
 
MINUTES 

CITY COMMISSION MEETING 
TUESDAY, AUGUST 4, 2009 

7:00 P.M. 
 
 
The Regular Meeting of the City Commission was held at 7:00 p.m. in the City 
Commission Room.  Mayor Bob Strawn and Commissioners Bruce Snead, James E. 
Sherow, Loren J. Pepperd, and Jayme Morris-Hardeman were present.  Also present were 
the City Manager Ron R. Fehr, Assistant City Manager Jason Hilgers, Assistant City 
Manager Lauren Palmer, City Attorney Bill Frost, City Clerk Gary S. Fees, 9 staff, and 
approximately 45 interested citizens. 
 
 

PLEDGE OF ALLEGIANCE 
 

Mayor Strawn led the Commission in the Pledge of Allegiance. 
 
 

PRESENTATION 
 

Mayor Strawn, City Manager Ron Fehr, and City Clerk Gary Fees recognized the 
Citizens’ Academy Participants for 2008-2009.  Shelley Buchanan, Sylvia Campbell, 
Crystal Danker, Gloria Eimers, Gary Eimers, Milo Kelley, Jessica Long, Joshua Long, 
Eric McNair, Beth Reid, and Judy Wells were present to receive their Certificates of 
Achievement.  Other Academy participants that were unable to attend were Julie Eisenhut, 
Sandra Isaacson-Bynum, and Volodymyr Shcherbachenko. 
 
 

PUBLIC COMMENTS 
 

Mayor Strawn opened the public comments. 
 
Ron Cochran, President, Westwood Homeowner’s Association, informed the Commission 
that he is continuing to have drainage problems near Delaney Drive and Dickens Avenue 
and asked for assistance from the City to clean out the drainage ditch.  He stated that the 
weeds are four to five feet tall and the lack of proper cleaning of the drainage ditch is 
creating problems with mosquitoes, mud, and stench. 
  



Minutes 
City Commission Meeting 
August 4, 2009 
Page 2 
 
 

PUBLIC COMMENTS (CONTINUED) 
 
Dale Houdeshell, Director of Public Works, provided additional information on the item 
and informed the Commission that the drainage ditch would be scheduled for clean-up.  
He then responded to questions from the Commission regarding ownership of the drainage 
ditch and plans to clean out the drainage ditch twice a year. 

 
Ron Cochran, President, Westwood Homeowner’s Association, informed the Commission 
that residents should not have to live with these ongoing problems and was not aware of 
any ownership issues with the drainage ditch.  He stated that this issue needs to be 
addressed more than twice a year. 
 
Mayor Strawn informed Mr. Cochran that the City would provide clarification on the 
ownership of the drainage ditch and will share that information with him.   
 
Hearing no other comments, Mayor Strawn closed the public comments. 
 

COMMISSIONER COMMENTS 
 
Commissioner Sherow informed the community of the Discovery Center public meeting at 
the Manhattan Public Library on Wednesday, August 5, 2009, and stated that the 
Discovery Center Steering Committee would be meeting on Thursday, August 6, 2009. 
 
Mayor Strawn encouraged citizens to attend the Discovery Center and Downtown 
Redevelopment public meetings scheduled this week.  He then highlighted two items that 
were discussed during the Discussion/Briefing session.  The first item was the re-
evaluation of the economic development formula used for economic development 
prospects.  He stated that this item would be discussed during an upcoming work session.  
The second item discussed was the Mayor serving as Ex-Officio on the Manhattan Area 
Chamber of Commerce Board of Directors.  He informed the public that this item would 
be addressed during the next legislative meeting of the Commission. 
 
 

CONSENT AGENDA 
(* denotes those items discussed) 

 
MINUTES 
The Commission approved the minutes of the Regular City Commission Meeting 
held Tuesday, July 21, 2009. 

 
CLAIMS REGISTER NO. 2617 
The Commission approved Claims Register No. 2617 authorizing and approving 
the payment of claims from July 15, 2009, to July 28, 2009, in the amount of 
$3,265,871.75.  
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CONSENT AGENDA (CONTINUED) 
 
 

LICENSE – TREE MAINTENANCE AND FIREWORKS DISPLAY 
The Commission approved a Tree Maintenance license for calendar year 2009 for 
Naylor’s Lawn Care & General Maintenance, LLC, 522 South D Street, Herington, 
Kansas; and a Fireworks Display License on September 4, 2009, for Purple Power 
Play on Poyntz, 100 Manhattan Town Center. 

 
FINAL PLAT – LOTS 1 AND 2, MANHATTAN MARKETPLACE SHOPS, 
UNIT TWO 
The Commission accepted the easements and rights-of-way, as shown on the Final 
Plat of Lots 1 and 2, Manhattan Marketplace Shops, Unit Two, Commercial PUD, 
generally located on the southwest corner of Tuttle Creek Boulevard and Bluemont 
Avenue, based on conformance with the Manhattan Urban Area Subdivision 
Regulations. 
 
ORDINANCE NO. 6772 – REZONE – WESTPORT COMMONS PUD 
The Commission overrode the Manhattan Urban Area Planning Board’s 
recommendation and approved Ordinance No. 6772 rezoning the proposed 
Westport Commons PUD, generally located on the northeast corner of Claflin 
Road and Browning Avenue, from PUD, Residential Planned Unit Development 
District, to PUD, Commercial Planned Unit Development District, based on the 
findings in the Staff Report with the seven (7) conditions of approval 
recommended by City Administration. (See Attachment No. 1). 

 
ORDINANCE NO. 6773 – REZONE – 519 NORTH 11TH STREET 
The Commission approved Ordinance No. 6773 rezoning 519 North 11th Street 
from R-3, Multiple-Family Residential District, to C-3, Aggieville Business 
District, based on the findings in the Staff Report (See Attachment No. 2). 
 
FIRST READING – AMEND SCHOOL ZONES 
The Commission approved first reading of an ordinance lengthening the school 
zone along Walters Drive related to Eisenhower Middle School and shortening the 
school zone along Casement Road related to Northview Elementary School. 
 
RESOLUTION NO. 080409-A – ISSUE GENERAL OBLIGATION BONDS – 
CITY PARK POOL (CP0901) 
The Commission approved Resolution No. 080409-A authorizing the issuance of 
general obligation bonds to provide for the improvements associated with the City 
Park Pool project (CP0901). 
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CONSENT AGENDA (CONTINUED) 
 
 
* RESOLUTION NO. 080409-B – POLICY – CITY MANAGER TO SET 

JUST COMPENSATION 
Ron Fehr, City Manager, provided an overview of the item. 
 
The Commission approved Resolution No. 080409-B authorizing the City 
Manager to set just compensation for the acquisition of property and easements 
based upon property appraisals as prescribed by the Uniform Act and further 
authorizing City Administration to extend formal offers and negotiate with 
property owners for the acquisition of the properties and easements needed for 
City Projects.  
 
