
 
MINUTES 

CITY COMMISSION MEETING 
TUESDAY, JANUARY 7, 2014 

7:00 P.M. 
 
 
The Regular Meeting of the City Commission was held at 7:00 p.m. in the City 
Commission Room.  Mayor John E. Matta and Commissioners Wynn Butler, Karen 
McCulloh, Usha Reddi, and Richard B. Jankovich were present.  Also present were the 
City Manager Ron R. Fehr, Deputy City Manager Jason Hilgers, Assistant City Manager 
Adam Bentley, City Attorney Bill Raymond, City Clerk Gary S. Fees, 8 staff, and 
approximately 25 interested citizens. 
 
 

PLEDGE OF ALLEGIANCE 
 

Mayor Matta led the Commission in the Pledge of Allegiance. 
 
 

PROCLAMATION 
 
Mayor Matta proclaimed January 20, 2014, Dr. Martin Luther King Junior, Community 
Celebration and Day of Service.  Lynda Bachelor and Reverend Darryl Martin, Members, 
Manhattan Martin Luther King Planning Committee, were present to receive the 
proclamation. 
 
 

PUBLIC COMMENTS 
 

Mayor Matta opened the public comments. 
 
Hearing no comments, Mayor Matta closed the public comments. 
 
 

COMMISSIONER COMMENTS 
 
Commissioner Jankovich congratulated the group responsible for the beautiful lighted tree 
and wonderful light display enjoyed by so many people in the Blue Earth Plaza.  He also 
thanked the Aggieville Business District for hosting the Annual Little Apple New Year’s 
Eve Celebration and Ball Drop. 
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COMMISSIONER COMMENTS (CONTINUED) 
 
 
Commissioner Reddi thanked City crews for their work in removing the recent snow.  She 
extended congratulations to Richard Pitts, Director, Wonder Workshop, for receiving a 
Call to Service Award from President Obama for his work in the community working with 
children.  She encouraged citizens to take advantage of the many Parks and Recreation 
activities and events listed in the recent Parks and Recreation catalog. 
 
Commissioner McCulloh wished everyone a Happy New Year and echoed Commissioner 
Reddi’s comments about the many events available in the Parks and Recreation catalog 
and in the recent University for Mankind (UFM) brochure that was distributed.  She 
encouraged the community to check out the new football exhibit at the Flint Hills 
Discovery Center from January 18 through June 1, 2014. 
 
 

CONSENT AGENDA 
(* denotes those items discussed) 

 
MINUTES 
The Commission approved the minutes of the Regular City Commission Meeting 
held Tuesday, December 17, 2013. 
 
CLAIMS REGISTER NO. 2747 
The Commission approved Claims Register No. 2747 authorizing and approving 
the payment of claims from December 11, 2013, to December 31, 2013, in the 
amount of $4,586,948.22. 
 
LICENSES 
The Commission approved a Tree Maintenance License for calendar year 2014 for 
Wildcat Tree Service, 3761 Cumberland Road, and an annual Cereal Malt 
Beverages Off-Premises License for Wildcat Creek Golf & Fitness, 800 Anneberg 
Circle.  
 
FINAL PLAT – NORTHLAKE ADDITION, UNIT 2 
The Commission accepted the easements and rights-of-way, as shown on the Final 
Plat of Northlake Addition, Unit 2, generally located 500 feet east of the 
intersection of Donnas Way and Northfield Road, based on conformance with the 
Manhattan Urban Area Subdivision Regulations.  

 
RESTRICTIVE COVENANT – NORTHLAKE ADDITION, UNIT 2 
The Commission authorized the Mayor and City Clerk to execute the Agreement 
Creating a Restrictive Covenant. 
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CONSENT AGENDA (CONTINUED) 
 
 
ORDINANCE NO. 7059 – REZONE – INTERLACHEN ADDITION 
The Commission approved Ordinance No. 7059 rezoning the Interlachen Addition, 
generally located approximately 650 feet north of the intersection of Vanesta Place 
and Vanesta Drive, from R, Single-Family Residential District, to: R-1, Single-
Family Residential District; R-3, Multiple-Family Residential District; and, C-2, 
Neighborhood Shopping District, based on the findings in the respective Staff 
Reports (See Attachment No. 1 for R-1, Attachment No. 2 for R-3, and 
Attachment No. 3 for C-2) and the recommendations of the Planning Board. 
 
FINAL PLAT – INTERLACHEN ADDITION 
The Commission accepted the easements and rights-of-way, as shown on the Final 
Plat of Interlachen Addition, generally located on the west side of Vanesta Drive, 
approximately 750 feet west of the intersection of Little Kitten Avenue and 
Vanesta Drive, based on conformance with the Manhattan Urban Area Subdivision 
Regulations. 
 
ORDINANCE NO. 7060 – REZONE – BODY FIRST WELLNESS AND 
RECREATION CENTER PLANNED UNIT DEVELOPMENT (PUD) 
The Commission approved Ordinance No. 7060 rezoning the proposed Body First 
Wellness and Recreation Center PUD, generally located at 3615 Claflin Road, 
from R, Single-Family Residential District, to PUD, Commercial Planned Unit 
Development District, based on the findings in the Staff Report (See Attachment 
No. 4) with the seven conditions recommended by the Planning Board.   
 
FIRST READING – REMOVE NO PARKING EXCEPT SUNDAY ZONE – 
400 BLOCK OF SOUTH 9TH STREET 
The Commission approved first reading of an ordinance removing the “No 
Parking Except Sunday” zone along the west side of the 400 block of South 9th 
Street. 
 
ELIMINATE CONVENTION AND TOURISM COMMITTEE 
The Commission rescinded Resolution No. 1977-171, thereby eliminating the 
Convention and Tourism Committee. 
 
AWARD CONTRACT – DOWNTOWN MANHATTAN ALLEY 
IMPROVEMENTS (SM1207) 
The Commission accepted the Engineer’s Opinion of Probable Cost in the amount 
of $499,170.50; awarded a construction contract to Amino Brothers Co., Inc, of 
Kansas City, Kansas; and authorized the Mayor and City Clerk to execute the 
contract in the amount of $382,005.00 for the Downtown Manhattan Alley 
Improvements (SM1207).  
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CONSENT AGENDA (CONTINUED) 
 
 
RESOLUTION NO. 010714-A – BOND – DOWNTOWN MANHATTAN 
ALLEY IMPROVEMENTS (SM1207) 
The Commission approved Resolution No. 010714-A authorizing and providing 
for payment of costs for the Downtown Manhattan Alley Improvements 
(SM1207). 

 
RESOLUTION NO. 010714-B – PETITION – LEDGE STONE ADDITION, 
PHASE 1 – STREET IMPROVEMENTS (ST1323) 
The Commission found the revised petition sufficient and approved Resolution 
No. 010714-B rescinding Resolution No. 120313-A and finding the project 
advisable and authorizing construction for the Ledge Stone Addition, Phase 1, 
Street (ST1323) Improvements.  
 
RESOLUTION NO. 010714-C – PETITION – LEDGE STONE ADDITION, 
PHASE 1 – SANITARY SEWER IMPROVEMENTS (SS1317) 
The Commission found the revised petition sufficient and approved Resolution 
No. 010714-C rescinding Resolution No. 120313-B and finding the project 
advisable and authorizing construction for the Ledge Stone Addition, Phase 1, 
Sanitary Sewer (SS1317) Improvements.  
 
