TOPEKA PLANNING COMMISSION
AGENDA
Monday, September 21, 2015
6:00 P.M.
214 East 8th Street
City Council Chambers, 2nd Floor
Municipal Building
Topeka, Kansas 66603
Persons addressing the Planning Commission will be limited to four minutes of public address on
a particular agenda item. Debate, questions/answer dialogue or discussion between Planning
Commission members will not be counted towards the four minute time limitation. The
Commission by affirmative vote of at least five members may extend the limitation an additional
two minutes. The time limitation does not apply to the applicant’s initial presentation.
Items on this agenda will be forwarded to the City Council for final consideration. The progress of the
cases can be tracked at: http://www.topeka.org/planning/staff_assignment/tracker.pdf
All information forwarded to the City Council can be accessed via the internet on Thursday prior to the
City Council meeting at: http://public.agenda.topeka.org/meetings.aspx

ADA Notice: For special accommodations for this event, please contact the
Planning Department at 785-368-3728 at least three working days in advance.

HEARING PROCEDURES
Welcome! Your attendance and participation in tonight’s hearing is important and ensures a
comprehensive scope of review. Each item appearing on the agenda will be considered by the City of
Topeka Planning Commission in the following manner:
1. The Topeka Planning Staff will introduce each agenda item and present the staff report and
recommendation. Commission members will then have an opportunity to ask questions of staff.
2. Chairperson will call for a presentation by the applicant followed by questions from the Commission.
3. Chairperson will then call for public comments. Each speaker must come to the podium and state
his/her name. At the conclusion of each speaker’s comments, the Commission will have the
opportunity to ask questions.
4. The applicant will be given an opportunity to respond to the public comments.
5. Chairperson will close the public hearing at which time no further public comments will be received,
unless Planning Commission members have specific questions about evidence already presented.
Commission members will then discuss the proposal.
6. Chairperson will then call for a motion on the item, which may be cast in the affirmative or negative.
Upon a second to the motion, the Chairperson will call for a role call vote. Commission members will
vote yes, no or abstain.
Each item appearing on the agenda represents a potential change in the manner in which land may be
used or developed. Significant to this process is public comment. Your cooperation and attention to the
above noted hearing procedure will ensure an orderly meeting and afford an opportunity for all to
participate. Please Be Respectful! Each person’s testimony is important regardless of his or her position.
All questions and comments shall be directed to the Chairperson from the podium and not to the
applicant, staff or audience.

Members of the Topeka Planning Commission

Topeka Planning Staff

Kevin Beck
Dustin Crook
Rosa Cavazos
Scott Gales, Chair
Dennis Haugh
Nicholas Jefferson, Vice Chair
Carole Jordan
Mike Lackey
Patrick Woods

Bill Fiander, AICP, Planning Director
Carlton O. Scroggins, AICP, Planner III
Dan Warner, AICP, Planner III
Mike Hall, AICP, Planner III
Tim Paris, Planner II
Dean W. Diediker, Planner II
Annie Driver, AICP, Planner II
Susan Hanzlik, AICP, Planner II
Taylor Ricketts, Planner I
Kris Wagers, Office Specialist

AGENDA
Topeka Planning Commission
Monday, September 21, 2015 at 6:00 P.M.

A. Roll call
B. Approval of minutes – August 17, 2015
C. Communications to the Commission
1. Commissioner Recognition (Commissioners Crook & Lackey)

D. Declaration of conflict of interest/exparte communications
by members of the commission or staff
E. Public Hearings
1. PUD04/9B Wood Valley Racquet Club Planned Unit Development by Genesis Health Clubs of
Topeka, LLC & Kent B. Garlinghouse requesting to amend the master plan for an existing Planned Unit
Development (“C-2” Commercial use group) on 11.3 acres in order to construct additions to the racquet
club building and the Cage Gymnastics building, and new associated off-street parking at 2909 SW 37th
Street and 2925 SW 37th Street. (Driver)

2. Z02/7B Brewster Place Planned Unit Development by The Congregational Home dba Brewster
Place, A Kansas Not for Profit Corporation, David Beck, President & CEO requesting to amend the
master plan and expand the boundary of the existing Planned Unit Development (“M-2” Multiple Family
Dwelling District use group) to include an additional 1.5 acres of property currently zoned “R-1” Single
Family Dwelling District, located along the east side of SW Lincoln Street between SW 29th Street and SW
31st Street. (Driver)

3. Z15/6 By: FOSTER, RUTH E & ROSS, CONNIE S requesting to amend the district zoning
classification from “R-1” Single Family Dwelling District TO “O&I-2” Office and Institutional District
on vacant property located approximately 2,200 ft. east of SW Wanamaker Road along the south
side of SW Huntoon Street (5800 block of SW Huntoon) (Hall)

F. Discussion Items
1. Hi-Crest Neighborhood Plan Preview for October Planning Commission Public Hearing

G. Adjournment

CITY OF TOPEKA

TOPEKA PLANNING COMMISSION
MINUTES
Monday, August 17, 2015
6:00PM – Holliday Building – 620 SE Madison, 1st Floor Holliday Conference Room
Members present:
Members Absent:
Staff Present:

Kevin Beck, Patrick Woods, Scott Gales, Rosa Cavazos, Mike Lackey, Dustin
Crook, Dennis Haugh, Carole Jordan (8)
Nicholas Jefferson (1)
Bill Fiander, Planning Director, Dan Warner, Planner III, Mike Hall, Planner III;
Kris Wagers, Office Specialist

A) Roll Call
8 Members present for a quorum
B) Approval of Minutes from July 20, 2015
Motion to approve as typed; moved by Mr. Beck, second by Mr. Lackey. APPROVED (8-0-0)
C) Communications to the Commission – Mr. Fiander stated that the September meeting will be the
final meeting for Mr. Lackey and Mr. Crook as their terms will be expiring at the end of September.
D) Discussion Item – Downtown Zoning D-1 Conversion
1. D-1 Design Guidelines
Mr. Fiander stated that last month's meeting focused on Downtown Zoning D-1 Conversion and
that staff continues to work on that. At this month's meeting, the focus will be on Design
Guidelines for D-1 Zoning.
Mr. Warner reviewed the proposed changes to the Downtown Topeka Urban Design Guidelines,
which are the currently adopted Design Guidelines.
Mr. Warner explained that D-1 District currently does not have sign standards, so for
review/approval of sign permits, the C-5 Zoning District sign standards are used. Guidelines
could be included to set some additional design standards on top of those for C-5 zoning. He
pointed out that there are plans to update the Sign Codes in 2016.
Mr. Beck inquired as to the projected time span between adoption of amended Design
Guidelines and the updating of the Sign Code. Mr. Fiander stated that the Sign Code update is
a major project that will take at least a year or more.
Mr. Fiander stated that Staff plans to bring a proposal regarding D-1 sign standards to the
Commission at a future meeting.