AWARD CONTRACT – 402 BLUEMONT AVENUE FOUNDATION 
(SP0907) 
The Commission re-established the structure located at 402 Bluemont Avenue in a 
position further north on its current lot and awarded a contract to R.M. Baril, 
General Contractor, Inc., of Manhattan, Kansas, in the amount of $63,326.42 for 
402 Bluemont Avenue Foundation (SP0907). 
 
AWARD CONTRACT – NEW AND PARALLEL WATER LINES, PHASE 1 
(WA0703, CIP WA705P) 
The Commission accepted the Engineer’s Estimate in the amount of $851,640.00 
and awarded a construction contract to Larson Construction, Inc., of Manhattan, 
Kansas, in the amount of $520,901.00; and New and Parallel Water Lines, Phase 1 
(WA0703, CIP WA705P). 
 
RESOLUTION NO. 080409-C – ISSUE TEMPORARY NOTES – NEW AND 
PARALLEL WATER LINES, PHASE 1 (WA0703, CIP WA705P) 
The Commission approved Resolution No. 080409-C authorizing the issuance of 
temporary notes to finance the New and Parallel Water Lines, Phase 1 (WA703, 
CIP WA705P). 

 
AWARD CONTRACT – CAT FACILITY AT T. RUSSELL REITZ 
ANIMAL SHELTER (AS901P) 
Item was removed from the agenda at the request of City Administration. 
 
CHANGE ORDER NO. 1-FINAL – WELL REHABILITATION PROJECT 
(WA708P) 
The Commission approved Change Order No. 1-Final for Well Rehabilitation 
Project (WA708P), resulting in a net increase in the amount of $58,567.42 
(+35.6%) to the contract with Layne Western, of Wichita, Kansas.  
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CONSENT AGENDA (CONTINUED) 
 
 

CHANGE ORDER NO. 1 – CONCRETE PANEL REPLACEMENT 
(ST0901) 
The Commission approved Change Order No. 1 for the 2009 Street Improvements 
for Concrete Panel Replacement (ST0901), resulting in a net increase in the 
amount of $120,000.00 (+32.5%) to the contract with Pavers, Inc., of Salina, 
Kansas. 
 
GRANT AGREEMENT AND CONTRACTS – 2009 EMERGENCY 
SHELTER GRANT FUNDS 
The Commission authorized the Mayor and City Clerk to execute the grant 
agreement with the Kansas Housing Resources Corporation for the award of 2009 
Emergency Shelter Grant Funds and executed contracts with local social service 
agencies to allocate the 2009 Emergency Shelter Grant (See Attachment No. 3).  

 
After discussion, Commissioner Snead moved to approve the consent agenda, as 
presented.  Commissioner Pepperd seconded the motion.  On a roll call vote, motion 
carried 5-0, with the exception of Item E, ORDINANCE NO. 6772 – REZONE – 
WESTPORT COMMONS PUD, which carried 4-0, with Mayor Strawn abstaining from 
the item because he lives near the rezoning. 
 
 

GENERAL AGENDA 
 
 
PUBLIC HEARING - 2010 CITY BUDGET 
Emily Campbell, Budget Officer, presented the proposed 2010 Budget.  

 
Ron Fehr, City Manager, and Jason Hilgers, Assistant City Manager, provided additional 
information on the proposed 2010 Budget and responded to questions from the 
Commission regarding reserves, bond ratings, and special assessment debt impacts. 

 
Emily Campbell, Budget Officer, responded to questions from the Commission regarding 
bonded indebtedness.  She then presented a summary of proposed utility rate increases, 
water-wastewater utility growth, recent and proposed monthly rate increases, utility sales, 
and provided an overview on water, wastewater, and stormwater.  She then responded to 
questions from the Commission regarding revenue projections and pool fee projections 
and stated that second reading of the budget item would be on August 18, 2009. 
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GENERAL AGENDA (CONTINUED) 
 
 
PUBLIC HEARING - 2010 CITY BUDGET (CONTINUED) 
Ron Fehr, City Manager, responded to questions from the Commission and informed the 
Commission that the City hasn’t done any significant analysis on selling City-owned 
properties.  He then provided background information on the City’s arrangement with the 
Manhattan Area Chamber of Commerce regarding the Kansas Entrepreneurial Center 
(KEC) and Manhattan Holdings.  He stated the City would need to work with a variety of 
stakeholders before considering selling the KEC building. 

 
Mayor Strawn opened the public hearing. 
 
Calvin Emig, 3010 Prairie Star Drive, commercial property owner, informed the 
Commission that a mill levy increase to a commercial property owner is significant and 
provided additional information on the impact on property owners and individuals in 
Manhattan. 

 
Richard Clark, 2909 Tattarax Drive, asked that the Commission be restrained and cut out 
some items of the budget before raising the mill levy and property taxes. 
 
Vincent Tracey, 304 Knoxberry Drive, informed the Commission that all funds are 
taxpayer dollars and those funds need to be used wisely.  He stated that West Anderson 
Avenue expansion project is not needed and that we don’t need to spend what we don’t 
need or have. 
 
Hearing no other comments, Mayor Strawn closed the public hearing. 
 
FIRST READING - 2010 CITY BUDGET AND WATER, SANITARY SEWER, 
AND STORM WATER RATE INCREASES 
Commissioner Pepperd voiced concern with higher property taxes as it relates to 
affordability of housing and stated that the Bond and Interest Fund is a concern and needs 
to be reduced.   

 
Mayor Strawn stated that there would be a future City Commission work session to 
discuss benefit district financing and that there would be an increase in the mill levy 
associated with downtown redevelopment in the future. 

 
Commissioner Sherow stated that the property tax has always concerned him and the 
commercial property taxation system is an economic disincentive.  He said an increase in 
the budget is a result of the demands of a growing city to meet the needs of the citizens.  
He voiced support to take care of the Bond and Interest Fund and stated that we are faced 
with difficult decisions as to what projects to move forward with in balancing the 
responsibility in spending tax dollars.  
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GENERAL AGENDA (CONTINUED) 
 
 
FIRST READING - 2010 CITY BUDGET AND WATER, SANITARY SEWER, 
AND STORM WATER RATE INCREASES (CONTINUED) 
Commissioner Hardeman thanked City staff for recommendations on potential budget 
reductions and voiced concerns with reducing reserves and the possible impact to the 
City’s bond rating.  She stated the importance of the City’s Bond and Interest Fund to 
support the many projects for a growing City. 
 
Commissioner Snead stated the growth of the City has been significant the last several 
years and strong sales taxes have helped reduce the mill levy.  He said the creation of 
special benefit districts keeps costs lower for housing and the Commission will revisit this 
item in the future.  He voiced appreciation for commercial property owners and the 
challenges faced with their budgets.  He stated that the growth experienced requires the 
city to move ahead with this budget and stressed the importance to maintain good bond 
ratings to support future projects.  He said this budget is reasonable and prudent to sustain 
us both short and long term and to support the kind of community we value, enjoy, and 
can prosper in. 