AWARD CONTRACT - LEDGE STONE ADDITION, PHASE 1 – STREET 
(ST1323) AND SANITARY SEWER IMPROVEMENTS (SS1317) 
The Commission accepted the Engineer’s Opinion of Probable Cost in the amount 
of $201,000.00; awarded a construction contract in the amount of $220,701.35 
with Larson Construction, Inc., of Manhattan, Kansas; and authorized the Mayor 
and City Clerk to execute the contract for Ledge Stone Addition, Phase 1, Street 
(ST1323) and Sanitary Sewer (SS1317) Improvements. 

 
AWARD CONTRACT – ELECTRICAL ON-CALL SERVICES (SP1401) 
The Commission awarded and authorized the execution of an Electrical On-Call 
Services (SP1401) contract for 2014 with Heineken Electric, of Manhattan, 
Kansas.  
 
AGREEMENT – KDOT – SAFE ROUTES TO SCHOOL, PHASE ONE, 
GRANT (ST1402) 
The Commission authorized the Mayor and City Clerk to execute the City-State 
Agreement for the Safe Routes to School (SRTS), Phase One, Grant (ST1402). 
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CONSENT AGENDA (CONTINUED) 
 
 
AGREEMENT – ENGINEERING SERVICES - SAFE ROUTES TO 
SCHOOL, PHASE ONE, GRANT (ST1402) 
The Commission authorized the Mayor and City Clerk to execute an Agreement 
for professional engineering services in the amount of $15,000.00 with Alfred 
Benesch and Company, of Manhattan, Kansas, for completion of the City-Wide 
SRTS, Phase One, Plan (ST1402). 
 
CONTRACT – FLINT HILLS AREA TRANSPORTATION AGENCY 
The Commission approved the Flint Hills Area Transportation Agency contract as 
budgeted in the 2014 City Budget and authorized the Mayor and City Clerk to 
execute said contract.   
 
MEMBERSHIP – FLINT HILLS REGIONAL COUNCIL 
The Commission authorized City Administration to finalize membership payment 
in the amount of $26,140.50 to the Flint Hills Regional Council for the City’s 
annual payment contribution. 
 
BOARD APPOINTMENT – DOWNTOWN BUSINESS IMPROVEMENT 
DISTRICT ADVISORY BOARD 
The Commission approved the re-appointment of Diane Born, 1318 Lafayette 
Drive, to a two-year term.  Ms. Born’s term begins immediately, and will expire 
December 31, 2015. 

 
Commissioner Jankovich moved to approve the consent agenda. Commissioner 
McCulloh seconded the motion.  On a roll call vote, motion carried 5-0, with the 
exception of Item I, ELIMINATE CONVENTION AND TOURISM 
COMMITTEE, which carried 3-2, with Mayor Matta and Commissioner Butler 
voting against the item. 

 
 

GENERAL AGENDA 
 
 
REQUEST FOR A PROJECT ENDORSEMENT LETTER - MANHATTAN 
LEVEE SYSTEM FEASIBILITY STUDY 
Dale Houdeshell, Director of Public Works, introduced the item. 
 
Lamar McKissack, Project Manager, Water Resource Planner, Planning Branch, Kansas 
City District Corps of Engineers, introduced members of the Kansas City District in 
attendance.  He presented an overview of the Manhattan Levee; Manhattan Levee Station 
95+00;  Manhattan  Levee  –  Big  Blue  Segment  and  Kansas  River  Segment;  1993  flood   
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GENERAL AGENDA (CONTINUED) 
 
 
REQUEST FOR A PROJECT ENDORSEMENT LETTER - MANHATTAN 
LEVEE SYSTEM FEASIBILITY STUDY (CONTINUED) 
triggered current event; view of the 1993 flood; feasibility study background; study 
objectives; recap of results for the existing levee; recommendation for the n300 Plan for 
improved Manhattan Levee Flood Risk Management and engineering characteristics; n300 
Plan, Levee Raise Project, and map of the Levee Raise Segment; example of levee raise 
and relief well measures for Big Blue levee segment; diagram of n300 year flood event; 
n300 Plan preliminary cost estimate; economic characteristics of the n300 Plan; map of 
300-year flood impact area; future feasibility report; project construction overview; and 
the implementation timeline for the n300 Plan for the Manhattan Levee Project. 
 
John Grothaus, representing the Planning Branch, Kansas City District Corps of 
Engineers, informed the Commission on the availability of funds and the process. 
 
Lamar McKissack, Project Manager, Water Resource Planner, Planning Branch, Kansas 
City District Corps of Engineers, discussed the project partnership and acquisition 
considerations; next steps with the Corps feasibility wrap-up actions; recommendations 
for the City of Manhattan in 2014 – 2015; and provided an overview of the cost share for 
the project design and construction phases. 
 
Brian McNulty, Operations Project Manager, Tuttle Creek Lake, U.S. Army Corps of 
Engineers, provided information and history about the Tuttle Creek Lake. 
 
Lamar McKissack, Project Manager, Water Resource Planner, Planning Branch, Kansas 
City District Corps of Engineers, responded to questions from the Commission and 
provided information on the operations manual for Tuttle Creek Lake. 
 
Brian McNulty, Operations Project Manager, Tuttle Creek Lake, U.S. Army Corps of 
Engineers, provided additional information on the spillway, peak discharges, and talked 
about extreme events for draught and flood.  He then responded to questions from the 
Commission regarding the emergency gates and maximum flows. 
 
After discussion and comments from the Commission, Commissioner Jankovich moved to 
authorize the Mayor to sign and City Administration to submit the Letter of Project 
Endorsement to the Army Corps of Engineers. Commissioner McCulloh seconded the 
motion.   
 
Ron Fehr, City Manager, responded to questions from the Commission regarding the 
potential funding sources to pay for the proposed levee system improvements. 
 
After additional discussion and comments from the Commission, on a roll call vote, 
motion carried 5-0.  
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Attachment No. 1 

 
STAFF REPORT 

 
ON AN APPLICATION TO REZONE PROPERTY 
 
FROM:  R, Single-Family Residential District 
 
TO: R-1, Single-Family Residential District 
 
APPLICANT: SMH Consultants – Jeff Hancock on behalf of the owners; Fieldhouse 

Development, Inc., Back 9 Development Inc. and PMG Properties, 
LLC 

 
ADDRESS: 4201Suite B, Anderson Avenue, Manhattan, KS 66503;  
 
OWNERS/ ADDRESS:  Fieldhouse Development, Inc. – Zac Burton 
   3120 Seth Child Road, Manhattan, KS 66503 
 
    Back 9 Development Inc. - Thomas L. Vilkanskas Jr. 

1216 S. Mill Point Circle, Manhattan, Ks 66503 
 
   PMG Properties, LLC - Thomas L. Vilkanskas Jr. 

1216 S. Mill Point Circle, Manhattan, Ks 66503 
 
LEGAL DESCRIPTION:  Generally a tract of land in Lots 55 thru 70, Grand Mere 
Addition, Unit Three and parts of the Colbert Hills Drive and Grand Crest Circle right-of-
way (see attached legal description for full details).  For the purposes of the request, the 
subject site shall be referred to as Tract 1.  (Tract 2 will refer to a request to rezone an area 
to R-3, Multiple-Family Residential District.  Tract 3 will refer to a rezoning request for 
an area to C-2, Neighborhood Shopping District). 
 
LOCATION: Generally located on the west side of Vanesta Drive and are approximately 
750 feet west of the intersection of Little Kitten Avenue and Vanesta Drive or 
approximately 650 feet north of the intersection of Vanesta Place and Vanesta Drive. 
 