DRAFT

In reference to the picture on page numbered 17 of the Downtown Topeka Urban Design
Guidelines provided in packet, Mr. Gales point out that we should leave flexibility with set-backs.
Mr. Fiander reminded Commissioners that on much of Kansas Avenue, these guidelines will be
superseded by the Downtown Historic District Guidelines. He added that the wording in the
Guidelines seems quite flexible so perhaps the graphic needs changed.
Mr. Gales asked those in the audience if they had any questions or comments about the
proposals that had been discussed. Regarding the July 2015 Planning Commission meeting,
Mr. Ivan Weichert, pointed out that there is a Contractor's office on 8th Street by Julie's. He
wanted to confirm that would continue to be allowed under D-1 Guidelines proposal. Mr. Fiander
stated that the restriction refers to showrooms/storage yards.
Vince Frye of DTI stated he believes this is all moving in the right direction and at this point he is
supportive of those things that had been addressed.
2. Pedestrian Master Plan Update
Mr. Fiander gave a brief overview of what has been done and is left to be done on the
Pedestrian Master Plan. He stated that when complete, we will have a priority system for where
to spend the funds budgeted by the City for sidewalks over the next 5 years.
Mr. Fiander stated that one of the priorities that came via public input was better lighting. The
2016 Topeka Budget includes funds for lighting. There is a backlog of about 100 streetlight
requests in the City, so those will be addressed.
Mr. Fiander reported that meetings have been scheduled with neighborhoods that the heat map
show as high demand to get their input.
Mr. Haugh asked if property owners would be responsible for the cost of sidewalk repairs in the
chosen focus areas. Mr. Fiander stated that the City will pay for the repairs in those instances.
He further explained that for areas outside the focus / high demand areas, a 50/50 program is
available.
3. Neighborhood Plan Updates
Mr. Warner informed the Commission that as part of the LUGMP, the Planning Department is
currently updating the neighborhood plan for Hi-Crest, focusing primarily on the area west of
Adams. He reviewed some vital stats for the neighborhood and areas that have already been
improved with SORT assistance received in previous years.
Mr. Warner explained that the process going forward includes a stakeholder meeting scheduled
for the coming week to talk about setting target areas, a final meeting in September, and
presentation of a plan to the Planning Commission at the October meeting.
Mr. Warner reviewed the North Topeka West Neighborhood Plan currently being worked on,
explaining that the area has not had a Neighborhood Plan before so this will be a new Plan.
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The process includes a kick-off meeting which was held in July 2015 and setting of priorities for
improvements. Mr. Warner stated that staff hopes to have a plan draft to present to Planning
Commission before the end of 2015.
Mr. Fiander explained that once the plans are approved, implementation will begin, using about
$2 million targeted for each specific neighborhood. The focus will be mainly on a 4-5 block
target areas.
E) Adjournment at 7:20 PM

Planning Commission 8‐17‐15

‐‐‐ D R A F T ‐‐‐

PAGE 3

September 21, 2015

ZONING REPORT
CITY OF TOPEKA PLANNING DEPARTMENT
CASE NO: PUD04/9B Wood Valley Racquet Club

by:
Genesis Health Clubs of
Topeka LLC/Kent B. Garlinghouse

PROPOSAL: A major amendment to the Wood Valley Racquet Club Master Planned Unit Development
Plan to allow building additions to both the racquet club and gymnastics studio; additional tennis courts;
and 65 additional off-street parking spaces.
LOCATION: 2909 and 2925 SW 37th Street (11.3 acres). South side of SW 37th Street approximately
2,100 ft. west of SW Burlingame Road
PRESENT USE: Existing racquet club/health club (70,937 sq. ft.) and gymnastics studio (10,352 sq. ft.)
PROPOSED USE: To allow an approximate 7,220 sq. ft. addition to the racquet club (indoor 5-lane lap
pool and indoor corridor walkway) that connects the tennis courts and health club; a 2,000 sq. ft. addition
to the south side of Cage Gymnastics studio and relocation of the entrance; pedestrian bridge connecting
gymnastics studio to the racquet club; 65 additional off-street parking stalls; and an area for the
development of future parking.
BACKGROUND: A minor amendment (Revision #1) for a basketball court and aerobic studio is under
review that is being processed concurrently with this major amendment in order to expedite building
permit processing.
CHARACTER OF NEIGHBORHOOD: The subject property is located along SW 37th Street (minor
arterial) and west of Interstate 470, adjacent with a single family residential neighborhood to the north,
east, and west. The Shunga flood control dam lies along the southern perimeter of the subject property.
The Shunga Creek (Type I water way) borders the eastern edge of the property and drains north. The
eastern and southern perimeters of the subject property are covered by the floodway (i.e. considered the
channel carrying overflow water during a flood event). The 100 year flood plain covers portions of the
northern and eastern site. At least one-third of the remaining portions of the site lie within the 500-year
flood plain. The area south of the subject property and south of the dam remain undeveloped and are
completely covered by the flood way.
ZONING CLASSIFICATION AND USE OF SURROUNDING PROPERTIES:
ZONING CLASSIFICATION
North:
South:

“R-1” Single Family Dwelling District
“R-1” Single Family Dwelling District

PRESENT LAND USE
Single family dwellings;
Interstate – 470
Shunga flood control dam/flood way
PUD04/9B Wood Valley Racquet Club- Revision #2
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East:
West:

“R-1” Single Family Dwelling District
“R-1” Single Family Dwelling District;
“M-1” Two Family Dwelling District