 
After discussion, Commissioner Morris-Hardeman moved to approve first reading of 
ordinances adopting the 2010 City Budget and increasing the rate structure of the water 
and wastewater utilities, and first reading of a Charter Ordinance increasing the storm 
water utility.  Commissioner Sherow seconded the motion. 
 
Mayor Strawn stated we have had long discussions on the budget and what we should do 
and would not support the property tax percentage increase being proposed in this 
environment.  He stated that a zero impact on the mill levy should have been the goal and 
to attain that, City employees should forgo merit increases, the City should not move 
forward with a new bus system before a business plan is developed, delay replacing the 
carpet at the Airport, reduce personnel costs, and initiate a hiring freeze.   
 
On a roll call vote, motion carried 3-2, with Mayor Strawn and Commissioner Pepperd 
voting against the motion. 
 
LETTER OF AGREEMENT AND REQUEST FOR PROVISIONALLY 
ACCREDITED LEVEE (PAL) DESIGNATION - MANHATTAN UNIT LEVEE 
Dale Houdeshell, Director of Public Works, presented the item.  He then responded to 
questions from the Commission regarding the request. 
 
Ron Fehr, City Manager, provided additional information on the item and responded to 
questions from the Commission.  He stated that the certification process will likely require 
$100,000 from the City, which has been budgeted in the 2010 Stormwater Fund. 
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Attachment No. 1 
 

STAFF REPORT 
 
 
APPLICATION TO REZONE PROPERTY TO PLANNED UNIT 
DEVELOPMENT DISTRICT  
 

BACKGROUND 
 
FROM:  PUD, Residential Planned Unit Development District. 
 
TO: PUD, Commercial Planned unit Development District. 
 
OWNER/APPLICANT:  Westport Commons Development LLC. 
ADDRESS:  1213 Hylton Heights Rd, Ste 129, Manhattan KS 66502. 
 
DATE OF PUBLIC NOTICE PUBLICATION:  Monday, June 15, 2009. 
 
DATE OF PUBLIC HEARING:  PLANNING BOARD:  Monday, July 6, 2009. 
                                                        CITY COMMISSION:  Tuesday, July 21, 2009. 
 
LOCATION: North of Claflin Road, east of Browning Avenue, south of Williamsburg 
Drive, and west of Westport Street; Lot 1, Williamsburg Unit One, a Residential Planned 
Unit Development.  
 
AREA:  2.4 acres. 
 
PROPOSED USES: Permitted Uses include: Bank, with drive-in facilities, and Business and 
Professional Office uses. Business and professionals office is defined in the Manhattan Zoning 
Regulations as, “The office of an engineer, dentist, doctor, attorney, real-estate broker, 
insurance broker, architect, or other similar professional person, and any office used 
primarily for accounting, correspondence, research, editing or administration.” 
 
PROPOSED BUILDINGS AND STRUCTURES:   
 
Proposed Lot 1 
 
The building on Lot 1 is a proposed one-story Bank, identified as Building C on the site 
plan, with drive-in facilities. The building is a 4,678 gross square foot, 22-foot tall flat 
roofed building, with the clock tower entrance peak at approximately 42-feet. The Bank 
will be constructed with a brick and cast stone exterior. The bank is located in the south  
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Attachment No. 1 
 

part of the PUD with frontages on Westport Street, Claflin Road and Browning Avenue. 
Access to the site is from a proposed curb cut off Westport Street and a curb cut off 
Browning Avenue. The drive-in facilities are accessed from the east side of facilities, 
which exits to the west to Browning Avenue or through the Bank’s parking lot to the south 
back to Westport Street. 
 
Proposed Lot 2 
 
Two separate one-story professional office and business buildings are proposed, identified 
as Building A and Building B on the site plan. Building A is located in the north part of 
the site and oriented east to west. Building B is on the west side of the site adjacent to 
Browning Avenue and oriented north to south. Both buildings will be constructed with 
exterior masonry and limestone materials. Roof materials are concrete tile. Both buildings 
are approximately 25-feet in height to the roof peak. Building A is approximately 8,597 
square feet in gross floor area and Building B is approximately 5,759 square feet in gross 
floor area. Floor plans will be to tenant specifications. Access to the site is primarily from 
Westport Street, with Williamsburg Drive a secondary access. 
 

 
PROPOSED LOT COVERAGE  

 
Use Square Feet Percentage 

Building(Bank) Lot 1 4,648 10% 
Buildings Lot 2 13,498 22% 
Total 18,146 17%  
   
Parking/Driveways Lot 1 23,853 51% 
Parking/Driveways Lot 2 25,328 42% 
Total 49,181 46% 
   
Landscaping Lot 1 17,983 39% 

Landscaping Lot 2 21,324 36% 

Total 39.307 37% 

 
PROPOSED SIGNS 

On Lot 1, the Bank has proposed wall signs on the east and west elevations and two 
ground signs, one at the corner of Browning Avenue and Claflin Road and a second at the 
entrance off Westport Street.  Wall signs are internally illuminated approximately 126 
square feet in area. The approximate eight-foot tall internally illuminated ground signs are  
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Attachment No. 1 
 

constructed on a brick and cast stone base. Sign copy area is approximately 21-square feet 
in area. Also, a common use ground lit ground sign, identified on the sign plan as 
Westport Commons Sign Detail 2, is proposed at the intersection of Westport Street and 
Claflin Road. The sign is approximately eight feet in height and will be constructed of 
masonry and cast stone with sign copy on six inch by 36 inch plates identifying tenants. 
 
On Lot 2, the professional office buildings signage consists of two ground signs, one off 
the Westport Street entrance and the second off the Browning Avenue entrance, generally 
at the southwest corner of Building B.  The Westport Street ground lit ground sign is 
approximately seven and one-half feet in height and will be constructed with brick and 
masonry with name plates of tenants. The approximate three foot tall brick ground lit 
ground sign off Browning Avenue has sign copy space to identify the building. 
 
Exempt signage for such signs identified in the Manhattan Zoning Regulations as address 
numerals, for lease and other similar signs will also be allowed (attachment Article VI, 
Section 6-104 (A)(1),(2),(4),(5),(7) and (8); and Section 6-104 (B)(1) and (2).) 
 
PROPOSED LIGHTING:  Proposed lighting consists of pedestrian scale accent lighting 
on the office buildings, Buildings A and B, and the Bank, Building C. Twenty five 25 foot 
tall full cut off light poles are in the parking lots.  
 

REVIEW CRITERIA FOR PLANNED UNIT 
DEVELOPMENTS 

 
1.  LANDSCAPING: Proposed landscaping is functional with respect to the proposed 
professional office and bank setting of the development. The landscape plan consists of 26 
deciduous and evergreen trees and a broad range of shrubs and ornamental grasses, 
primarily in landscape parking islands and around the base of proposed ground signs. 
Other landscaped space will be turf type grass, either seeded or sod. Landscaping will be 
maintained by the owner and watered by an underground sprinkling system. 
 