AREA: 14.70 acres 
 
DATE OF NEIGHBORHOOD MEETING:  October 3, 2013 
 
DATE OF PUBLIC NOTICE PUBLICATION: October 28, 2013 
 
  



Minutes 
City Commission Meeting 
January 7, 2014 
Page 9 
 
 

 
Attachment No. 1 

 
DATE OF PUBLIC HEARING:   PLANNING BOARD: December 2, 2013 
                                                     CITY COMMISSION: December 17, 2013 
 

(The item was tabled to the December 2, 2013 Manhattan Urban Area Planning Board 
meeting at the November 18th meeting) 

 
THIRTEEN MATTERS TO BE CONSIDERED WHEN REZONING 

 
1. EXISTING USE: Vacant, platted lots and road right-of-way in Grand Mere Addition, 
Unit Three.  The applicant is also proposing to rezone other parts of Grand Mere Addition, 
Unit Three to R-3, Multiple-Family Residential District (Tract 2) and C-2, Neighborhood 
Shopping District (Tract 3) (see staff reports for details) and replat the entire area to be 
known as the Interlachen Addition (see staff memorandum for details). 
 
2. PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The subject site is 
an irregular shaped lot bound to the north, west and south by the Colbert Hills Golf Course 
and to the east by Vanesta Drive.  The site is currently range land with native grass cover.  
The site drains towards the southeast. 
  
3. SURROUNDING LAND USE AND ZONING: 
 

NORTH:  Colbert Hills Golf Course, and undeveloped land (future Grand Mere 
villas, single-family dwellings); R-S, Single-Family Residential Suburban 
District and County R-PUD, Residential Planned Unit Development 

 
 SOUTH:  Colbert Hills Golf Course; R-S District and County R-PUD 
 
 EAST:   Vanesta Drive, Homecare and Hospice House, vacant tract, single-family 

homes in various stages of development; R, Single-Family Residential 
District and R-2 Two-Family Residential District 

 
 WEST:   Colbert Hills Golf Course; R-S District and County R-PUD 
   
4. GENERAL NEIGHBORHOOD CHARACTER:  Currently, the general character of 
the neighborhood is a mix of low density residential and golf course uses under various 
stages of development.  To the north, south and west are properties within the Grand Mere 
Master Planned Golf Course Community.  To the east are single-family homes that are not 
associated with Grand Mere. 
 
5. SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: The entire 
site (Tracts 1, 2 & 3) were annexed and rezoned to R, Single-Family Residential District 
in November, 2000.  The entire site was then preliminary platted in September, 2008 and a   
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Attachment No. 1 

 
Final Plat for twenty-three (23) single-family lots and one (1) tract was approved in 
November, 2008. Tract 1 is suitable under its current zoning district of R, Single-Family 
Residential District. 
 
6. COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS: The 
current zoning district is R, Single-Family Residential District, which allows for single-
family detached dwelling on a minimum lot area of 10,000 square feet.  The proposed 
rezoning to R-1, Single-Family Residential District generally has the same permitted and 
conditional uses as the R District on a lot with a minimum area of 6,500 square feet (The 2 
zoning districts are attached for a comparison of the permitted and conditional uses).  The 
proposed lots of the Interlachen Addition Final Plat that are to be rezoned to R-1 District 
range in lot area from 10,611 square feet to 56,923 square feet.   
 
The area will also be required to conform to the Grand Mere architectural guidelines and 
design standards.  A private design review committee is responsible for enforcement of 
the Grande Mere guidelines and standards (see policy statement below under 
Comprehensive Plan, part III.) The guidelines and standards are private and are not part of 
the rezoning. The policy statements are mentioned because they are part of the Grand 
Mere Master Community Master Plan policies., which was adopted as a part of the 
Manhattan Urban Area Comprehensive Plan. 
 
As required by the rezoning application process, a neighborhood meeting was conducted 
by the applicant on October 3, 2013.  The meeting summary stated that one (1) person was 
in attendance and “did not have any specific questions and was more interested in the 
general layout of the area.” 
 
The proposed rezoning for the area from R District to R-1 District will be compatible with 
nearby properties and should not have any detrimental effects on these nearby properties.   
 
7. CONFORMANCE WITH COMPREHENSIVE PLAN: 
THE ENTIRE SITE IS SHOWN ON THE FUTURE LAND USE MAP IN THE 
NORTHWEST PLANNING AREA AS A COMBINATION OF RESIDENTIAL 
LOW/ MEDIUM (RLM) AND RESIDENTIAL MEDIUM/HIGH (RMH).  THE 
APPROXIMATE SOUTHERN 2/3 (APPROXIMATELY 17 ACRES) OF THE 
PROPOSED PRELIMINARY PLAT IS DESIGNATED RLM, WITH THE 
NORTHERN 1/3 (APPROXIMATELY 10 ACRES) DESIGNATED AS RMH.  THE 
LAND USE POLICIES FOUND IN THE COMPREHENSIVE PLAN ARE 
BELOW. 
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RLM policies include: 

RLM 1: Characteristics  
The Residential Low/Medium Density designation incorporates a range of single-family, 
single-family attached, duplex, and town homes, and in appropriate cases include 
complementary neighborhood-scale supporting land uses, such as retail, service 
commercial, and office uses in a planned neighborhood setting, provided they conform 
with the policies on Neighborhood Commercial Centers. Small-scale multiple-family 
buildings and condominiums may be permissible as part of a planned unit development, or 
special mixed-use district, provided open space requirements are adequate to stay within 
desired densities.  

RLM 2: Appropriate Density Range  
Densities in the Residential Low/Medium designation range between less than one 
dwelling unit/acre up to 11 dwelling units per net acre.  

RLM 3: Location  
Residential Low/Medium Density neighborhoods typically should be located where they 
have convenient access and are within walking distance to community facilities and 
services that will be needed by residents of the neighborhood, including schools, shopping 
areas, and other community facilities. Where topographically feasible, neighborhoods 
should be bounded by major streets (arterials and/or collectors) with a direct connection 
to work, shopping and leisure activities. 
  

RLM 4: Variety of Housing Styles  

To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged in all new development.  
 
RMH policies include: 

RMH 1: Characteristics  
The Residential Medium/High Density designation shall incorporate a mix of housing 
types in a neighborhood setting in combination with compatible non-residential land uses, 
such as retail, service commercial, and office uses, developed at a neighborhood scale 
that is in harmony with the area’s residential characteristics and in conformance with the 
policies for Neighborhood Commercial Centers. Appropriate housing types may include a 
combination of small lot single-family, duplexes, townhomes, or fourplexes on individual 
lots. However, under a planned unit development concept, or when subject to design and 
site plan standards (design review process), larger apartment or condominium buildings 
may be permissible as well, provided the density range is complied with.  
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RMH 2: Appropriate Density Range  
Densities within a Residential Medium/High neighborhood range from 11 to 19 dwelling 
units per net acre.  

RMH 3: Location  
Residential Medium/High Density neighborhoods should be located close to arterial 
streets and be bounded by collector streets where possible, with a direct connection to 
work, shopping, and leisure activities.  
 
RMH 4: Variety of Housing Styles 
To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged.  
 
The Grand Mere Community Master Plan was originally adopted in April 2000, and is 
included as a specific Land Use Element of the current Comprehensive Plan adopted in 
2003. The Grand Mere Plan is a more detailed level neighborhood plan for the site.   The 
Grand Mere Master Plan map designates the southern portion of the entire site as Single-
Family #13 (RLM) and the northern portion as Townhome #4 (RMH) on the site.  The 
Master Plan map shows the Single Family #13 (RLM) location has an area of twelve (12) 
acres.  The area to be rezoned to R-1 District is roughly the same size. The applicable 
policies of the Grand Mere Community Master Plan are as followed: 
 
Grand Mere, a Master Planned Golf Course Community 
 
B. PROJECT INTENT 
          
The overall Land Use Amendment is intended to create a community designed within a 
park. By responding to the natural terrain, preserving natural corridors, protecting the 
slopes and riparian environment, a harmonious relationship with the land can be created 
for the community. 
          