Shunga/floodway
Single family dwellings

LENGTH OF TIME PROPERTY HAS REMAINED VACANT AS ZONED OR USED FOR ITS
CURRENT USE UNDER PRESENT CLASSIFICATION: The subject property has remained zoned
for commercial recreation since 1965 when a Special Use Permit (pre-1992 form of CUP) was approved
for a commercial archery club. Additional Special Use Permits were approved subsequently in 1974,
1975, and 1987 to allow the following uses: A private country club, indoor tennis club, and recreational
facility. The base zoning of the property has remained single family residential until it was most recently
rezoned in 2004 to the current PUD (C-2 Commercial uses) District that brought the property up – to-date
to a present zoning classification for commercial recreation. The property was annexed in 1967.
SUITABILITY OF PROPERTY FOR USES TO WHICH IT HAS BEEN RESTRICTED: The
subject property is still suitable for uses to which it has been restricted as it has been used for commercial
recreation since 1965. However, even though the nature of the use of the property is commercial and has
been used this way since 1965, the use has also expanded, over time, in commercial intensity from its
original commercial purposes. There are also significant environmental constraints that make further
development of the property difficult because a large portion of the property lies within the 100 - year
flood plain. Development of the property is inhibited until the owner obtains the proper approvals that
will allow construction and excavation within this flood plain. The following note has been added to the
PUD to address construction within the 100-year flood plain: “No City of Topeka Development Services
permits shall be issued for development in the flood plain prior to obtaining an approved current flood
plain fill permit from the Kansas Department of Agriculture, Division of Water Resources and a flood
plain development permit from the City of Topeka pursuant to TMC 17.30. Minimum opening elevations
shall be 1 ft. above the highest adjacent 100 year water surface elevation.” The property is further
constrained by a Type I water way (Shunga) crossing the eastern edge of the property, which limits the
property’s development due to a 100 ft. buffer setback measured from either side of the water way edge.
The City stream buffer regulations do allow for additional density to be provided elsewhere on the site to
compensate for loss of developable land because of the stream buffer setback. Approval of a variance
from Water Pollution Control has been obtained for an averaging of the stream buffer to allow the
encroachment of 13 parking stalls (or portions thereof) into the northeast segment of the stream buffer, as
shown on the attached graphic. The proposed PUD is only relocating 13 parking stalls that are already
within the stream buffer to an area further away from the stream channel. Therefore, provided the
applicant obtains or has obtained the proper permitting and approvals for development in the flood plain,
the property may still be suitable for additional uses since the property is already zoned for commercial.
CONFORMANCE TO COMPREHENSIVE PLAN: The subject property is designated Parks/Open
Space/Recreation in the Land Use and Growth Management Plan – 2040, which describes this category as
being characterized by public and private parks; golf courses; cemeteries; and recreational fields. The
areas may also include land not as suitable for development, such as, floodways. All of the uses on the
site do not entirely fit within this category, but the property has been zoned for a commercial uses in some
manner since 1965. In addition, the PUD plan does try to preserve some open space areas where possible,
but one of the primary reasons for the major amendment is to reduce open space that is necessary to
accommodate additional off-street parking necessary to serve the expansions. Since the property has been
developed for commercial recreational uses under the current PUD, the continued development of the site
PUD04/9B Wood Valley Racquet Club- Revision #2
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for this use overall satisfies Comprehensive Plan policies for development within Tier 1 areas inside the
city limits. The proposal conforms to the policies of the Comprehensive Plan.
THE EXTENT TO WHICH REMOVAL OF THE RESTRICTIONS WILL DETRIMENTALLY
AFFECT NEARBY PROPERTIES: Removal of the present restrictions as indicated on the current
PUD would allow for reduction in open space and building expansions partially within the 100 year flood
plain, the loss of significant trees along SW 37th Street, and parking encroachment into a stream buffer. A
stream buffer is defined as a setback from the water way of a stream channel that is to remain
unobstructed from any clearing, grading, construction, or disturbance that is intended to maximize the
value of the stream channel itself for surrounding properties. Approval of parking within the stream
buffer was granted by Water Pollution Control, to be noted on the PUD.
With any development in the 100-year flood plain, there may always be a potential to affect
nearby properties if that development causes a displacement of water that in turn causes the floodway to
expand during a flood event, which may potentially affect properties adjacent to the flood way.
Therefore, development of property in the 100-year flood plain is contingent upon approval of a current
flood plain fill permit by the Division of Water Resources (DWR) prior to any other permits from the City
of Topeka being issued for any excavation, grading, parking, or building. This burden is placed upon the
applicant to demonstrate in their hydrological study to DWR that their expansions in the flood plain will
have a “no-rise” effect on the flood height.
Based upon the established patterns of surrounding land uses for single-family residential, there
may also be a detrimental effect upon nearby residential properties if the new parking needs generated by
the expansions exceed what the additional parking lots can adequately handle and overflow parking
occurs along both sides of Wood Valley Drive, which is a local neighborhood street (29 ft. wide).
Parking along both sides of the public street (Wood Valley Drive) may impact access for emergency
vehicles if it is an on-going issue and inhibit the ability of emergency vehicles to pass through. However,
this perceived overflow parking concern along Wood Valley Drive has not clearly been defined and may
be affected by the partial closure of SW 37th Street in front of the racquet club, which contributes to more
visitors using Wood Valley Drive. On three separate occasions during site visits, staff was not able to
verify that there is an apparent problem with overflow parking along Wood Valley Drive. Staff believes
the issue primarily arises when there are specific events that draw a larger attendance. The City Engineer
is not aware of a significant issue with overflow parking along Wood Valley Drive. Staff is
recommending the property owner agree to not object, if, at the request of property owners along both
sides of the street and at the recommendation of the City Traffic Engineer “No Parking” signage is
warranted along one or both sides of Wood Valley Drive at some point in the future.
Other potential detrimental effects to the nearby property owners could be attributed to the loss of
open space along Wood Valley Drive, where the property is adjacent to residential uses. A landscape plan
will be submitted prior to the issuance of building permits to address any loss of significant trees, point
values, types, quantities, and for landscaping within the required landscape setbacks along Wood Valley
Drive that staff is recommending. Staff recommends the applicant provide a 20 ft. landscape setback
along Wood Valley Drive and emphasize landscaping within this setback and where it is adjacent with
residential properties.
THE RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE
DESTRUCTION OF THE VALUE OF THE OWNER’S PROPERTY AS COMPARED TO THE
HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNER: There would appear to be no
particular loss to the public health, safety, and welfare for the development in the flood plain, provided the
PUD04/9B Wood Valley Racquet Club- Revision #2
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owner obtains approval and permitting from the proper agencies prior any excavating and construction
and the applicant demonstrates compliance with these requirements. The hardship imposed upon the
individual landowner is apparent due to significant environmental constraints on their property, which in
turn limit building expansions that are necessary to accommodate additional capacity on a property that
has been zoned for commercial uses since 1965. The harm to the public health, safety, and welfare would
occur if overflow parking on Wood Valley Drive inhibits the ability of emergency vehicles to access
residential properties. Property owners along both sides of the street would need to agree to “No Parking”
signage and request this to the City Traffic Engineer who will evaluate if it is warranted in the future.
AVAILABILITY OF PUBLIC SERVICES: All essential public utilities, services and facilities are
presently available to this area or will be extended at developer expense.
COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS:
Minimum Lot Area: PUD requires 1 acre minimum area
Setbacks: 30’ perimeter building setback is maintained that was established by the previous PUD plan.
Platting:

The property is platted as Lot 1, Wood Valley Subdivision and Lot 4, Wood Valley
Subdivision #4.

Parking Analysis:
The original PUD for Wood Valley Racquet Club (approved 2004) includes a variance to the offstreet parking regulations that “Commercial Recreation Facilities” provide parking at a ratio of 1 per 150
sq. ft. of floor area to allow a parking ratio based on 1 stall per 324 sq. ft. gross area. The current PUD
proposes to provide 273 stalls total, which is an increase of 65 stalls overall plus an area reserved for the
development of “future” parking. Staff does not know all the facts behind the basis for the PUD’s
original variance and recommends parking based upon the following analysis that was established from
deducting those areas in the building that do not require parking (Based on available information
provided by the applicant):
Sq. ft.
(GFA)
Existing uses
Studio B (Aerobic)
Fitness
7 single occupant offices
6 racquet ball courts
3 tennis courts
Cage Gymnastics (existing)
Minor Amendment (Rev #1) – under review
Basketball court
studio A (Aerobic)
Major Amendment (Rev #2)- Proposed
Swimming Pool indoor
Indoor corridor

1,700
11,880

Parking
Standard

Parking
Required

10,000

1 / 150
1/150
1/office
4/court
4/court
1/150

11
79
7
24
12
67

2,300

4/court
1/150

4
15

1 / 150

35
N/A

5,240
3,400
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2 tennis courts
Addition to Cage

2,000

Total Gross Floor Area (GSF) - Proposed PUD 101,009
Total Parking Stalls required (Proposed PUD04/9B)
Parking Ratio (Proposed) 273 stalls
Parking Ratio (Original approved PUD-with
variance to 1/150)

4/court
1/150

1 stall
per
1 stall
per

8
13

275
370
324

The recommended parking is justified since the required parking ratio of 1 per 150 would exceed
the amount of parking they actually need for this particular type of facility. Based on this analysis, the
applicant needs to provide an additional 2 stalls that are not designated in the “future” parking areas.
Staff believes the 1 per 150 parking requirement in the zoning code for this use is primarily intended for
“health clubs” facilities where the nature of the principal use is intended to accommodate a single person
(or more than one person) per each piece of equipment. This particular facility is intended for racquet
ball courts and other courts or facilities that not intended to accommodate the same number of people.
Based upon similar facilities they operate in peer Kansas cities, the applicant believes their proposed
parking ratio meets or exceeds their expansion needs and has also provided an area for the development of
“future” parking if it is determined necessary, but would rather not construct until they find it necessary.
CONCERNS OF STAFF AND REVIEWING AGENCIES:
applicable reviewing agency staff for consideration and comment.
•

•

•
•
•
•

This request was submitted to all

The applicant submitted a written request for a variance to the Department of Public WorksWater Pollution Control on August 28, 2015, pursuant to variance procedures of TMC 17.10.070
Stream Buffers, which has been approved. The applicant needs to add the following note to the
PUD plan under Variances: “The City of Topeka Water Pollution Control Division has granted a
variance to the stream buffer regulations pursuant to TMC 17.10.080.b.1. The averaged buffer
shall be as shown on the attached “Stream Buffer Exhibit”.
The Stormwater Management Report has been approved by the Department of Public Works.
Any required stormwater or storm sewer easements will need to be granted prior to the issuance of
any permits from the Development Services Division for development in the flood plain that will
include excavating, grading, parking, and building permits (General Note #5).
A flood plain fill permit for any development or excavation in the 100 year flood plain is required
by the Division of Water Resources, Kansas Department of Agriculture demonstrating “no-rise”
prior to any permit issuance (PUD – Flood Plain Note #1).
A flood plain development permit is required by the City Development Services Division.
Minimum opening elevations shall be established 1 ft. above the highest adjacent 100-year water
surface elevation.
The new access opening along SW Wood Valley Drive satisfies City street design criteria for
location and spacing and has been approved by the City Traffic Engineer. Access openings
along SW 37th Street are existing.
The Development Services Division has indicated concerns that the proposed additions to the
existing non-conforming building (under International Building Code standards) will not meet
code requirements to allow the sizes that are proposed. The PUD plan has addressed this by
PUD04/9B Wood Valley Racquet Club- Revision #2
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•

adding the following note: “. . . All building additions shall be subject to the applicable building,
fire, and life safety codes.” The PUD plan should clarify the graphics are “CONCEPTUAL” in
nature to leave room for flexibility regarding the exact building sizes. Further site development
plans will be reviewed and approved prior to the issuance of building permits (General Note #4)
for each individual building and parking lot expansion.
A landscape plan will be reviewed and approved by the Planning Department at the site
development stage (Landscape Note #1).

ADDITIONAL FACTORS:
1.

2.
3.

4.
5.