2. SCREENING: Screening should be adequate. Outdoor storage (trash dumpsters) areas 
are adequately screened with masonry walls and gates for the Bank on Lot 1. Trash 
storage, in household type containers, for the office buildings, will be enclosed with 
masonry walls and open on the west side. The storage is six feet above grade of Browning 
Avenue and separated from the street by approximately 110 feet. The open side of the 
trash storage should not be visible from the street due to distance and elevation.  
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3.  DRAINAGE:  The drainage system is designed in conformance with the adopted 
Stormwater Management Master Plan.  Adequate provisions for drainage have been 
provided. 
 
The applicant’s proposal is to direct storm water to the existing storm water system on 
Claflin Road and to the north to a detention basin on property owned by the applicant, Lot 
1, Williamsburg PUD.  A Storm Drainage Report was prepared by BG Consultants, dated 
May, 2009 (attached).  The City Engineer has reviewed the Report (memo attached), and 
accepts the proposal.  
 
4.  CIRCULATION:  The internal circulation plan provides for safe, convenient and 
efficient movement of motorists and pedestrians.  Conflicts between motorists and 
pedestrians are minimized. 
 
A Transportation Impact Study for Westport Commons was prepared by BG Consultants, 
dated May 19, 2009 (attached).  The Study concludes that the street intersections serving 
the proposed PUD will operate safely within acceptable Levels of Service.   
 
The City Engineer has reviewed the Study, and accepts it with no exceptions. The memo 
notes the reduced distance of the curb cut onto Browning Avenue, a collector street. The 
minimum distance for a curb cut along Browning Avenue from Claflin Road is 300 feet. 
The proposed two way curb cut is 210 feet north of the street intersection and opposite an 
existing curb cut for the church to the west. Following the minimum standard would result 
in an off-set curb cut condition creating conflicting turning movements. 
 
Pedestrian traffic is accommodated for within the development and connects to the 
existing public sidewalks on Westport Street and Williamsburg Drive. There is no public 
sidewalk along Browning Avenue, a collector street. The Manhattan Urban Area 
Subdivision regulations require sidewalks on both sides of a collector street. The Public 
Works Department recommends that a sidewalk be provided along the east side of 
Browning Avenue as a part of the proposed PUD (attached memo dated June 30, 2009, 
City Engineer). Pedestrian sidewalks should be provided connecting the sidewalk along 
Browning Avenue to the buildings on Lot 1 and Lot 2 and shown on the Final 
Development Plan.  
 
Off-street parking is based on net floor area, with space such as mechanical rooms, storage 
and hallways deducted. In both cases, the applicant calculated parking based on gross 
floor area. This means that more parking is proposed than would be required when a final 
floor plan is submitted, as space described above would be deducted from the gross floor 
area to determine the minimum number of required parking spaces for each use. Based on 
the requirements of the Manhattan Zoning Regulations, the proposed off-street parking is 
adequate to serve the separate uses of the proposed PUD.  
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Bank 
 
Adequate off-street parking for the Bank is provided. The Manhattan Zoning Regulations 
require one parking space for each 450 square feet of floor area for a Bank. Based on 
gross floor area, ten off-street parking spaces are required. Twenty four spaces are 
proposed. 
 
Office Space 
 
Adequate office street parking for the office buildings is provided. The Manhattan Zoning 
Regulations requires medical and dental clinics provide 5.5 parking spaces for each 1,000 
square feet of floor area. Professional and business offices are required to provide one 
parking space for each 300 square feet of floor area. Based on gross floor area, and 
assuming the floor spaces are devoted to medical and dental office uses, 53 parking spaces 
are required. Sixty two parking spaces are proposed.  
 
5.  OPEN SPACE AND COMMON AREA: The applicant has made provisions for the 
continuity, preservation, care, conservation and maintenance of all within the development 
plan. Upon installation of landscaping, it will be maintained by the owner and watered by 
an underground sprinkling system. 
 
6. CHARACTER OF THE NEIGHBORHOOD: The proposed rezoning site is on the 
northeast corner of Claflin Road and Browning Avenue. Claflin Road is a major 
commercial and multiple-family street corridor. Browning Avenue is a residential 
collector street corridor. The site is between College Avenue and Seth Child Road and at 
the southern end of Browning Avenue.  The mix of uses along the north side of Claflin 
Road consists of multiple-family, professional office, church, banks with drive-in 
facilities, professional and business offices, and a KSU forestry service site. Professional 
office and retail commercial are the majority use on the south side of the street, with low 
density residential dwellings east of Hylton Heights Road. The southern end of Browning 
Avenue is dominated by a large church site and the undeveloped western portions of the 
Williamsburg PUD. The proposed rezoning site is also part of the Williamsburg PUD, a 
planned residential neighborhood, which is immediately north of the site and Georgetown 
Apartments along the east side of Westport Street to the east of the rezoning site. The 
proposed character of the PUD reflects the neighborhood in which it will be located.  
 

MATTERS TO BE CONSIDERED WHEN CHANGING 
ZONING DISTRICTS 
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1.  EXISTING USE: Undeveloped multiple-family residential lot in the Williamsburg 
Residential PUD, which was intended for a three-story, 36-unit, retirement condominium 
building approximately 42 feet in height generally proposed to be oriented from north to 
south along the western side of Westport Street. Two detached parking garages were also 
proposed: one was a 29-space garage generally west of the building, and the second was a 
seven car garage at the north end of the site. No development has occurred on the rezoning 
site since approval of the PUD on March 7, 1989. 
 
2.  PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The site is 
elevated above the abutting rights-of-ways. Grading of the site has occurred in the recent 
past and existing trees were removed. There are several large mature trees on the site. The 
approximate north half of the site drains to the north to Lot 2, Williamsburg PUD into a 
drainage channel that crosses under browning Avenue. The approximate south half of the 
site drains to the south into a drainage system on Westport Street. Access to the site was 
off Williamsburg Drive. 
 
3.  SURROUNDING LAND USE AND ZONING:  
 
(a.)  NORTH: Existing single-family and single-family attached residential dwelling units 
and undeveloped single-family attached residential dwelling units, and Williamsburg 
Drive, a local street; Williamsburg PUD. 
 
(b.)  SOUTH: Claflin Road, an urban four lane collector street, retail, professional office, 
and retail service uses; C-2, Neighborhood Shopping District. 
 
(c.)  EAST: Westport Street, an urban two lane local street, multiple-family residential 
buildings; Claflin Residential PUD. 
 