Grand Mere is envisioned as an upscale residential community, with the University’s 
Colbert Hills Golf Course and preserved open space interwoven throughout the 
development. The community is made up of individual neighborhoods defined by open 
space features, topography, connection to the Grand Mere Parkway, and the golf course. 
A strong joint effort has integrated the golf course design (Colbert Hills) and the overall 
community design (Grand Mere Development). The interconnectivity of automobile 
circulation, pedestrian/bicycles, and open space, as well as residential neighborhood 
placement and overall community utility location, has created a well integrated 
community with both future residences and community recreation as the main focus. 
Flexibility is built into the land use plan to allow the development to respond to market 
demand.  
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Specific types of residential product may subtly change in the future due to market 
demand as the development pattern becomes clearer and as the community matures. The 
community will offer a high level of design quality, architectural variety, and a wide range 
of housing types to address the potential markets appropriate for an upscale development. 
          
5 KEY DESIGN CONCEPTS 
          
1. Create a high quality residential community 
          
Create a community of villages, residential neighborhoods, and neighborhood commercial 
areas centered along the projects’ spine, Grand Mere Parkway. Through the use of 
architectural design guidelines and development reviews the quality of building 
construction will be maintained at the highest level. 
          
2. Integrate the Natural Environment 
          
Preserve the natural slopes and open space features. Provide a visual connection to the 
natural beauty of the development: the golf course in the valleys, the long vistas/views, 
and the prairie environment. 
          
3. Offer a Variety of Residential Living 
          
Offer a wide range of residential products and lot types to address the market demands of 
the well informed and upscale consumer. An integrated community of many housing types 
will help to provide an interesting streetscape, a quality neighborhood texture, and a 
sustainable development. 
          
4. Create a Pedestrian/Bicycle System 
          
Provide pedestrian/bicycle connections throughout the development, following the Grand 
Mere Parkway, open space corridors and the linear park connections provided as part of 
the Master Plan along Little Kitten Creek and the continuation of the Hudson trail. 
Grand Mere Community Overall Development Plan                                                 
 
5. Establish a ‘heart’ to the community 
          
Provide a central community feature for the residents of Grand Mere. Utilizing the golf 
clubhouse access as a link between the east and west parts of the property, a private 
community recreation complex would be provided at the intersection of Grand Mere 
Parkway and Colbert Hills Drive. This central location along the bike trail and pedestrian 
sidewalk connections to all the neighborhoods would provide an accessible ‘recreational 
heart’ for the community.  
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III. COMMUNITY CONCEPTS AND DEVELOPMENT STRATEGY 
          
Grand Mere is proposed as a Master Planned Community consisting of a wide range of 
residential housing types and densities and will be utilizing both Planned Unit 
Development and Conventional Zoning Development standards based on specific sites 
and development types. 
          
The overall Grand Mere Project consists of 1,054 (estimated) acres, including the Colbert 
Hills Golf Course. Rather than dispersing development throughout the entire property, the 
project purposes to “concentrate” neighborhood development within residential and 
commercial villages on approximately 543 acres preserving almost 50% of the land as 
natural open space or golf course. This concept, while proposing a variety of home types 
and densities, provides large natural open spaces, golf course amenity for the general 
public, and peripheral residential villages as large lot or low density residential products 
that create an overall density (1.5 du/ac) for the site, consistent with the surrounding 
neighborhoods. All housing types shall belong to the Master Homes Association, which 
will be responsible for enforcing the covenants and restrictions, and maintaining the 
common grounds. 
          
Within the community, residential neighborhoods are supported by neighborhood 
commercial services, which provide a focus and entry element for the development. These 
neighborhood office and retail villages are envisioned as community services located at 
the development entries along the Little Kitten Creek entry and Kimball Ave. and the 
future northern entry on Marlatt. 
          
Throughout the plan, connecting open space systems, sidewalks and bike trails provide 
pedestrian connections between residential neighborhoods, public amenities and the 
neighborhood services. These are planned connections to occur in a variety of types and 
locations. As each phase of development is planned in detail, the specific pedestrian 
connections will be part of each village plat and relate back to the overall Circulation 
Parks & Open Space Plan. 
          
Grand Mere Community Architectural Guidelines and Design Standards will provide for 
the review and approval of all site and building plans for the Grand Mere property. The 
Design Review Committee of Grand Mere will be responsible for enforcement of these 
guidelines and standards. The Developer believes that careful planning and enforcement 
of design and development standards will ensure orderly, attractive, and lasting 
development, all of which will preserve and enhance the value of the community. 
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A. Residential Neighborhoods 
          
The planning concept proposes a wide range of residential uses, with densities ranging 
from 1 to 20 dwelling units per acre (du/ac) within individual parcels. Generally, 
individual neighborhoods are envisioned as small enclaves in order to promote a mix of 
different product types, create intimate neighborhoods, and to build a strong community 
image from the project’s onset. The key to a sustainable successful development is quality 
design and construction, and a variety of housing price points to attract a wide spectrum 
of residential consumers. Higher density residential, as well as small lot single-family 
opportunities are integrated into the community along Grand Mere Parkway, rather than 
isolated or located along the site’s edges. While building a stronger new community, this 
concept also reduces impact on existing adjacent neighborhoods by focusing the traffic 
and circulation internally. 
          
Residential Types: 
 
Single Family (RLM) 
 
The 273.4 acres of single family proposed for Grand Mere represents 50% of the total 
proposed residential acreage.  The detached single family products will range in size and 
density.  The villages of single family will be developed as parcels and each will be 
controlled to maximize views, walkouts, and architectural design quality.  The Grand 
Mere Architectural Review Committee will provide design review of the homes and 
general site development guidance.  Each single family village will be signed and themed 
as a unique part to the overall Grand Mere development and developed as the market 
demands.  Each parcel will provide internal open space, storm drainage controls, and 
pedestrian linkages between the villages in addition to the designated Grand Mere 
Circulation Park & Open Space Plan. 
 
Townhomes (RMH) 
 
The townhomes proposed for Grand Mere are located along the parkway or the golf 
course for direct access to the recreation center, open space, and bike trail systems.  
These homes would offer a two and three bedroom configuration in groups of two to six 
homes per buildings, depending on site conditions and planning. The homes association 
would provide maintenance for the common areas within the neighborhood.  The 
architecture would be designed to provide an overall theme and consistent material 
quality throughout the neighborhood.  Attached garages and individual entries for each 
home would be provided.  Depending on the market demands an amenity center might be 
planned for the various townhome parcels.   
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C. Streets and Circulation System 
 
Residential streets within Grand Mere are envisioned as a key element of “neighborhood 
quality,” offering a place to walk and play, as well as to drive and park. The streetscape 
in and along the roads will reflect the quality of the community through the use of signage 
monumentation and landscaping depending on the location and natural conditions of the 
space providing strong visual “cues” to better orient drivers to their locations and 
destinations. 
          
When utilizing the approved Manhattan street system standards the hierarchy, street-
widths, design speeds, and travel/parking lanes are consistent and will not compromise 
auto on-street parking, or bike and pedestrian access. The street layout will frame 
important views and vistas, including buildings, golf course, and natural features. On-
street parking is available on all local streets. 
          
The Master Planned Community will be accessed from Kimball Avenue and Marlatt 
Avenue. Additional access points into the Community from surrounding residential streets 
are shown on the Master Plan. 
          
