24/59 curves to make the
route safer for travelers.

2. Consider improve ments to Highway 24/40 that facilitate easier turning movements onto
and off of the highway — in particular at E 1500 Rd./N 7" Street and at the airport
entrance.

3. Encourage on-going discussion with the railroad companies regarding rail crossing
safety.

3.1.5.1.b Trails/Pathways
1. Develop a trail/bikeway system for the planning area that considers connecting to open
space and recreation areas.
2. Include the planning area in the county-wide bikeway system map.
3. Identify and build pathways throughout the planning area.
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3.2 Land Use

This section outlines the recommended land uses for the planning area. The future land use
maps (Map 3-1) and land use descriptions are explained on the subsequent pages. The map is
an illustration to help visually identify the recommended land uses in the Northeast Sector Plan
planning area. The land use descriptions are more detailed information regarding the different
land use categories. The official definitions and the permitted uses within each zoning district
are outlined in the use tables that are located in the Zoning Regulations for the Unincorporated
Territory of Douglas County and the Land Development Code for the City of Lawrence. The
map and text descriptions must be used in conjunction with one another in order to obtain the
complete recommendation for each particular area. The map is not intended to provide a
scaleable map for determining specific land use/zoning boundaries within this area.

This plan encompasses a large area that for the most part is not intended to urbanize, and as
such, a large area is designated Agriculture on the future land use map. There are a number of
properties in_the planning area that have existing county zoning designations other than
Agricultural zoning. Some of those properties are shown on the future land use map to have a
different future land use through possible future urbanization. There are also properties that
have county industrial and business zoning, and that are currently developed, that are shown
on the future land use map as industrial or commercial, reflecting their existing developed use.

There are other properties that have County industrial or business zoning, but that are not
presently developed and that are outside the anticipated urbanization area of this plan, that are
shown as Agriculture on the future land use map. It is important to note that this plan does not
take away those properties’ rights to develop under the current county zoning requlations.
Properties with zoning other than Agricultural that seek to develop for a permitted use may do
so_without oversight of the future land use map of this plan as long as they receive the
appropriate approvals to do so.

3.2.1 Land Use Descriptions

3.2.1.1 Agriculture
The Agriculture designatieon classification is intended for those parts of the planning
area not anticipated to urbanize over the course of the planning horizon. The
dominate existing use of this desigmation classification is agriculture uses. The intent
of the Agriculture desigmation classification is to allow for agriculture activities along
with rural residential uses and other uses permltted by the Zonlng Regulatlons of
Douglas County =sicter FerEet=te =

' = ' sedis=  Existing uses that are not agriculture or
residential, and that have the approprlate existing zoning for the use, are not affected
because this policy desigmatien classification is not changing the zoning on the
property. The Agriculture classification contains requlatory flood hazard areas.
Development on properties containing flood hazard area must comply with the flood
plain requlations of Douglas County.

Density: Per Douglas County Zoning Regulations

Intensity: Very low

Zoning Districts: Douglas County - A (Agriculture District), “A-1" (Suburban Homes
District)

Northeast Sector Plan DRAFT 3-9



3.2.1.2

3.2.1.3

3.2.1.4

Primary Uses: Agriculture, commercial greenhouse, commercial riding stable, grain
storage structures, single-family dwellings, churches, schools, parks and open space
and utilities.

Very Low-Density Residential

The intent of the Very Low-Density Residential 8se classification is to allow for large
lot, single-dwelling type uses. The very low-density ase classification is expeded to
urbanize within the city of Lawrence.

Density: 1 or fewer dwelling units per acre

Intensity: Very low

Zoning Districts: Lawrence — RS40 (Single-Dwelling Residential), PD (Planned
Development Overlay)

Primary Uses: Detached dwellings, cluster dwellings, manufactured home residential-
design, zero lot line dwellings, group home, public and civic uses

Neighborhood Commercial Center

A Neighborhood Commercial Center provides for the sale of goods and services at the
neighborhood level. This commercial center is intended to serve the surrounding
employment center area in addition to the commuters using Highway 24/40. Horizon
2020, Chapter 6 — Commercial Land Use offers more specific language regarding
Neighborhood Commercial Centers. The Neighborhood Commercial Center desigaation
classification is intended to urbanize around Highway 24/40 and E 1500 Rd. Other
areas designated are rural and are not anticipated to urbanize.