Citizen Participation Process: The applicant conducted a neighborhood information meeting on
August 5, 2015 at 6:00 pm located at the Wood Valley Racquet Club, 2909 SW 37th Street. The
applicant’s report to the City is attached.
Capitol Area Plaza Authority: N/A
Flood Hazard Area: The subject property is partially located within the 100-year flood plain
Zones A and Zone AE. The southern and eastern perimeters of the property are located with the
floodway.
The PUD Flood Plain Note erroneously states the property is all contained within
Zone X.
Airport Hazard Area: N/A
Historic Properties: There are no National Register properties within 500 ft. .

STAFF RECOMMENDATION: Based upon the above findings and analysis, the planning staff
recommends APPROVAL of this proposal, subject to:
1. Use and development of the site in accordance with the Master Planned Unit Development Plan
for Wood Valley Racquet Club.
2. The applicant adding the following note to the PUD plan under Variances: “The City of Topeka
Water Pollution Control Division has granted a variance to the stream buffer regulations
pursuant to TMC 17.10.080.b.1. The averaged buffer shall be as shown on the attached ‘Stream
Buffer Exhibit’”.
3. Adding the attached graphic showing the “averaged stream buffer” to the PUD plan.
4. Providing an additional 2 parking stalls that are not designated “future” based on staff’s analysis.
5. Revising Flood Plain Note #1 on the PUD as the property is not located only within Zone X “an
area determined to be outside the 0.2% annual chance flood plain” Portions of the property are
within Zone A, AE and Floodway Zones AE. Revise the segment of the sentence to state, “. . .
Minimum opening elevations shall be 1 ft. above the highest adjacent 100-year water surface
elevation.”
6. Revising Utility Note #4: “Lighting shall be directed away from public streets and residential
properties and not exceed three-foot candles as measured at the property line. The source of
illumination shall not be visible from adjacent properties and public rights-of-way.”
PUD04/9B Wood Valley Racquet Club- Revision #2
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7. Adding “CONCEPTUAL” to “Proposed Addition” labels on the PUD plan graphic.
8. Adding the following to Certification of Master PUD Plan note: “A major amendment to allow
for the construction of a maximum ___________sq. ft. expansions to the Cage Gymnastics and
Wood Valley racquet club buildings, two tennis courts, and off street parking as proposed on the
plan. Any future revisions to the Master PUD Plan decreasing open space or increasing floor
areas shall be accomplished only by major amendment.”
9. Adding the following note under Circulation, Parking, and Traffic: “The property owner agrees to
not object to ‘No parking’ signage along one or both sides of SW Wood Valley Drive if it is
recommended by the City Traffic Engineer in the future.”
10. Revising Landscape Note #1 to state: “Landscaping, including ‘Large’ trees, shall be
concentrated along SW Wood Valley Drive, where adjacent with residential properties, and
surrounding tennis courts. A 20 ft. landscape setback shall be provided along SW Wood Valley
Drive. A landscape plan shall be submitted including point values, types, quantities as determined
by the City Landscape Regulations. . .”
Prepared by:
Annie Driver, AICP
Planner II
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ZONING REPORT
CITY OF TOPEKA PLANNING DEPARTMENT
By: The Congregational Home
dba Brewster Place, A Kansas
Not for Profit Corporation
_______________________________________________________________________________________
CASE NO: Z02/7B (Brewster Place Town Homes – Revision #2)

PROPOSAL: A major amendment to the Brewster Place Townhomes Master Planned Unit Development
Plan to expand the boundary of the existing PUD (M-2 use group) contained on 1.4 acres to include an
additional 1.5 acres, north and south of the current PUD that is currently zoned “R-1” Single Family
Dwelling District.
LOCATION: On property located along the east side of SW Lincoln Street, lying between SW 29th Street
and SW 31st Street (2.9 acres total)
PRESENT USE: Four single family dwellings (1.5 acres) on the “R-1” zoned properties; four duplex
buildings (1.5 acres) – Current Brewster Place Town Homes PUD (5.3 dwelling units per acre)
PROPOSED USE: To allow for the expansion of a maximum 14 unit, three-story multiple-family dwelling
residential structure for senior housing (14,200 sq. ft. total building foot print) located on property to the
north of the existing duplexes, as well as, a maintenance building (maximum 2,500 sq. ft. foot print) located
to the south of the existing duplexes (7.6 units per acre total).
CHARACTER OF NEIGHBORHOOD: The character of the neighborhood is predominantly singlefamily residential with the exception of the Brewster Place complex, which has co-existed with the
neighborhood since 1966 when the main building was constructed. The subject property lies to the south of
the Topeka Country Club and near a major community commercial intersection of SW Topeka Blvd and SW
29th Street.
ZONING CLASSIFICATIONS AND USE OF SURROUNDING PROPERTIES:
ZONING CLASSIFICATION

PRESENT LAND USE

North

“R-1” Single Family Dwelling District

Topeka Country Club
Single Family Dwellings

South:

“R-1” Single Family Dwelling District

Single Family Dwellings

East:

“PUD” Planned Unit Development (M-2 use)
“R-1” Single Family Dwelling District

Brewster Place (Z66/88- “M-2” use)

West:

“R-1” Single Family Dwelling District

Single Family Dwellings

LENGTH OF TIME PROPERTY HAS REMAINED VACANT AS ZONED OR USED FOR ITS
CURRENT USE UNDER PRESENT CLASSIFICATIONS: The subject property has been used for
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single family dwellings since 1966 when the neighborhood was originally platted as Town & Country
Subdivision. The area was annexed in approximately 1954. The existing Brewster Place Town Homes were
approved and constructed in 2002, which allowed Brewster Place to expand further west along SW Lincoln
Street.
SUITABILITY OF PROPERTY FOR USES TO WHICH IT HAS BEEN RESTRICTED: The
property being included in the PUD is still suitable as presently restricted for single family dwellings since
this is the current land use and has functioned well since 1966. Ideally, similar zoning districts and land
uses should front each other. This front-to-front relationship between like zoning and land uses typically
provides for better functioning and well-designed neighborhoods. A transition between two different land
uses and zoning districts should typically occur at the rear property lines separating the two properties.
However, in this particular instance, the approval and rezoning for the original Brewster Place Town Homes
PUD in 2002 and removal of the single family residences that were historically located on those properties
established Lincoln Street as the acceptable line of demarcation between the multiple-family residential
zoning and single family residential zoning. That being said, as it develops, any new senior multiple-family
residential uses along SW Lincoln Street should still respect the character of the single family neighborhood
to the west it transitions into with regards to building design elements, setbacks, landscaping, and
architecture.
CONFORMANCE TO COMPREHENSIVE PLAN: The subject property lies within an area designated
Medium/High Density Residential on the Topeka Future Land Use Map - 2040. The Land Use and Growth
Management Plan – 2040 indicates Medium/High Density Residential uses are appropriate on the edges of
commercial corridors and adjacent to commercial centers. The plan encourages the use of medium density
residential for infill development where there is already adequate infrastructure. The plan also encourages
infill and redevelopment within Topeka (Tier 1 of the Urban Growth Area) to take advantage of existing
urban infrastructure and services and that promotes a range of uses that fit within the overall character of the
area.
Medium/High Density Residential may be used as a transition between higher densities and lower densities.
The overall density of the Brewster Place Town Homes PUD is within a range of 7.6 units/acre, which falls
within the Medium Density Residential category. Medium Density Residential land uses may range
acceptably from 7 – 15 units per acre. New medium development residential development should maintain
the quality of the single-family residential neighborhood by incorporating similar design features, similar
setbacks, connectivity, and provide for some interaction between the new development and existing
development.
While the new senior housing will be of similar character to the existing development to the east (Brewster
Place), it does not satisfy the “R-1” front yard setbacks or height limits that are similar to the character of the
single family neighborhood to the west. The new multiple-family residence will consist of a three story
building (50’ height maximum) with a 20 ft. front building setback along Lincoln. The building height limit
of the single-family residential to the west is 42 feet, while the minimum front yard setback requirement is
30 feet.
Building design quality and landscape screening should be carefully considered during the site development
plan review stage to achieve the desired results of the Comprehensive Plan and parameters established by the
PUD plan for transitions. The PUD plan does incorporate building design requirements (i.e. windows,
porches, decorative fencing) along the frontage of Lincoln and landscaping setbacks to provide for better
compatibility with the single family neighborhood. A 4 foot high decorative wrought iron fence will provide
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visibility to the multiple-family residence from SW Lincoln Street. Further, the applicant will provide a
sidewalk along the east side of Lincoln Street and the City will extend this sidewalk to connect with SW 29th
and SW 31st in the future. The new sidewalk will improve connections for the neighborhood as a whole and
serve to better integrate Brewster Place with the surrounding neighborhood.
If designed effectively to achieve these guidelines that are established on the PUD plan, the subject request
will be in conformance to the Comprehensive Plan.
EXTENT TO WHICH REMOVAL OF THE RESTRICTIONS WILL DETRIMENTALLY AFFECT
NEARBY PROPERTY: There may be detrimental effects upon nearby properties by the lessening of
restrictions that would result from expanding the PUD boundary and rezoning “R-1” property to allow the
expansion of senior housing. The expanded PUD proposes a 20’ front yard building setback, which is less
than the 30’ required front setback in “R-1” zoning. The PUD proposes a 50’ height limit, which is greater
than the 42’ height limit in “R-1” and the 35’ height limit of the original PUD. To further address this
concern, staff recommends landscaping and canopy trees be provided within the 10’ landscape setback along
SW Lincoln.
The original PUD plan already provides a 25 - 20 ft. setback for the existing duplexes along Lincoln without
demonstrating a detrimental effect on nearby properties. The proposed maintenance building provides for at
least a 30 ft. setback that will be consistent with the “R-1” zoning requirements. All screening, fencing and
landscaping along street frontages and residential buffer yards will be addressed as a part of the landscape
plans to be submitted at the site development plan stage.
The potential negative effects of the PUD are off-set through a combination of building design requirements,
landscape screening, and fencing. A decorative, wrought iron, 4 ft. tall fence is provided within all required
front yards that will provide visibility from the street and better integration with the neighborhood. The
PUD addresses the quality of design and screening for the adjoining single-family residential uses through
landscape requirements. Staff recommends the following note on the PUD that specifically addresses
building design in an attempt to achieve compatibility with the neighborhood: “Building designs of the
multi-family villa shall be compatible with the existing duplexes along SW Lincoln Street, including making
provisions for windows, porches, balconies, and other active spaces that demonstrate visibility from the
street. Driveway access to any attached garages shall be from the internal private street. The appearance
of any blank walls on both the maintenance building and villa along Lincoln shall be mitigated by
architectural features, landscaping, windows, and openings.”
RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY, AND WELFARE BY THE
DESTRUCTION OF THE VALUE OF THE LANDOWNER’S PROPERTY AS COMPARED TO
HARDSHIP IMPOSED UPON THE INDIVDUAL LANDOWNER: The proposed reclassification will
not have a detrimental effect upon the public health, safety, and welfare. The greater Brewster Place senior
complex has demonstrated its ability to co-exist with and respect the character of the single-family
residential neighborhood since 1966. The owner will construct a sidewalk along the balance of their
property at the time of site development with the City using infill sidewalk funding to provide the necessary
connections to SW 29th Street (major transit route) and SW 31st Street (dead-end sidewalk location) as a
component of the City of Topeka/Metropolitan Area Transportation Organization’s Pedestrian Plan.
Brewster Place is a retirement community, near a major transit route, and located in an area lacking sufficient
sidewalk connectivity. A sidewalk in this location is a significant public improvement in itself since the
neighborhood has lacked adequate connectivity to the City’s sidewalk network. A sidewalk along SW
Lincoln will further serve to integrate Brewster Place with the rest of the neighborhood, which is an
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improvement to the public health, safety, and welfare. For the above mentioned reasons, the proposed PUD
will have little or no impact upon surrounding properties.
AVAILABILITY OF PUBLIC SERVICES: All essential public utilities, services and facilities are
available to the area or will be extended at developer expense, including construction of a sidewalk along the
east side of SW Lincoln for the balance of the subject PUD area at the time of site development of the multifamily villa building.
COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS: TMC 18.45.080 subdivision
regulations states, as indicated, “where the boundary of a subdivision is an existing street or a proposed
street, sidewalks shall then be installed on the nearest adjacent side or sides”. The property owner will
comply as indicated by note on the PUD. Parking is provided at two spaces per unit with one space exterior
to the structure.
Minimum Lot Area: Compliant – (minimum 1 acre)
Setbacks: 20’ proposed along SW Lincoln; 10’ from interior property lines
Platting: The subject property containing the current Brewster Place Townhomes is platted as Brewster
Place Subdivision #4. A subdivision plat has been submitted to include the expanded area into this
plat (Brewster Place Subdivision #7).
CONCERNS OF STAFF AND REVIEWING AGENCIES: This request was submitted to all applicable
reviewing agency staff for consideration and comment. Any further concerns will be addressed during the
site development plan review stage. A Stormwater Management Report has been approved by the City of
Topeka Public Works Department as a component of the minor plat.
ADDITIONAL FACTORS:
1.