D. Pedestrian and Bicycle Circulation System 
          
Connectivity with the City of Manhattan Linear Park Master Plan is our main focus for 
the overall trails system. A comprehensive pedestrian and bicycle system is proposed for 
the community to provide access to individual neighborhoods, the Club Facility and Hotel 
site, commercial services, and open space amenities~ Elements include both off-street and 
on street bike paths, natural unimproved trails, and a 17.2 acre linear park along Little 
Kitten Creek. An easement shall be provided for the extension of the Hudson trail 
northward, along the east property line to northeast corner section 3-10-7. All trail/path 
systems will be site- specifically designed at the time of construction. Each will be 
reviewed on a site-by-site basis to ensure sensitive placement and minimum disturbance. 
This will be coordinated with the Park & Recreation Board and the Parks and Recreation 
Department. 
  
G. Golf Course Development 
 
The Grand Mere development drainage and detention system shall be designed to work in 
concert with the golf course drainage and detention system. The course was designed to 
meet the environmental goals of the Audubon International Signature Status Program. 
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Bike Paths, Trails and Sidewalks 
          
Bike paths, trails and sidewalks are provided along the internal streets and open spaces to 
provide internal connections between the villages where possible. See the Circulation 
Parks & Open Space Plan 
 
 
THE DESIGNATION OF THE SITE ON THE FUTURE LAND USE MAP OF THE 
COMPREHENSIVE PLAN IS SIMILAR TO THE GRAND MERE MASTER 
PLAN, CREATED IN 2000.  THE MASTER PLAN SHOWS THE NORTHERN 1/3 
OF THE ENTIRE SITE TO BE DEVELOPED AS TOWNHOMES AND THE 
REMAINING PORTION TO BE DEVELOPED AS SINGLE-FAMILY HOUSES.  
HOWEVER, WHEN THE AREA WAS ANNEXED INTO THE CITY, IT WAS 
ZONED R, SINGLE-FAMILY RESIDENTIAL DISTRICT.   
 
TRACT 1 OF THE PROPOSED FINAL PLAT OF INTERLACHEN ADDITION, 
THAT IS TO BE REZONED TO R-1 DISTRICT, HAS A DENSITY OF 1.89 
DWELLING UNITS PER NET ACRE. The entire residential portion of the proposed 
subdivision (Tract 1 & 2) has a combine net density of 2.86 dwelling units per net acre 
(See R-3 District Rezoning Staff Report for details of that request). The Tract 3 has an area 
that totals of 4.02 acres of land (See C-2 District Rezoning Staff Report for details of that 
request).   
  
THE PROPOSED REZONING OF TRACT 1 FROM R DISTRICT TO R-1 
DISTRICT CONFORMS TO THE COMPREHENSIVE PLAN.  THE AREA WAS 
ZONED R DISTRICT WITH THE INTENT TO REZONE PORTIONS OF THE 
TRACT OF LAND APPROPRIATELY IN RESPONSE TO MARKET DEMAND 
FOR RESIDENTIAL USES. 
 
8. ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:  
 
August 7, 1997 Board of County Commissioners approved Preliminary Development 

Plan of The Wildcat (Grand Mere) and Colbert Hills R-PUD. 
 

August 14, 1997 Board of County Commissioners approved Final Development Plan. 
 

April 6, 1998 Manhattan Urban Area Planning Board recommended approval of 
annexation. 
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April 21, 1998 City Commission approved first reading of annexation. 

 
June 1, 1998 Manhattan Urban Area Planning Board recommended approval of 

rezoning to R District. 
  

June 16, 1998 
 
 
September 3, 2008 
 
 
November 17, 2008 
 
 
December 2, 2008 

City Commission approved first reading of rezoning Tract II of Grand 
Mere to R District. 
 
Manhattan Urban Area Planning Board approves Preliminary Plat of 
Grand Mere Addition Unit Three. 
 
Manhattan Urban Area Planning Board approves Final Plat of Grand 
Mere Addition Unit Three. 
 
City Commission accepts rights-of-ways and easements as shown on the 
Final Plat of Grand Mere Addition, Unit Three. 

 
9. CONSISTENCY WITH INTENT AND PURPOSE OF THE ZONING 
ORDINANCE: The intent and purpose of the Manhattan 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 rezoning is consistent with the intent and purpose of the Manhattan Zoning 
Regulations because proposed lot sizes conform to the minimum requirements of the R-1 
District.  In addition, the proposed Final Plat of the Interlachen Addition, which is a replat 
of Grand Mere Addition, Unit Three, dedicates easements and rights-of-way to serve the 
subdivision consistent with the requirements of the Manhattan Urban Area Subdivision 
Regulations. 
 
The R-1, Single-Family Residential District is designed to provide a single-family 
dwelling zone at a density no greater than one dwelling unit per 6,500 square feet.  The 
minimum lot area for a single-family detached dwelling is 6,500 square feet in area.  Tract 
1 of the Interlachen Addition consists of lots, which range from approximately 10,611 
square feet to 56,923 square feet. All lots conform to the requirements of the R-1 District. 
 
10. 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 gain to the public that denial of the rezoning of the subject site would accomplish. No 
expected adverse affects on the public health, safety and welfare as a result of the 
rezoning. A separate application was submitted for approval of a Final Plat of Interlachen   
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Addition, which is a replat of Grand Mere Addition, Unit Three.  The replat will conform 
to the proposed rezoning request. It may be a hardship upon the owner if the rezoning is 
denied. 

11. ADEQUACY OF PUBLIC FACILITIES AND SERVICES: Adequate street, 
sanitary sewer and water services are available to serve Tract 1.   
 
12. OTHER APPLICABLE FACTORS: None 
 
13.  STAFF COMMENTS: City Administration recommends approval of the proposed 
rezoning of Tract 1 from R, Single-Family Residential District to R-1, Single-Family 
Residential District, based on the findings in the Staff Report. 
 

ALTERNATIVES: 
 

1. Recommend approval of the proposed rezoning of Tract 1 from R, Single-Family 
Residential District to R-1, Single-Family Residential 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 Tract 1 from R, Single-Family Residential District to R-1, Single-Family 
Residential District, based on the findings in the Staff Report, based on the findings in the 
Staff Report.  
 
PREPARED BY:      Chad Bunger, AICP, CFM, Planner II 
 
DATE:     November 18, 2013 
  
CB/vr 
13090 
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STAFF REPORT 

 
ON AN APPLICATION TO REZONE PROPERTY 
 
FROM:  R, Single-Family Residential District 
 
TO: R-3, Multiple-Family Residential District 
 
APPLICANT: SMH Consultants – Jeff Hancock on behalf of the owners; Fieldhouse 

Development, Inc., Back 9 Development Inc. and PMG Properties, 
LLC 

 
ADDRESS: 4201Suite B, Anderson Avenue, Manhattan, KS 66503;  
 
OWNERS/ ADDRESS:  Fieldhouse Development, Inc. – Zac Burton 
   3120 Seth Child Road, Manhattan, KS 66503 
 
    Back 9 Development Inc. - Thomas L. Vilkanskas Jr. 
 1216 S. Mill Point Circle, Manhattan, KS 66503 
 
   PMG Properties, LLC - Thomas L. Vilkanskas Jr. 
 1216 S. Mill Point Circle, Manhattan, KS 66503 
 
LEGAL DESCRIPTION:  Generally a tract of land in Lots 63 thru 68 and Lots 70 - 76, 
Grand Mere Addition, Unit Three and parts of the Colbert Hills Drive and Grand Crest 
Circle right-of-way (see attached legal description for full details).  For the purposes of 
the request, the subject site shall be referred to as Tract 2.  (Tract 1 will refer to a request 
to rezone an area to R-1, Single-Family Residential District.  Tract 3 will refer to a 
rezoning request for an area to C-2, Neighborhood Shopping District). 
 