Intensity: Medium-High

Zoning Districts: Douglas County — B-1 (Neighborhood Business District) and B-2
(General Business District); Lawrence — MU (Mixed Use), CN1 (Inner
Neighborhood Commercial District), CN2 (Neighborhood Commercial Center
District), PD (Planned Development Overlay)

Primary Uses: non-ground floor dwellings, civic and public uses, eating and drinking
establishments, general office, retail sales and services, hotels, motels, gas
and fuel sales, car wash

Soil Conserving Agri-Industry

The intent of the Soil Conserving Agri-Industry H¥se category is to allow for soil
conserving agriculture-related iedastria=ases businesses that conserve and use the
Class 1 and 2 Soils in the area and that take advantage of Highway 24/40 and I-70 for
materials transportation. Soil conserving agri-industry business is a term with its basis
found in Horizon 2020 Chapter 7 — Industrial and Employment-Related Land Use. This
Plan seeks to better describe the intent of this classification. The distinction between
the Soil Conserving Agri-Industry  classification _and _ Industrial/ Employ ment
classifications is the component of protecting and/or using existing high-quality
agricultural land either through agricultural use or preservation for future agricultural
use.

Protection of the soils through agriculture use or preservation can be implemented in
different ways and the community should be open to creative ways that development
projects could utilize this classification. Projects that could meet the value of this
classification include, but are not limited to, the following: crop research, local food
production, or small amounts of conventional industrial with large percentages of the
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3.2.1.8

3.2.1.9

soil protected or used for agriculture. The Agri-Industry Use may or may not urbanize.
This use is identified south of Highway 24/40 and also should be included at Midland
Junction when a nodal plan is developed for that area.

Intensity: Medium-High

Zoning Districts: Douglas County — I-1 (Limited Industrial District) and I-2 Light
Industrial District; Lawrence — IBP (Industrial and Business Park District) IL
(Limited Industrial District), IG (General Industrial District), PD (Planned
Development Overlay)

Primary Uses: Soil-conserving agri-businesses

Industrial

The intent of the Industrial 8se category is to allow for moderate to high-impact uses
including large scale or specialized industrial uses that utilize Highway 24/40 and I-70
for materials transportation. This category includes existing industrial developments in
the area. This category also includes land at the airport dedicated to aviation related
development. Land west of the airport and north of Highway 24/40 is also gesignated
classified as industrial. The industrial #se classification is expected to urbanize.

Intensity: Medium-High

Zoning Districts: Lawrence — IBP (Industrial and Business Park District) IL (Limited
Industrial District), IG (General Industrial District), PD (Planned Development
Overlay)

Primary Uses: Aviation-related uses, utility facilities, building maintenance services,
fleet storage, business support services, construction sales and service,
industrial facilities, wholesale, distribution, and storage, research services,
manufacturing and production limited and technology

Airport

The intent of the Airport ase category is to designate the existing City-owned

Lawrence Municipal Airport land and allow for aviation-related development.

Intensity: Medium-High
Zoning District: Lawrence —IG (General Industrial District)
Primary Uses: Aviation-related uses

3.2.1.10 Public/Institutional

The intent of the Public/Institutional Use is to allow for public, civic, and utility uses.

Intensity: Variable

Zoning Districts: Douglas County — A (Agriculture District); Lawrence — GPI (General
Public and Institutional)

Primary Uses: Cultural center/library, school, utilities, recreational facilities, utility
services

3.2.1.11 ¥H Kansas University Field Station

The intent of the KU Field Station Use is to gesignate classify the existing #8 Kansas
University property.

Intensity: Low
Zoning Districts: Douglas County — A (Agriculture District)
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Primary Uses: crop agricultural, cultural center, teaching, active recreation, passive
recreation, nature preserve, research

3.2.1.10 Open Space
The intent of the Open Space 8se category is to provide space for public recreational
facilties and natural area preservation. This category primarily includes regulatory
floodway areas as well as regulatory floodplain areas that are not in the Agriculture

Land Use designation classification.