(d.)  WEST: Browning Avenue, a two lane collector street with no curb and gutter, 
sidewalks or storm sewer,  
 
4.  CHARACTER OF THE NEIGHBORHOOD:  See above under PUD Criteria 
Number 6, CHARACTER OF THE NEIGHBORHOOD. 
 
5.  SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: The 
Williamsburg Residential PUD was approved in 1989 and no development of the rezoning 
site has occurred since approval. The Manhattan Zoning Regulations indicate that if an 
owner does not submit a Final Development Plan within two years of the date of approval 
of the PUD, and has not applied for an extension, the PUD is considered abandoned. 
Regardless of the proposed rezoning, prior to any development of the site an application to 
rezone or amend the existing PUD would be required. 
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COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS: The 
proposed PUD is similar to a C-1, Restricted Business District, which is intended to be 
compatible with residential districts. The proposed PUD limits the permitted uses to a 
Bank, with drive-in facilities, and Business and Professional Office uses. The site adjoins 
a residential PUD to the north and is otherwise separated from nearby properties by 
streets. Front yard setbacks along Westport Street, Claflin Road and Browning Avenue are 
25 feet. Off-street parking off Williamsburg Drive is approximately 15 feet at its closest. 
The north side yard setback of Building A is approximately ten feet to the roof overhang. 
Proposed lighting in the parking lots is full cut-off and pedestrian scale on buildings. A 
Site Lighting Calculations Plan, provided as a part of the PUD, indicates minimal light 
impact at the property lines. The proposed uses are generally day time activities, although 
the Bank will have an ATM machine and some night activity should be expected. Any 
increase in light, noise and traffic will be consistent with the character of the Claflin Road, 
Browning Avenue and Westport Street corridors. 
 
6.  CONFORMANCE WITH COMPREHENSIVE PLAN: The proposed site is shown 
on the Future Land Use map in the Northwest Planning Area as Residential Medium High 
Density (RMH). The applicant’s proposed rezoning is consistent with the Office/Research 
Park (OFF/RP) category. The policies (in italics and bold headings) for all Commercial 
activities, in general, and the OFF/RP, include: 

Commercial- All Categories 

C 1:  Designate Commercial Areas According to Their Role and Function in the Region 
To provide a variety of commercial services to the community, three commercial 
designations are provided, depending on the center’s scale, purpose, location, and 
intensity of use. These include the Central Core District, Community Commercial, and 
Neighborhood Commercial. 

C 2:  Distribution of Commercial Services 
Commercial centers should be distributed throughout the community to provide ease of 
access for all residents and minimize the need for cross-town vehicle trips. 

C 3:  Locate All Commercial Uses in Activity Centers  
Commercial services should be concentrated and contained within planned activity 
centers, or nodes, throughout the community.  Development of distinct commercial nodes 
will help preserve the residential character of many of the major street corridors 
throughout the community and help prevent the negative impacts caused by multiple 
access points along a corridor. Commercial activities, when grouped in cohesive centers 
or nodes, result in more viable areas compared to scattered or isolated single use  
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commercial sites. Activity centers, or nodes, provide a variety of services in a 
concentrated location to promote “one-stop shopping” and minimize the need for multiple 
vehicle trips.  Each center has a limited number of vehicle access points to minimize 
impacts on surrounding uses and maintain an efficient traffic flow to and from the site.    
Uses are typically clustered on larger sites near the intersection of two major streets 
rather than being developed in linear, “strip” configurations along major street 
corridors.  Linear development patterns, particularly when parcels provide a single use 
and are developed independently, can require multiple access points and lead to 
disruption of traffic flow on adjacent streets.   Although lot sizes and/or configurations in 
some areas may warrant the use of a more linear development pattern, it is generally 
discouraged.  

C4:  Include a Mix of Uses in New and Redeveloped Commercial Areas  
New development and redevelopment should include a mix of uses of different types and 
sizes, creating a diversity of activity and avoiding large, single-use buildings and 
dominating parking areas. 

C5:  Promote a High Quality Urban Environment 
The physical design of commercial development areas shall promote a high quality urban 
environment, as expressed by site layout, building materials and design, landscaping, 
parking area design, and pedestrian-oriented facilities, such as through use of design 
guidelines. 

Background and Intent 

Employment uses within the Urban Area are intended to provide concentrated areas of 
high quality employment facilities for uses such as office headquarters, research and 
development facilities, and educational facilities, as well as locations for light and heavy 
manufacturing, warehousing and distribution, indoor and screened outdoor storage, and 
a wide range of other industrial services and operations.   

Office/Research Park (Off/RP)  

OR 1:  Characteristics 
The Office/Research Park land use designation is intended to provide concentrated areas 
of high quality employment facilities, such as corporate office headquarters, research and 
development, and educational facilities in a planned, “campus-like” setting. 
Office/Research Park developments may be incorporated into a master planned 
neighborhood, or located in close proximity to residential areas.  Activities within an 
employment area typically take place indoors, and outdoor storage or other more 
industrial types of uses are typically not permitted. Some specialized research parks may  
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include limited prototype production, such as in the K-State Research Park. This category 
may also include smaller office complexes consisting of a single building or several 
buildings that are not located within a typical office park setting. These smaller office 
complexes shall meet the intent of the policies within this section, to the extent that they 
apply (i.e., Policy OR5 will not apply to single-building facilities).  The Poyntz Avenue 
Corridor, located between 17th Street and Juliette Avenue, is another designated office 
district with some unique characteristics and issues that are addressed more specifically 
in the adopted Poyntz Avenue Corridor District Plan. 

OR 2:  Location 
Office/Research Park facilities should have direct access to existing or planned arterial 
and collector streets and should not rely on local or residential streets for access. 

OR 3:  Site Layout and Design 
Office/Research Park developments should be organized in a planned, “campus-like” 
setting that is heavily landscaped. Each development will vary based on site configuration 
and topographical or other constraints; however, in a “campus-like” setting, buildings 
should typically be arranged to form outdoor gathering spaces 

OR 5:  Unified Architectural Character 
Buildings within an Office/Research Park setting should have a unified architectural 
character achieved through the use of similar elements, such as rooflines, materials, 
colors, signage, landscaping and screening and other architectural and site layout details.   

OR 6:  Common Areas 
Plazas and other common outdoor gathering spaces should be provided as part of the 
“campus” environment.    Each development will vary based on site configuration and 
topographical or other constraints; however, in a “campus-like” setting, buildings should 
typically be arranged to form outdoor gathering spaces, such as quads, courtyards, 
patios, or seating areas for employees and visitors.   

OR 7:  Circulation and Access  
Building entrances, outdoor gathering spaces, and parking areas shall be linked with 
clear, direct pedestrian walkways. 

OR 8:  Outdoor Storage 
The functions of an Office/Research Park facility should generally be completely 
contained within buildings.  Accessory outdoor storage facilities typically should be of a 
limited nature and completely screened. 
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The proposed PUD is in general conformance with the Comprehensive Plan. 
 
8.  ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:  
 
1972  Annexation and Rezoning to R, Single-Family Residential 

District.  
 
1984  Rezoning from R District to I-1, Research Park.  
 
March 7, 1989  Rezoning from I-1 District to Williamsburg Residential 

Planned Unit Development (Ordinance No. 4570). 
 
April 5, 1991  Final Development Plan of Phase One approved. 
 
November 16, 1992  Manhattan Urban Area Planning Board approved the Final 

Plat of Williamsburg, Unit One.  
 