LOCATION: Generally located on the west side of Vanesta Drive and approximately 750 
feet west of the intersection of Little Kitten Avenue and Vanesta Drive or approximately 
650 feet north of the intersection of Vanesta Place and Vanesta Drive. 
 
AREA: 8.75 acres 
 
DATE OF NEIGHBORHOOD MEETING:  October 3, 2013 
 
DATE OF PUBLIC NOTICE PUBLICATION: October 28, 2013 
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DATE OF PUBLIC HEARING:   PLANNING BOARD: December 2, 2013 
                                                     CITY COMMISSION: December 17, 2013 

 
(The item was tabled to the December 2, 2013 Manhattan Urban Area Planning Board 

meeting at the November 18th meeting) 
 

THIRTEEN MATTERS TO BE CONSIDERED WHEN REZONING 
 
1. EXISTING USE: Vacant, platted lots and road right-of-way in Grand Mere Addition, 
Unit Three.  The applicant is also proposing to rezone other parts of Grand Mere Addition, 
Unit Three to R-1, Single-Family Residential District (Tract 1) and C-2, Neighborhood 
Shopping District (Tract 3) (see staff reports for details) and replat the entire area to be 
known as the Interlachen Addition (see staff memorandum for details). 
 
2. PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The subject site is 
an irregular shaped lot bound to the north, west and south by the Colbert Hills Golf Course 
and to the east by Vanesta Drive.  The site is currently range land with native grass cover.  
The site drains towards the southeast. 
  
3. SURROUNDING LAND USE AND ZONING: 
 

NORTH:  Colbert Hills Golf Course, and undeveloped land (future Grand Mere 
villas, single-family dwellings); R-S, Single-Family Residential Suburban 
District and County R-PUD, Residential Planned Unit Development 

 
 SOUTH:  Colbert Hills Golf Course; R-S District and County R-PUD 
 
 EAST:   Vanesta Drive, Homecare and Hospice House, vacant tract, single-family 

homes in various stages of development; R, Single-Family Residential 
District and R-2 Two-Family Residential District 

 
 WEST:   Colbert Hills Golf Course; R-S District and County R-PUD 
   
4. GENERAL NEIGHBORHOOD CHARACTER:  Currently, the general character of 
the neighborhood is a mix of low density residential and golf course uses under various 
stages of development.  To the north, south and west are properties within the Grand Mere 
Master Planned Golf Course Community.  To the east are single-family homes that are not 
associated with Grand Mere. 
 
5. SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: The entire 
site (Tracts 1, 2 & 3) were annexed and rezoned to R, Single-Family Residential District 
in November, 2000.  The entire site was then preliminary platted in September, 2008 and a   
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Final Plat for twenty-three (23) single-family lots and one (1) tract was approved in 
November, 2008. The Tract 2 is suitable under its current zoning district of R, Single-
Family Residential District. 
 
6. COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS: The 
current zoning district is R, Single-Family Residential District, which allows for single-
family detached dwelling on a minimum lot area of 10,000 square feet.   
 
The applicant has proposed to replat Grand Mere Addition, Unit Three to be known as 
Interlachen Addition.  The replat will redesign the layout of the lots and street rights away.  
The proposed rezoning to R-3, Multiple-Family Residential District will occur in the 
center of the replatted subdivision on Lots 9-11 and Lots 19-23.  The perimeter of the 
subdivision will be R-1, Single-Family Residential (Lots 1-7, Lots 12- 18, and Lots 24 - 
31) and C-2 Commercial Shopping District (Lot 8). 
 
The proposed rezoning to R-3 District permits single-family detached, single-family 
attached and multiple-family residential uses and other types of residential uses.  The 
minimum lot area for multiple-family dwelling is 1,000 square feet per family, but not less 
than 6,000 square feet in area.  Details of the District’s requirements can be found in the 
attached Zoning Regulations (See attached).  The proposed lots of the Final Plat of 
Interlachen Addition that are to be rezoned to R-3 District range in lot area from 23,890 
square feet to 62,748 square feet.  The application documents states that this area will be 
developed with multiple-family attached dwelling, designed as 3-5 unit single-family 
townhomes with attached garages 
 
The R-3 District area will be surrounded by single-family detached housing.  This 
development pattern will create a reduction in density as it approaches the Colbert Hills 
Golf Course and existing residential uses to the west. In addition, the multiple-family 
townhomes will be on the east side of a significant ridgeline.  The existing single-family 
uses in the area are to the west of the ridge.  The proposed uses of the rezoning site 
generally will be naturally screened and unseen by the Grand Mere Development to the 
west.  The properties to the east of the rezoning area are separated by over 500 feet of 
distance and naturally screened by heavily wooded areas along Little Kitten Creek. 
 
The area will also be required to conform to the Grand Mere architectural guidelines and 
design standards.  A private design review committee is responsible for enforcement of 
the Grande Mere guidelines and standards (see policy statement below under 
Comprehensive Plan, part III.) The guidelines and standards are private and are not part of 
the rezoning. The policy statements are mentioned because they are part of the Grand 
Mere Community Master Plan policies, which was adopted as a part of the Manhattan 
Urban Area Comprehensive Plan.   
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As required by the rezoning application process, a neighborhood meeting was conducted 
by the applicant on October 3, 2013.  The meeting summary stated that one (1) person was 
in attendance and “did not have any specific questions and was more interested in the 
general layout of the area.” 
 
The proposed rezoning for the area from R District to R-3 District will be compatible with 
nearby properties and should not have any detrimental effects on these nearby properties.   
 
7. CONFORMANCE WITH COMPREHENSIVE PLAN: 
THE ENTIRE SITE IS SHOWN ON THE FUTURE LAND USE MAP AS A 
COMBINATION OF RESIDENTIAL LOW/ MEDIUM (RLM) AND 
RESIDENTIAL MEDIUM/HIGH (RMH).  THE APPROXIMATE SOUTHERN 2/3 
(APPROXIMATELY 17 ACRES) OF THE PROPOSED PRELIMINARY PLAT IS 
DESIGNATED RLM, WITH THE NORTHERN 1/3 (APPROXIMATELY 10 
ACRES) DESIGNATED AS RMH.  THE APPLICABLE LAND USE POLICIES 
FOUND IN THE COMPREHENSIVE PLAN ARE BELOW. 
RLM policies include: 

RLM 1: Characteristics  
The Residential Low/Medium Density designation incorporates a range of single-family, 
single-family attached, duplex, and town homes, and in appropriate cases include 
complementary neighborhood-scale supporting land uses, such as retail, service 
commercial, and office uses in a planned neighborhood setting, provided they conform 
with the policies on Neighborhood Commercial Centers. Small-scale multiple-family 
buildings and condominiums may be permissible as part of a planned unit development, or 
special mixed-use district, provided open space requirements are adequate to stay within 
desired densities.  

RLM 2: Appropriate Density Range  
Densities in the Residential Low/Medium designation range between less than one 
dwelling unit/acre up to 11 dwelling units per net acre.  

RLM 3: Location  
Residential Low/Medium Density neighborhoods typically should be located where they 
have convenient access and are within walking distance to community facilities and 
services that will be needed by residents of the neighborhood, including schools, shopping 
areas, and other community facilities. Where topographically feasible, neighborhoods 
should be bounded by major streets (arterials and/or collectors) with a direct connection 
to work, shopping and leisure activities.  

RLM 4: Variety of Housing Styles  

To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged in all new development.   
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RMH policies include: 

RMH 1: Characteristics  
The Residential Medium/High Density designation shall incorporate a mix of housing 
types in a neighborhood setting in combination with compatible non-residential land uses, 
such as retail, service commercial, and office uses, developed at a neighborhood scale 
that is in harmony with the area’s residential characteristics and in conformance with the 
policies for Neighborhood Commercial Centers. Appropriate housing types may include a 
combination of small lot single-family, duplexes, townhomes, or fourplexes on individual 
lots. However, under a planned unit development concept, or when subject to design and 
site plan standards (design review process), larger apartment or condominium buildings 
may be permissible as well, provided the density range is complied with.  