Intensity: Low

Zoning Districts: Douglas County — A (Agriculture District), V-C (Valley Channel
District); Lawrence — GPI (General Public and Institutional District), OS (Open
Space), UR (Urban Reserve),

Primary Uses: crop agricultural, cultural center, schools, active recreation, passive
recreation, nature preserve, entertainment and spectator sports, participant
sports and recreation outdoor, private recreation

3.2.1.11 Future Industrial/Employ ment
This classification recognizes the Midland Junction area as a future employ ment
center. Although the area may or may not urbanize and support a larger employment
base and possibly expanded commercial uses, this likely won't happen for at least 30
years (Per Horizon 2020 Chapter 7 Industrial and Employ ment Related Land Use).

A Nodal Plan will be required prior to the area substantially developing. A Nodal Plan
will provide a detailed land use examination of the Midland Junction intersection. The
Nodal Plan should determine future land use, including a consideration for some
commercial land use. In addition to future land use, among the other issues the Nodal
Plan_should examine are: traffic safety issues with Highway 24/59, stormwater, and
Class 1 and 2 soils.
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Map 3-1 — Future Land Use
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3.3 Implementation
1. Amend Horizon 2020 Chapter 6 - Commercial Land Use designate the Neighborhood
Commercial Center at the intersection of E 1500 Road and US Highway 24/40 to the
southern portion of the intersection of E 1500 Road and US Highway 24/40.
2. Reevaluate and update the Lawrence Urban Growth Area (UGA) in Horizon 2020.
3. Include the planning area in the future wastewater and water master plan updates.

4. Include the planning area in future long-range transportation plan updates.

5. Reassess the planning area in a Bikeway Map update to include connecting the open
space areas to the greater trail network.

6. Consider implementing regulations that promote no adverse impact for floodplain
manage ment.
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Section 1: Introduction
1.1 Purpose

The purpose of the MNortheast Sector Plan is to outline specific land use goals, policies and
recommendations for the planning area shown on Map 1-1, while being consistent with the
overall adopted comprehensive plan for the community. Portions of the planning area are
adjacent to the city of Lawrence and because of their proximity to the city and highways, they are
likely to be areas of rural and urban development pressure. However, this plan recognizes that
this area is unique in its development potential and the community may benefit most by limited
development.

The plan outlines future land uses for the planning area to be used as a guide for rural and urban
development. This plan does not annex property nor does it rezone property upon adoption.
These types of proposals are typically requested by the property owners and/or developers that
have a stake in such property and wish to develop within Douglas County and within the city of
Lawrence.

The plan should fit like a puzzle piece into the larger context of the surrounding street, utility, and
land use network of the entire community. Logical connections between the planning area and
adjacent neighborhoods are a key factor in the development of the plan. The recommendations
contained within this plan are intended to guide the area’s future growth patterns.

It is expected that development in the planning area will occur within the span of decades as the
market demands and as urban services are able to be provided. It is anticipated that rural and
agricultural uses will continue to be present and maintained as the planning area urbanizes.
Because of the long timeframe of the plan, it should be reviewed on a regular basis.
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1.2 Description of Planning Area

The Northeast Sector Plan planning area is located north of the city of Lawrence (see Map 1-1)
and within Grant Township, in northeastern Douglas County, Kansas. The planning area@

contains approximately 10,640 gross acresjandiencompassesimostiofiGrantiliownshiphnorth of

the Kansas River.

The planning area boundaries are: E 1700 Road on the east, N 2100 Road on the north, the
riverfront park on the west, and the Lawrence city limits and the Kansas River on the south. See
Map 1-1. The planning area encompasses the Lawrence Urban Growth Area (UGA) in northeast
Douglas County, as currently identified in Horizon 2020. A majority of the planning area is
located in Service Area 4 which is the outer most service area in Horizon 2020. For Service
Area 4 Horizon 2020 states: “The land uses north of US-24/40 shall be primarily non-residential
uses such as industrial, warehouse and office” and “Urban development in Service Area 4 north
of the Kansas River shall not occur until after an extensive drainage study for the area north of
the Kansas River has been completed.” The North Lawrence Drainage Study was completed in
2005.