3.
4.
5.

Citizen Participation Process: The applicant conducted a neighborhood meeting on August 26, 2015
at 6:00 pm at the Brewster Place main complex and notified all property owners of record within 300
ft. of the proposed rezoning subject area. The applicant’s report to the City is attached.
Flood Hazard Area: N/A
Airport Hazard Area: N/A
Historic Properties: N/A

STAFF RECOMMENDATION: Based upon the above findings and analysis, the planning staff
recommends APPROVAL of this proposal, subject to the following conditions:
1. Use and development of the property in accordance with the Master Planned Unit Development Plan
for Brewster Place Townhomes-Revision #2.
2. Remove Note #3 as it is duplicative of Note #4.
3. Revise Note #4 to state: “Building designs of the multi-family villa shall be compatible with the
existing duplexes along SW Lincoln Street, including making provisions for windows, porches,
balconies, and other active spaces that demonstrate visibility from the street. Driveway access to any
attached garages shall be from the internal private street. The appearance of any blank walls on
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both the maintenance building and villa along Lincoln shall be mitigated by architectural features,
landscaping, windows, and openings.”
4. Add a Vicinity Map to the lower right corner of the first sheet of the PUD.
5. Revising Landscape Note #1 to include at the end: “. . . Landscaping, including ‘Large’ trees, shall
be emphasized within the 10’ landscape setback along SW Lincoln Street.”
Prepared by:
Annie Driver, AICP
Planner II
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ZONING REPORT
CITY OF TOPEKA PLANNING DEPARTMENT
CASE NO: Z15/6

By: Ruth Foster & Connie Ross

PROPOSAL: Zone change from “R-1” Single Family Dwelling District TO “O&I-2” Office and
Institutional District
LOCATION: South side of SW Huntoon Street approximately 2,200 ft. east of SW Wanamaker (5800
block of SW Huntoon)
PRESENT USE: Undeveloped and vacant (2.4 acres)
PROPOSED USE: Owner intends to market the property for office development or other development
permitted in the O&I-2 zoning district. No specific development is proposed at this time.
CHARACTER OF NEIGHBORHOOD: The property is located along a five-lane minor arterial (SW
Huntoon) within an area containing a mix of office, multiple family residential, vacant, and single family
residential uses. There is a church located two lots to the east. The property is located between one
quarter and one half mile from Wanamaker Road.
ZONING CLASSIFICATION AND USE OF SURROUNDING PROPERTIES:
ZONING CLASSIFICATION

PRESENT LAND USE

North:
South:
East:

“PUD” Planned Unit Development (M-2 uses)
“PUD” Planned Unit Development (M-1 uses)
“R-1” Single Family Dwelling District

West:

“O&I2 Office & Institutional District
“PUD” Planned Unit Development

Multiple Family Residential
Attached Single Family Residential
One Single Family Residence on
Large Lot
Vacant Platted Lot
Detention
Basin
for
Office
Development

LENGTH OF TIME PROPERTY HAS REMAINED VACANT AS ZONED OR USED FOR ITS
CURRENT USE UNDER PRESENT CLASSIFICATION: The property has remained vacant since
1942 or earlier (oldest aerial photo readily available). The property was annexed to the City in the 1980s.
SUITABILITY OF PROPERTY FOR USES TO WHICH IT HAS BEEN RESTRICTED: The
subject property might be difficult to develop and not commercially viable for single family residential
use in the short term. With a street frontage of roughly 172’ and depth of roughly 625’, the tract is too
narrow to develop as a typical full block with conventional residential lots fronting on each side of a
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public street. The property abutting on its east is under different ownership and, therefore, the ability to
incorporate the adjacent property to make for a more viable residential subdivision is not certain.
CONFORMANCE TO COMPREHENSIVE PLAN: The Land Use and Growth Management Plan –
2040 (LUGMP) Future Land Use Map designates this area for Medium/High Density Residential uses.
The zoning change request for the “O&I-2” Office and Institutional District does not perfectly conform to
the Future Land Use Map. However, the proposed zoning change is consistent with the LUGMP. The
property and lands around it are a transition from the regional and community commercial uses on the
Wanamaker corridor from the west to the low density residential uses to the east. As stated in the
LUGMP (page 46), offices usually make suitable transitional uses between commercial centers and
residential neighborhoods . . . . Office districts may be adjacent with neighborhoods where expansions
of further commercial uses are not encouraged. According to the LUGMP the subject property could
develop as medium to high density residential or as office and be appropriate as a transition from
commercial to residential.
THE EXTENT TO WHICH REMOVAL OF THE RESTRICTIONS WILL DETRIMENTALLY
AFFECT NEARBY PROPERTIES: Removal of restrictions as a result of the change in zoning will
have little or no detrimental effect on nearby properties. The proposed O&I-2 zoning has fewer
restrictions on use than the current zoning while providing greater scrutiny over design. Section
18.60.010 (Land Use Matrix) includes a complete list of the uses prohibited, conditional, and permitted in
the R-1 and O&I-2 zoning districts. Some of the significant uses prohibited under the current R-1 zoning
but permitted in the O&I-2 zone include:
• Community Living Facility Type I 1
• Medical Care Facility Type II 2
• Recreation, Indoor Type I (Indoor pools, fitness clubs, skating rinks, gyms, dancing, etc.)
• Bank/Financial Institution
• Medical and Other Professional Office
• Funeral Home or Mortuary without Crematorium
• Health Services, Clinic, Health Care Facility
Assisted Living Facilities and Funeral Homes require a conditional use permit under the current R-1
zoning but are permitted in the O&I-2 zoning district.
Required minimum building setbacks in R-1 zoning districts are 30’- front, 7’ – side, and 30’ – rear.
Required minimum building setbacks in O&I-2 zoning districts are 25’, 7’, and 25’, respectively.
Pursuant to TMC 18.235 landscaping is required for new construction or substantial redevelopment in
O&I-2 zoning districts. Landscaping regulations do not apply to new development or redevelopment in
R-1 zoning districts.
City of Topeka standards for parking, landscaping, setbacks, and managing storm water are anticipated to
be sufficient to mitigate any negative impact of the lesser restrictions. Primary access to the site will most
likely be from Huntoon, a minor arterial, and thus there will be little or no impact to local streets serving
adjacent residentially zoned properties.