RMH 2: Appropriate Density Range  
Densities within a Residential Medium/High neighborhood range from 11 to 19 dwelling 
units per net acre.  

RMH 3: Location  
Residential Medium/High Density neighborhoods should be located close to arterial 
streets and be bounded by collector streets where possible, with a direct connection to 
work, shopping, and leisure activities.  
 
RMH 4: Variety of Housing Styles 
To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged.  
 
The Grand Mere Community Master Plan was originally adopted in April 2000, and is 
included as a specific Land Use Element of the current Comprehensive Plan adopted in 
2003. The Grand Mere Plan is a more detailed level neighborhood plan for the site.   The 
Grand Mere Master Plan map designates the southern portion of the entire site as Single-
Family #13 (RLM) and the northern portion as Townhome #4 (RMH) on the site.  The 
Master Plan map shows the Townhome location has an area of nine (9.0) acres.  The area 
to be rezoned to R-3 District is roughly the same size. The applicable policies of the Grand 
Mere Community Master Plan are as followed: 
 
Grand Mere, a Master Planned Golf Course Community 
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B. PROJECT INTENT 
          
The overall Land Use Amendment is intended to create a community designed within a 
park. By responding to the natural terrain, preserving natural corridors, protecting the 
slopes and riparian environment, a harmonious relationship with the land can be created 
for the community. 
          
Grand Mere is envisioned as an upscale residential community, with the University’s 
Colbert Hills Golf Course and preserved open space interwoven throughout the 
development. The community is made up of individual neighborhoods defined by open 
space features, topography, connection to the Grand Mere Parkway, and the golf course. 
A strong joint effort has integrated the golf course design (Colbert Hills) and the overall 
community design (Grand Mere Development). The interconnectivity of automobile 
circulation, pedestrian/bicycles, and open space, as well as residential neighborhood 
placement and overall community utility location, has created a well integrated 
community with both future residences and community recreation as the main focus. 
Flexibility is built into the land use plan to allow the development to respond to market 
demand. 
          
Specific types of residential product may subtly change in the future due to market 
demand as the development pattern becomes clearer and as the community matures. The 
community will offer a high level of design quality, architectural variety, and a wide range 
of housing types to address the potential markets appropriate for an upscale development. 
          
 
5 KEY DESIGN CONCEPTS 
          
1. Create a high quality residential community 
          
Create a community of villages, residential neighborhoods, and neighborhood commercial 
areas centered along the projects’ spine, Grand Mere Parkway. Through the use of 
architectural design guidelines and development reviews the quality of building 
construction will be maintained at the highest level. 
          
2. Integrate the Natural Environment 
          
Preserve the natural slopes and open space features. Provide a visual connection to the 
natural beauty of the development: the golf course in the valleys, the long vistas/views, 
and the prairie environment. 
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3. Offer a Variety of Residential Living 
          
Offer a wide range of residential products and lot types to address the market demands of 
the well informed and upscale consumer. An integrated community of many housing types 
will help to provide an interesting streetscape, a quality neighborhood texture, and a 
sustainable development. 
          
4. Create a Pedestrian/Bicycle System 
          
Provide pedestrian/bicycle connections throughout the development, following the Grand 
Mere Parkway, open space corridors and the linear park connections provided as part of 
the Master Plan along Little Kitten Creek and the continuation of the Hudson trail. 
Grand Mere Community Overall Development Plan                                                 
 
5. Establish a ‘heart’ to the community 
          
Provide a central community feature for the residents of Grand Mere. Utilizing the golf 
clubhouse access as a link between the east and west parts of the property, a private 
community recreation complex would be provided at the intersection of Grand Mere 
Parkway and Colbert Hills Drive. This central location along the bike trail and pedestrian 
sidewalk connections to all the neighborhoods would provide an accessible ‘recreational 
heart’ for the community. 
 
III. COMMUNITY CONCEPTS AND DEVELOPMENT STRATEGY 
          
Grand Mere is proposed as a Master Planned Community consisting of a wide range of 
residential housing types and densities and will be utilizing both Planned Unit 
Development and Conventional Zoning Development standards based on specific sites 
and development types. 
          
The overall Grand Mere Project consists of 1,054 (estimated) acres, including the Colbert 
Hills Golf Course. Rather than dispersing development throughout the entire property, the 
project purposes to “concentrate” neighborhood development within residential and 
commercial villages on approximately 543 acres preserving almost 50% of the land as 
natural open space or golf course. This concept, while proposing a variety of home types 
and densities, provides large natural open spaces, golf course amenity for the general 
public, and peripheral residential villages as large lot or low density residential products 
that create an overall density (1.5 du/ac) for the site, consistent with the surrounding 
neighborhoods. All housing types shall belong to the Master Homes Association, which 
will be responsible for enforcing the covenants and restrictions, and maintaining the 
common grounds. 
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Within the community, residential neighborhoods are supported by neighborhood 
commercial services, which provide a focus and entry element for the development. These 
neighborhood office and retail villages are envisioned as community services located at 
the development entries along the Little Kitten Creek entry and Kimball Ave. and the 
future northern entry on Marlatt. 
          
Throughout the plan, connecting open space systems, sidewalks and bike trails provide 
pedestrian connections between residential neighborhoods, public amenities and the 
neighborhood services. These are planned connections to occur in a variety of types and 
locations. As each phase of development is planned in detail, the specific pedestrian 
connections will be part of each village plat and relate back to the overall Circulation 
Parks & Open Space Plan. 
          
Grand Mere Community Architectural Guidelines and Design Standards will provide for 
the review and approval of all site and building plans for the Grand Mere property. The 
Design Review Committee of Grand Mere will be responsible for enforcement of these 
guidelines and standards. The Developer believes that careful planning and enforcement 
of design and development standards will ensure orderly, attractive, and lasting 
development, all of which will preserve and enhance the value of the community. 
          
A. Residential Neighborhoods 
          
The planning concept proposes a wide range of residential uses, with densities ranging 
from 1 to 20 dwelling units per acre (du/ac) within individual parcels. Generally, 
individual neighborhoods are envisioned as small enclaves in order to promote a mix of 
different product types, create intimate neighborhoods, and to build a strong community 
image from the project’s onset. The key to a sustainable successful development is quality 
design and construction, and a variety of housing price points to attract a wide spectrum 
of residential consumers. Higher density residential, as well as small lot single-family 
opportunities are integrated into the community along Grand Mere Parkway, rather than 
isolated or located along the site’s edges. While building a stronger new community, this 
concept also reduces impact on existing adjacent neighborhoods by focusing the traffic 
and circulation internally. 
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Residential Types: 
 
Single Family (RLM) 
 
The 273.4 acres of single family proposed for Grand Mere represents 50% of the total 
proposed residential acreage.  The detached single family products will range in size and 
density.  The villages of single family will be developed as parcels and each will be 
controlled to maximize views, walkouts, and architectural design quality.  The Grand 
Mere Architectural Review Committee will provide design review of the homes and 
general site development guidance.  Each single family village will be signed and themed 
as a unique part to the overall Grand Mere development and developed as the market 
demands.  Each parcel will provide internal open space, storm drainage controls, and 
pedestrian linkages between the villages in addition to the designated Grand Mere 
Circulation Park & Open Space Plan. 
 