A portion of the planning area, south of Highway 24/40 is located in Service Area 2. Horizon
2020 states: “Until these areas, are served by the extension of municipal services, residential
urban densities of development or non-residential urban development will not be permitted.
Divisions of land for rural residential development shall be permitted only when the following
criteria exist: access to paved roads, conformance with minimum road frontage requirements,
and availability of rural water meters. Development shall not be permitted on steep slopes
(15% or greater), regulatory floodplains or other environmentally sensitive areas, and state or
federally designated historic sites or landmarks. The pattern and lot layout of rural residential

developments shall provide, through early planning, dedications or reservations for the logical E;]
extension of public roads and infrastructure” and

Ppublic infrastructure improvements to serve these new urban densities.”

As mentioned earlier, the entire planning area is within the Lawrence UGA. The UGA was
expanded to the Douglas County line in this area in 2004. This action was largely in response
to concerns that the Douglas County Subdivision Regulations did not regulate rural residential
growth, i.e, the 5 and 10 acre exemptions allowed the creation of residential lots without
platting. The UGA was expanded into this area to help regulate rural residential growth.

The subdivision regulations for Douglas County were amended and adopted in 2007 and put in
place standards to regulate rural residential growth.
These standards regulate rural residential growth in
the Rural Area, as well as the UGA. Since there are
now standards for the division of property in the
Rural Area, one of the reasons for expanding the
UGA to the county line in this area is no longer

. hecessary.

& The dominant character of the area is rural in
nature although there are a variety of uses within
the planning area. The main rural use in the flat,
lower parts of the planning area is agriculture crop
uses. Rural residential uses are found in the higher
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northern parts of the planning area. Rural uses dominate those portions of Jefferson County
that are north of the planning area and also those parts of Leavenworth County east of the
planning area. The KU Field Station is located in the northeast corner of the planning area and
also within Jefferson and Leavenworth counties.

I-70 and a toll plaza, along with Highways 24/40/59 are major elements within the area.
Industrial and commercial uses are located along Highway 24/59 and Highway 24/40. The
Lawrence Municipal Airport is another major element within the planning area. The airport is
annexed into the city, but is an island not contiguous with the corporate boundary of Lawrence.
The Kansas River is generally west and south of the planning area. Urban uses within Lawrence

are generally south of the planning area.

The planning area boundaries and parcel composition are illustrated in Map 1-2.
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Map 1.1 — Vicinity Map

Northeast Sector Plan

Vicinity Map

mumnmn City Limits %
[:| Water Bodies : \ Lawrence-Douglas County Planning

Northeast Sector Plan DRAFT 1-4



Map 1.2

Northeast Sector Plan

Planning Area Boundary w/Parcel Lines
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1.3

Policy Framework

Horizon 2020 serves as the overall planning guide and policy document for this plan. In addition
to Horizon 2020, guiding policy is also obtained in other adopted physical element plans.
Together, these plans provide the general “umbrella” policies under which this plan is
developed. Listed, these plans are:

Horizon 2020, the Comprehensive Plan for Lawrence and Unincorporated Douglas
County. Lawrence-Douglas County Metropolitan Planning Office. 1998 as amended.
Transportation 2030, Lawrence/Douglas County Long Range Transportation Plan.
Lawrence/ Douglas County Metropolitan Planning Office and Parsons Brinkerhoff. March
26, 2008.

Lawrence-Douglas County Bicycle Plan, Lawrence/Douglas County Metropolitan Planning
Office. May 2004.

Lawrence Parks & Recreation Department A Comprehensive Master Plan. Leon Younger
& PROS. 2000.

City of Lawrence, Kansas Water Master Plan. Black & Veatch. December 2003.

City of Lawrence, Kansas Wastewater Master Plan. Black & Veatch. December 2003.
2008-2013 Capital Improvement Plan. City of Lawrence. June 26, 2007.

North Lawrence Drainage Study. 2005
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Section 2 - Existing Conditions

The inventory and analysis of existing conditions in this plan are intended to serve as a resource
and background for the recommendations included in Section 3 of this plan.