December 15, 1992 City Commission City Commission accepted easements and 
rights-of-ways of Williamsburg, Unit One. 
 

July 1, 1993 Manhattan Urban Area Planning Board approved the Final 
Plat of Williamsburg, Unit Two. 
 

August 3, 1993 City Commission accepted easements and right-of-way of 
Unit Two. 
 

July 7, 1994 Manhattan Urban Area Planning Board approved the Final 
Plat of Williamsburg, Unit Three.  
 

July 19, 1994 City Commission accepted easements and rights-of-way of 
Williamsburg, Unit Three  
 

December 5, 1994 Manhattan Urban Area Planning Board approved the Final 
Plat of Williamsburg, Unit Four. 
 

December 20, 1994  City Commission accepted easements and rights-of-way for 
Williamsburg, Unit Four. 

 
September 7, 1995 Manhattan Urban Area Planning Board approved the Final 

Plat of Williamsburg, Unit Five. 
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September 19, 1995  Amendment of the Final Development Plan approved to 
allow single-family detached dwellings as a permitted use 
(Ordinance No. 4937). 

 
September 19, 1995  City Commission accepted easements and rights-of-way of 

Williamsburg, Unit Five. 
 

January 4, 1996 Manhattan Urban Area Planning Board approved the Final 
Plat of Williamsburg, Unit Six. 
 

January 16, 1996 City Commission accepted easements and rights-of-way of 
Williamsburg, Unit 6. 
 

October 7, 1996 Manhattan Urban Area Planning Board approved Final Plat 
of Williamsburg, Unit 7. 
 

November 5, 1996 City Commission accepted easements and rights-of-way of 
Williamsburg, Unit Seven. 

 
June 16, 1997 Manhattan Urban Area Planning Board approved the Final 

Plat of Williamsburg, Unit Eight. 
 

July 1, 1997 Amendment of the Final Development Plan approved to 
replace the condominium at the north of the PUD, with 
duplexes, and add a single-family detached dwelling in an 
open space area (Ordinance No. 5044). 
 

July 1, 1997 City Commission accepted easements and rights-of-way for 
Williamsburg, Unit Eight. 

 
October 23, 2003 Boundary Line Adjustment for Lots 39 and 40, 

Williamsburg, Unit Eight filed. 
 

October 17, 2005 Manhattan Urban Area Planning Board approved the Final 
Plat of Williamsburg, Unit Nine. 
 

November 1, 2005 City Commission accepted easements and rights-of-way of 
Williamsburg, Unit Nine. 
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January 19, 2006 Manhattan Urban Area Planning Board recommends denial 
(4-2) of an amendment of the Preliminary Development 
Plan regarding open space, landscaping and sidewalks. 

 
February 7, 2006 City Commission considers first reading of an ordinance to 

amend the Williamsburg PUD. 
 
The proposed PUD site has remained vacant to date. 
 
9.  CONSISTENCY WITH INTENT AND PURPOSE OF THE ZONING 
ORDINANCE: The intent and purpose of the Zoning Regulations is to protect the public 
health, safety, and general welfare; regulate the use of land and buildings within zoning 
districts to assure compatibility; and to protect property values. The proposed PUD is 
located in the Williamsburg PUD, which is described below. The proposed PUD is also 
consistent with the general character of the C-1, Restricted Business District, but will be 
limited to business and professional office uses and banks with drive-in facilities. 
 
Land use and structures within a Planned Unit Development District which, when 
approved by the Planning Board and Governing Body, may differ in one or more respects 
from the regulations that are applicable in any other zoning district. The objectives of a 
Planned Unit Development District shall be to promote progressive development of land 
and construction by encouraging Planned Unit Developments (PUD's) to achieve: a 
maximum choice of living environments by allowing a variety of housing and building 
types; a more useful pattern of open space and recreation areas and, if permitted 
as part of the project, more convenience in the location of commercial uses and services; a 
development pattern which preserves and utilizes natural topography and geologic 
features, scenic vistas, trees and other vegetation, and prevents the disruption of natural 
drainage patterns; a more efficient use of land than is generally achieved through 
conventional development; a development pattern in harmony with land use density, 
transportation facilities, and community facilities; an environment which provides safe, 
clean, convenient and necessary residential, commercial, and industrial facilities which 
will afford greater opportunities for better housing, recreation, shops and industrial plants 
for all citizens of the community; a development plan which suits the specific needs of the 
site and takes into account the unique conditions of the property which may require 
changes of conventional bulk regulations, lot layout, or density; or results in a project that 
provides greater public benefit than would be provided under conventional zoning; and, a 
mixture of compatible uses which might not otherwise be permitted in a single district, or 
which may restrict the range of land uses more than in a single district. 
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Underlying Zoning District 
 
Lot 1 of the underlying Williamsburg PUD was approved for a three-story, 36-unit 
retirement condominium building approximately 42 feet in height generally proposed to 
be oriented from north to south along the western side of Westport Street. Two detached 
parking garages were also proposed: one was a 29-space garage generally west of the 
building, and the second was a seven car garage at the north end of the site. No 
development has occurred on the rezoning site since approval of the PUD on March 7, 
1989. The proposed PUD will allow a restricted business district compatible with 
residential districts in the neighborhood. 
 
Overall Intent 
 
The proposed PUD is generally like a C-1, Restricted Business District, but limited to 
professional offices and businesses, and a bank with drive-in facilities. Fewer of the 
permitted uses and none of the conditional uses of the C-1 District are proposed.  
 
The C-1 District is designed to provide for non-retail commercial, business and 
professional office activities adjacent to arterial and collector streets.  The C-1 District is 
also intended to be compatible with adjacent residential districts.  
 
C-1 Districts are typically found along major arterial streets, such as Poyntz Avenue, 
Anderson Avenue, Dickens Avenue and Claflin Road.  C-1 Districts, or equivalent PUD’s 
such as the proposed Westport Commons PUD, are found adjacent to various residential 
districts in the community.  The proposed PUD will provide for non-retail business and 
professional activities adjacent to arterial and collector streets.   
 
The overall intent of the proposed PUD is consistent with the policies of the 
Comprehensive Plan and intent of the PUD requirements, subject to the conditions of 
approval. The proposed PUD is an infill project on a site along a major commercial 
corridor dominated by professional office, banks, multiple-family and other commercial or 
institutional uses.  Overall, the proposed PUD is sensitive to the Williamsburg PUD to the 
north and Georgetown Apartments to the east, and a church to the west of Browning 
Avenue.  
 
10. RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE 
THAT DENIAL OF THE REQUEST WOULD ACCOMPLISH, COMPARED 
WITH THE HARDSHIP IMPOSED UPON THE INDIVIDUAL OWNER:  There 
appears to be no gain to the public that denial would accomplish as no adverse impacts are 
expected as a result of the rezoning. It may be a hardship on the owner if the rezoning is 
denied. 
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11.  ADEQUACY OF PUBLIC FACILITIES AND SERVICES: Adequate streets, 
sanitary sewer and water services are available to serve the site. 
 