Page 2 of 4
Rezoning / Ruth E. Foster and Connie S. Ross

September 21, 2015
Agenda Item # E-3

THE RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE
DESTRUCTION OF THE VALUE OF THE AFFECTED PROPERTY AS COMPARED TO THE
HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNER: As stated above, there is
minimal risk of detrimental impact to neighboring property owners due to the circumstances of the site, its
location, and City of Topeka standards for parking, landscaping, setbacks, and managing storm water.
AVAILABILITY OF PUBLIC SERVICES: All essential public utilities, services and facilities are
presently available within the area or will be extended by the developer prior to site development. The
City water main is located in Huntoon Street, and a sanitary sewer main is in Huntoon and crosses the
site. Huntoon Street is a five-lane street classified as a minor arterial. As constructed, it has an estimated
capacity of 22,000 vehicles per day. The most recent traffic count at or near this location is
approximately 14,000 vehicles per day. The signalized intersection of SW Huntoon Street and SW
Wanamaker Road about a mile to the west is currently over capacity. An entrance to the subject tract of
land would need to be at least 300 feet from both SW First American Place and SW Glendale Road.

COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS:
Minimum Lot Area: 7,500 sq. ft. required in O&I-2; site is 105,720 square feet (2.427 acres)
Minimum Lot Width: 50 feet required in O&I-2; site is 172 feet wide.
Setbacks: New structures will be required to comply with the minimum building setbacks for the O&I-2
District which are 25 feet – front, 7 feet - side, and 25 feet - rear.
Maximum Building Coverage: New structures will be required to meet the maximum coverage ratio of
50%, which is 52,860 square feet for the property.
Platting: The property is not platted. An approved subdivision plat is required prior to issuance of a
building permit. Issues of vehicular access and storm water management and treatment will be addressed
at time of platting.
CONCERNS OF STAFF AND REVIEWING AGENCIES: This request was submitted to all
applicable reviewing agency staff for consideration and comment. No concerns have been expressed.
Any future issues will be addressed at the platting and site development stages.
ADDITIONAL FACTORS:
1.

Citizen Participation Process: The applicant conducted a neighborhood information meeting on
Thursday, August 20, 2015 at 5:30 PM at the Washburn Institute of Technology very near the
subject property. Other than staff and applicant, the six attendees are residents of Sterling Estates
immediately south of the subject property. The attendees asked questions about future
landscaping along the south side of the property and storm water drainage. The meeting lasted
until 6:45 PM. It is staff’s observation that the attendees did not have significant concerns about
the change in zoning but are interested in the design and construction of future development on the
site.
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2.

3.

The property slopes downward generally in a southwesterly direction with a total vertical drop of
approximately 12 feet. The northeast corner is the highest elevation on the site. The front half of
the property is the flattest and most easily developed.
A sanitary sewer main runs in an east-west direction through the center of the site and is thus a
constraint on where a building or buildings may be sited.

STAFF RECOMMENDATION: Based upon the above findings and analysis, planning staff
recommends APPROVAL of the zone change.

Attachments & Exhibits:

Zoning Map
Aerial Photo Map
Report of Neighborhood Information Meeting

Prepared by:
Michael Hall, AICP
Planner III, Current Planning Manager

1

A residential facility other than a hospital for short term residential care and supportive programs for improving
living skills relative to chemical dependency, behavioral modification, domestic abuse, mental illness, economic
recovery, job training, etc. (TMC 18.55.030 “C” Definitions)
2
Dwelling for the personal nursing care and treatment for more than 3 persons.
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CITY OF TOPEKA
PLANNING DEPARTMENT
620 SE Madison Street, Unit 11
Topeka, Kansas 66607-1118
Tel.: (785) 368-3728
Fax: (785) 368-2535

MEMORANDUM
Date: September 11, 2015
To: Topeka Planning Commission
From: Bill Fiander, AICP, Director
Re: Hi-Crest Neighborhood Plan
Background
The Hi-Crest NIA was awarded one of two SORT (Stages of Resources Targeting) grants to begin
in 2015. This is a two-part process with neighborhood planning occurring in 2015 and
implementation occurring in 2016 – 2017. The planning stage is coming to completion and is being
presented as an update on the Hi-Crest Neighborhood Plan process.
The NIA has been working with Planning staff since April 2015 in updating and creating their new
plan. The Plan is based in part on the 2003 Hi-Crest Neighborhood Plan but reflects the more
targeted approach associated with the SORT process. The most “in-need” areas have been
identified for targeting both housing and infrastructure resources.
Process
Staff notified all property owners in the planning area and held a Kickoff meeting on April 24 to
present a “current conditions” analysis. Steering committee meetings were held prior to the NIA
meetings over the summer months for more in-depth evaluation and up-dating of the Plan topics.
Major focus areas and updates included Visions and Goals, Revitalization Themes, NeighborhoodWide Strategies, and Implementation.
Staff has now notified all property owners in the Hi-Crest NIA—and sent direct mailers to nonproperty owners in the part of the neighborhood west of Adams—of the Final Neighborhood
Meeting to be held on September 17 at 6:30 p.m. at Avondale East. A copy of the working draft of
the Plan will be available online for review prior to the final meeting.
The purpose of the September 21 discussion is to allow the Planning Commission to preview a
summary of the final plan before scheduling a public hearing on October 19. Staff will present the
plan for approval as part of the City’s Comprehensive Plan.