2.1 Land Uses

2.1.1 Existing Land Uses

There are currently a variety of land uses within the planning area. The planning arei;rs
approximately e

source information for the existing land use summary and map are based on the County
Appraisers’ land use code and updated by planning staff.

Agricultural uses, in the form of row crops, pasturelands, and farms are the dominant land uses
and encompass approximately 7,330 acres of land, which accounts for 72% of the planning
area. There are farms of varying sizes (less than 5 acres up to hundreds of acres) within the
planning area. Production includes row crops, local market production and animal production.
Farms are owner operated or leased to larger operations. The City leases land around the
airport for agriculture use.

The second largest land use category is parks/rec/open space use with approximately 956
acres. The parks/rec/open space use category includes the KU Field Station properties in the
northeast portion of the planning area.

The third largest land use category is transport/communication/utility. This land use category
includes the Lawrence Municipal Airport.

The next largest category is single family residential use. This category includes property with
one dwelling unit located on it. The Douglas County Zoning Regulations define a dwelling as,
“Any building or portion thereof designed or used for residential purposes. This shall include
structures designed as underground structures but shall not include trailers or mobile homes”.
The single-family residential use is seen within the planning area primarily in the rural form —
typically a house on 1 to 10 acres (although some larger single family properties in the area
range between 10 — 40 acres).

The remaining land is designated a variety of uses ranging from
industrial/warehouse/distribution to public/institutional uses. These uses are located primarily
along Highway 24/59. The existing land uses are shown on Map 2-1 and the planning area
breakdown is described in Table 2-1.
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Table 2-1: Existing Land Use Summary

Land use Acres Percent)
Agricultural 7,330 72%
Single Family Residential 550 5%
Vacant Residential 232 2%
Residential - Other 72 1%
Commercial 186 2%
Industrial/Warehouse/Distribution 125 1%
Public/Institutional 110 1%
Parks/Rec/Open Space 956 10%
Transport/Communication/ Utility 555 6%
TOTAL 10,116 100%

2.1.1 Historic Resources

Currently, there is one structure listed on the National Register of Historic Places within the
planning area. The Vermilya Boener House is located at the northwest corner of N 1900 Rd. and

E 1400 Rd and was listed in 1992.
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Map 2.1 — Existing Land Use

Northeast Sector Plan

Existing Water Infrastructure

= M a0 RD

(AR ErAVE

N MEnaie —
. I

AR E]

@uions

g
1

5
Legend
Existing Land Use
K PlanCode
i |:| Cemetery
- Commercial
B rarm - 2 &
g m North St (i
- Farm Residence - £ lake St = u”o’;
) w
B roustrial e Lyon St % %
2 :
Mobile H Lingaln 8t T |
[ ] Mabile Harme e i - _'W
I Farks/ReciOpen Space 2h o Locust St
Elm 5t |
- Fublic/Institutional Ll : wWalnut St -
1 Single Family Residential L i Oak SHIMAB20R0
i - Transport/Communication/Utility W Tth St E Tth St Wm_
I arehouse/Distribution & & oL .t EgthEt = e
,g g 92 FURN [ AL ]
Mortheast Plan Boundary £5 2= E @ % o =
E|BIclE "
Lawrencel)GA, I e i;] E =18 E1ithst B N 1550 rp
s o3 oW B
mumn City Limits % =l o 5 A E12th 5t [}
[ ster Bodies ‘ Lawrence-Douglas County Planning

Northeast Sector Plan DRAFT


lfinger
Sticky Note
Why is this commercial instead of agri-industry? The operation that was once conducted there is more accurately an agri-industry than a commercial (retail) use.


2.2

Zoning Patterns

=

‘The planning area encompasses approximately 10,640 acres of land including public rights-of-
WWaysh) Approximately 520 acres are located within the city of Lawrence and the rest is located

within the unincorporated area of Douglas County. The majority of the planning area that is
located within unincorporated Douglas County is zoned A (Agriculture District). This is mainly
used for row crops, pasture land and farm purposes. Industrial zoning is found in the planning
area with specific areas zoned I-1, I-2, I-3 and I-4 Districts. There is also some B-2 (General

Busi