12.  OTHER APPLICABLE FACTORS:  None.  
 
13.  STAFF COMMENTS AND RECOMMENDATION: City Administration 
recommends approval of the proposed rezoning of the Westport Commons Commercial 
Planned Unit Development, from PUD, Residential Planned Unit Development District, to 
PUD, Commercial Planned Unit Development District, with the following conditions: 
 

1. The Permitted Uses shall include: Business and professional offices, 
as defined in the Manhattan Zoning Regulations, and a Bank, with 
drive-in facilities. 

2. Landscaping and irrigation shall be provided pursuant to a 
Landscaping Performance Agreement between the City and the 
owner, which shall be entered into prior to issuance of a building 
permit. 

3. All landscaping and irrigation shall be maintained in good 
condition.  

4. Signage shall be limited to signs proposed in the application. 
5. Exempt signage described in Article VI, Section 6-104 

(A)(1),(2),(4),(5),(7) and (8); and Section 6-104 (B)(1) and (2), of 
the Manhattan Zoning Regulations shall be permitted. 

6. A sidewalk shall be constructed along the east side of Browning 
Avenue concurrent with the construction of the improvements in the 
PUD. 

7. Pedestrian sidewalks shall be provided connecting the sidewalk 
along Browning Avenue to the buildings on Lot 1 and Lot 2, and 
shall be shown on the Final Development Plan.  

 
ALTERNATIVES: 

 
1. Recommend approval of the proposed rezoning of Westport Commons PUD from 

PUD, Residential Planned Unit Development District, to PUD, Commercial 
Planned Unit Development District, stating the basis for such recommendation, 
with the conditions listed in the Staff Report.   
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2. Recommend approval of the proposed rezoning of Westport Commons PUD from 
PUD, Residential Planned Unit Development District, to PUD, Commercial 
Planned Unit Development District, and modify the conditions, and any other 
portions of the proposed PUD, to meet the needs of the community as perceived by 
the Manhattan Urban Area Planning Board, stating the basis for such 
recommendation, and indicating the conditions of approval. 

 
3. Recommend denial of the proposed rezoning, stating the specific reasons for 

denial. 
 

4. Table the proposed rezoning to a specific date, for specifically stated reasons. 
 

POSSIBLE MOTION: 
 
The Manhattan Urban Area Planning Board recommends approval of the proposed 
rezoning of Westport Commons PUD from PUD, Residential Planned Unit Development 
District, to PUD, Commercial Planned Unit Development District, based on the findings 
in the staff report, with the seven conditions recommended by City Administration.  
 
 
PREPARED BY:  Steve Zilkie, AICP, Senior Planner 
DATE:  July 1, 2009 
09035 
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STAFF REPORT 
 
 
ON AN APPLICATION TO REZONE PROPERTY 
 
FROM:  R-3, Multiple-Family Residential District. 
 
TO: C-3, Aggieville Business District. 
 
APPLICANT: Chrischelle Borhani 
 
ADDRESS:  731 Harris Avenue, Manhattan, KS 66502 
 
OWNERS:  Rahim and Martha Borhani  
 
ADDRESS: 731 Harris Avenue, Manhattan, KS 66502 
 
LOCATION: 519 N. 11th Street, which is generally located southwest of the intersection 
of N. 11th Street and Laramie Street. 
 
AREA: 22,651 square feet (.52 acres) 
 
DATE OF PUBLIC NOTICE PUBLICATION:  June 15, 2009 
 
DATE OF PUBLIC HEARING:  PLANNING BOARD: July 6, 2009 
                                                        CITY COMMISSION: July 21, 2009 
 
EXISTING USE: Multiple-family dwelling with nine (9) units and eighteen (18) off-
street parking spaces. 
 
PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The site is generally 
flat with a three (3) story limestone building that contains multiple-family dwelling units.  
The building has a front yard setback of approximately fifty (50) feet from the front lot 
line along Laramie Street and twenty-five (25) feet from N. 11th Street.  Access to the site 
is from a curb cut off of Laramie Street that leads into a parking lot.  The parking lot exits 
onto N. 11th Street.  The parking lot contains a total of eighteen (18) off-street spaces 
along the west and south property lines and inside a detached garage near the southwest 
corner of the site.  The building contains nine (9) dwelling units.  Entrances to the building 
are from N. 11th Street, Laramie Street and from the parking lot to the west. 
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SURROUNDING LAND USE AND ZONING: 
 
(1)  NORTH: Laramie Street, platted as a 60 foot right-of-way, a commercial strip center 

that contains a convenience store with gas pumps, professional offices, restaurants and 
retail stores; C-3, Aggieville Business District. 

 
(2)  SOUTH:  Fifteen (15) foot wide public alley, fraternity house and multiple-family 

dwelling, Fremont Street, platted as a 60 foot right-of-way, and the City Park; R-3, 
Multiple-Family Residential District and R-M/UO, Four-Family Residential District 
and University Overlay District. 

   
(3)  EAST:  N. 11th Street, platted as a 60 foot right-of-way, single-family, two-family and 

multiple-family dwellings; R-3/M-FRO, Multiple-Family Residential District and 
Multi-Family Redevelopment Overlay District.  

 
(4)  WEST: A multiple-family dwelling, the Laramie Plaza commercial building, which 

contains, a fitness center, retail stores, a restaurant and apartments; R-3, Multiple-
Family Residential District, and C-3 Aggieville Business District. 

 
GENERAL NEIGHBORHOOD CHARACTER:  The general character of the 
neighborhood is a mix of commercial uses and single-family, two-family and multiple-
family dwellings.  To the north and west of the site is the Aggieville Business District, 
which includes a variety of restaurants, drinking establishments, retail stores, professional 
offices and residential dwellings.  One (1) lot immediately to the west is zoned R-3, 
Multiple-Family Residential District and contains a twelve (12) unit apartment building.  
To the south and east are residential properties that are mostly rentals properties.  A 
fraternity is also located to the south of the site. 
 
SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: The current 
zoning for the site is R-3, Multiple-Family Residential District.  The site is approximately 
0.50 acres in area and has a multiple-family dwelling located on it.  The structure contains 
nine (9) dwelling units and eighteen (18) off-street parking spaces.  The structure has been 
used as a multiple-family dwelling since at least 1962.  The site is suitable for its existing 
use and future residential developments and other uses allowed in the R-3 District.   
 
COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS:      The 
applicant has proposed to establish a mixed-use, commercial and residential development 
on the site by converting the first floor of the existing structure into retail space and a 
coffee shop.  The upper floors will remain residential with eight (8) dwelling units.  A 
minimal increase in light, noise and traffic is anticipated from rezoning the site to C-3,  
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Aggieville Business District.  The property is on the southeastern edge of the Aggieville 
Business District.  Rezoning the site would be an extension of the C-3 District to match 
the Comprehensive Plan’s Downtown Core Neighborhoods Future Land Use Map.  
Similar developments are established throughout the Aggieville Business District, where 
commercial uses are on the main floor and the upper floors are utilized as residential 
dwelling units.  The Laramie Square commercial center to the west of the site on Laramie 
Street has four (4) dwelling units located on the second floor of the main building.  The 
properties to the north of the site are a commercial strip center with a convenience store 
with gas pumps, a restaurant, retail space and professional offices.  The proposed mixed-
use building with commercial uses on the first floor and residential uses on the second and 
third floor of the existing building will be compatible with the existing uses found to the 
north and west of the site in the Aggieville Business District. 
 
The properties to the east and south are mostly rented, residential properties.  The 
residential properties to the east are separated from the site by N. 11th Street.   The 
residential properties to the south are multiple-family dwellings and a fraternity.  Given 
the number of dwelling units in these buildings (a 12 dwelling unit building, a 5 dwelling 
unit building, a 4 dwelling unit building), the number of residents living at the fraternity 
(approximately 65) and the character of the surrounding neighborhood, minimal impact is 
anticipated from the proposed rezoning of the site to C-3, Aggieville Business District, on 
nearby properties. 
 
CONFORMANCE WITH COMPREHENSIVE PLAN: The rezoning site is shown on 
the Downtown Core Neighborhoods Future Land Use Map of the Comprehensive Plan as 
Central Core (CC) District 
 
Policies of the CC designation include: 

CCD 1: Characteristics  
The Central Core District is a special purpose designation for the Downtown Core and 
“Aggieville”, which both have a unique historical character and importance to the 
broader community. Although the two areas are not physically connected, they both 
consist of a variety of civic, cultural, retail, commercial, business and professional offices 
and financial institutions, as well as residential uses in a compact, vibrant setting 
enhanced by a large inventory of older, and in some cases historic, structures and a 
pedestrian-friendly scale. “Superstores” and big box centers could be incorporated into 
identified redevelopment areas in the downtown core, if they are designed as part of a 
master planned development that is compatible with and complimentary to the traditional 
downtown urban fabric by maintaining a pedestrian oriented streetscape, and are of 
exceptional design quality. (Note: “master planned” refers to the process of developing 
an overall concept or neighborhood level plan for an area, prior to development, which 
takes into consideration the relationships between land uses, buildings, access and site 
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characteristics, in order to establish a more unified and compatible development. It can 
apply to a large single site, a whole neighborhood, or series of neighborhoods.)  
 
CCD 2: Infill and Redevelopment  
Infill and redevelopment that is in keeping with the historic character and scale of the 
established neighborhood is strongly encouraged to utilize vacant or underutilized sites 
and enhance the vitality of the Central Core.  
 
CCD 3: Renovation and Reuse  
The renovation and reuse of existing older underutilized structures, particularly along 
Poyntz Avenue in the downtown core, is strongly encouraged.  
 
CCD 4: Conversion of Upper Floors  
Conversion of upper floors above retail storefronts to office or residential uses is strongly 
encouraged to reinforce the variety and vitality of the downtown environment.  
 
 
CCD 5: Outdoor Seating  
The provision of outdoor dining and seating areas along the sidewalk edge is strongly 
encouraged, particularly in the downtown core, to create activity along the street and 
increase the overall vitality of the Central Core.  
 
CCD 6: First Floor Uses Active 
Visible uses that encourage pedestrian activity, such as restaurants or retail storefronts, 
are most appropriate as first floor uses. Offices, residential or other uses that typically are 
“closed off” from the street and lend little to the pedestrian atmosphere should be 
encouraged as upper floor uses in retail areas.  
 
The proposed rezoning of the site to C-3 District conforms to the Comprehensive Plan. 
 
ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:        
1926 - 1964   “B” Second Dwelling House District. 
1964 – 1969   B-1, Multiple Family Dwelling District 
1969 – Present  R-3, Multiple-Family Residential District 
 
CONSISTENCY WITH INTENT AND PURPOSE OF THE ZONING 
ORDINANCE:  
The intent and purpose of the Zoning Regulations is to protect the public health, safety, 
and general welfare; regulate the use of land and buildings within zoning districts to 
assure compatibility; and to protect property values.  The C-3, Aggieville Business 
District, is designed to provide for a relatively broad range of retail shopping facilities and 
services which primarily consist of specialty shops and stores.  The C-3 District also  
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permits residential buildings.  The proposed rezoning of the site is consistent with the 
intent of the Zoning Ordinance. 
 
RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE THAT 
DENIAL OF THE REQUEST WOULD ACCOMPLISH, COMPARED WITH THE 
HARDSHIP IMPOSED UPON THE APPLICANT:       There appears to be no relative 
gain to the public that denial would accomplish. No adverse affects on the public health, 
safety and welfare are known. It may be a hardship upon the owner if the rezoning is 
denied. 
 
ADEQUACY OF PUBLIC FACILITIES AND SERVICES:       Adequate public 
facilities and services are available to serve the site.  The site gains access from Laramie 
Street (a local street) and N. 11th Street, (a collector).  These streets are adequate to handle 
the existing and future traffic generated by the site and the surrounding area. 
 
OTHER APPLICABLE FACTORS:      None 
 
STAFF COMMENTS:       
City Administration recommends approval of the proposed rezoning of 519 N. 11th Street 
from R-3, Multiple-Family Residential District, to C-3, Aggieville Business District. 

 
ALTERNATIVES: 

 
1.  Recommend approval of the proposed rezoning of 519 N. 11th Street from R-3, 

Multiple-Family Residential District, to C-3, Aggieville Business District, stating the 
basis for such recommendation.   

 
2.  Recommend denial of the proposed rezoning, stating the specific reasons for denial. 
 
3.  Table the proposed rezoning to a specific date, for specifically stated reasons. 
 

POSSIBLE MOTION: 
 
The Manhattan Urban Area Planning Board recommends approval of the proposed 
rezoning of 519 N. 11th Street from R-3, Multiple-Family Residential District, to C-3, 
Aggieville Business District, based on the findings in the Staff Report.  
 
PREPARED BY: Chad Bunger, Planner 
DATE: June 18, 2009 
CB/vr 
09034 
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2009 Emergency Shelter Grant Funding Breakdown 
     
  Crisis Center MESI Salvation Army City Total 
Rehabilitation          $                  -    
Operations  $  16,875.00   $10,125.00       $   27,000.00  
Essential 
Services  $    2,000.00   $  9,000.00       $   11,000.00  
Homeless 
Prevention  $    2,000.00   $   5,000.00   $ 16,500.00     $   23,500.00  
Admin        $ 1,538.00   $      1,538.00  
Total  $   20,875.00   $ 24,125.00   $ 16,500.00   $ 1,538.00   $   63,038.00  
     
     
     
     
2009 Grant Funds Awarded     
      
Rehab                                 $0    
Operations                  $27,000   
Essential Services         $11,000    
Homeless Prevention     $23,500    
Admin                           $1,538    
Total  $63,038    
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