Townhomes (RMH) 
 
The townhomes proposed for Grand Mere are located along the parkway or the golf 
course for direct access to the recreation center, open space, and bike trail systems.  
These homes would offer a two and three bedroom configuration in groups of two to six 
homes per buildings, depending on site conditions and planning. The homes association 
would provide maintenance for the common areas within the neighborhood.  The 
architecture would be designed to provide an overall theme and consistent material 
quality throughout the neighborhood.  Attached garages and individual entries for each 
home would be provided.  Depending on the market demands an amenity center might be 
planned for the various townhome parcels.   
 
C. Streets and Circulation System 
 
Residential streets within Grand Mere are envisioned as a key element of “neighborhood 
quality,” offering a place to walk and play, as well as to drive and park. The streetscape 
in and along the roads will reflect the quality of the community through the use of signage 
monumentation and landscaping depending on the location and natural conditions of the 
space providing strong visual “cues” to better orient drivers to their locations and 
destinations. 
          
When utilizing the approved Manhattan street system standards the hierarchy, street-
widths, design speeds, and travel/parking lanes are consistent and will not compromise 
auto on-street parking, or bike and pedestrian access. The street layout will frame 
important views and vistas, including buildings, golf course, and natural features. On-
street parking is available on all local streets. 
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The Master Planned Community will be accessed from Kimball Avenue and Marlatt 
Avenue. Additional access points into the Community from surrounding residential streets 
are shown on the Master Plan. 
          
D. Pedestrian and Bicycle Circulation System 
          
Connectivity with the City of Manhattan Linear Park Master Plan is our main focus for 
the overall trails system. A comprehensive pedestrian and bicycle system is proposed for 
the community to provide access to individual neighborhoods, the Club Facility and Hotel 
site, commercial services, and open space amenities~ Elements include both off-street and 
on street bike paths, natural unimproved trails, and a 17.2 acre linear park along Little 
Kitten Creek. An easement shall be provided for the extension of the Hudson trail 
northward, along the east property line to northeast corner section 3-10-7. All trail/path 
systems will be site- specifically designed at the time of construction. Each will be 
reviewed on a site-by-site basis to ensure sensitive placement and minimum disturbance. 
This will be coordinated with the Park & Recreation Board and the Parks and Recreation 
Department. 
  
G. Golf Course Development 
 
The Grand Mere development drainage and detention system shall be designed to work in 
concert with the golf course drainage and detention system. The course was designed to 
meet the environmental goals of the Audubon International Signature Status Program. 
          
Bike Paths, Trails and Sidewalks 
          
Bike paths, trails and sidewalks are provided along the internal streets and open spaces to 
provide internal connections between the villages where possible. See the Circulation 
Parks & Open Space Plan 
 
 
THE DESIGNATION OF THE SITE ON THE FUTURE LAND USE MAP OF THE 
COMPREHENSIVE PLAN IS SIMILAR TO THE GRAND MERE COMMUNITY 
MASTER PLAN, CREATED IN 2000.  THE MASTER PLAN SHOWS THE 
NORTHERN 1/3 OF THE ENTIRE SITE TO BE DEVELOPED AS TOWNHOMES 
AND THE REMAINING PORTION TO BE DEVELOPED AS SINGLE-FAMILY 
HOUSES.  HOWEVER, WHEN THE AREA WAS ANNEXED INTO THE CITY, 
IT WAS ZONED R, SINGLE-FAMILY RESIDENTIAL DISTRICT.   
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TRACT 2 OF THE PROPOSED FINAL PLAT OF INTERLACHEN ADDITION, 
THAT IS TO BE REZONED TO R-3 DISTRICT, HAS A NET DENSITY OF 4.42 
DWELLING UNITS PER NET ACRE. The entire residential portion of the proposed 
subdivision (Tracts 1 & 2) has a combineds net density of 2.86 dwelling units per net acre 
(See R-3 District Rezoning Staff Report for details of that request). Tract 3 has an area that 
totals of 4.02 acres of land (See C-2 District Rezoning Staff Report for details of that 
request).   
  
THE PROPOSED REZONING OF TRACT 2 FROM R DISTRICT TO R-3 
DISTRICT CONFORMS TO THE COMPREHENSIVE PLAN.  THE AREA WAS 
ZONED R DISTRICT WITH THE INTENT TO REZONE PORTIONS OF THE 
TRACT OF LAND APPROPRIATELY IN RESPONSE TO MARKET DEMAND 
FOR RESIDENTIAL USES. 
 
 
8. ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:  
 
August 7, 1997 Board of County Commissioners approved Preliminary Development 

Plan of The Wildcat (Grand Mere) and Colbert Hills R-PUD. 
 

August 14, 1997 Board of County Commissioners approved Final Development Plan. 
 

April 6, 1998 Manhattan Urban Area Planning Board recommended approval of 
annexation. 
 

April 21, 1998 City Commission approved first reading of annexation. 
 

June 1, 1998 Manhattan Urban Area Planning Board recommended approval of 
rezoning to R District. 
  

June 16, 1998 
 
 
September 3, 2008 
 
 
November 17, 2008 
 
 
December 2, 2008 

City Commission approved first reading of rezoning Tract II of Grand 
Mere to R District. 
 
Manhattan Urban Area Planning Board approves Preliminary Plat of 
Grand Mere Addition Unit Three. 
 
Manhattan Urban Area Planning Board approves Final Plat of Grand 
Mere Addition Unit Three. 
 
City Commission accepts rights-of-ways and easements as shown on the 
Final Plat of Grand Mere Addition, Unit Three. 
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9. CONSISTENCY WITH INTENT AND PURPOSE OF THE ZONING 
ORDINANCE: The intent and purpose of the Manhattan 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 rezoning is consistent with the intent and purpose of the Manhattan Zoning 
Regulations because the proposed lot sizes conform to the minimum requirements of the 
R-3 District.  The R-3 District is designed to provide for multiple-family development at a 
density no greater than one (1) dwelling unit per 1,000 square feet.  Tract 3 of the 
Interlachen Addition consists of lots, which range from approximately 23,890 square feet 
to 62,748 square feet.  Seven of the eight (8) lots are to have 5-unit townhomes are 
proposed for each lot.  The eighth lot will have a 3-unit townhome on it.  The density 
range for the lots is approximately 7,900 square feet to 12,500 square feet per dwelling 
unit. 
 
In addition, the proposed Final Plat of the Interlachen Addition, which is a replat of Grand 
Mere Addition, Unit Three, dedicates easements and rights-of-way to serve the 
subdivision consistent with the requirements of the Manhattan Urban Area Subdivision 
Regulations. 
 
10. 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 gain to the public that denial of the rezoning of the subject site would accomplish. No 
expected adverse affects on the public health, safety and welfare as a result of the 
rezoning. A separate application was submitted for approval of a Final Plat of Interlachen 
Addition, which is a replat of Grand Mere Addition, Unit Three.  The replat will conform 
to the proposed rezoning request. It may be a hardship upon the owner if the rezoning is 
denied. 

11.  ADEQUACY OF PUBLIC FACILITIES AND SERVICES: Adequate street, 
sanitary sewer and water services are available to serve Tract 2.   

 
12.  OTHER APPLICABLE FACTORS: None 

 
13. STAFF COMMENTS: City Administration recommends approval of the proposed 

rezoning of Tract 2 from R, Single-Family Residential District to R-3, Multiple-Family 
Residential District, based on the findings in the Staff Report. 
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ALTERNATIVES: 

 
1.  Recommend approval of the proposed rezoning of Tract 2 from R, Single-Family 

Residential District to R-3, Multiple-Family Residential 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 Tract 2 from R, Single-Family Residential District to R-3, Multiple-Family 
Residential District, based on the findings in the Staff Report, based on the findings in the 
Staff Report.  
 
 
 
PREPARED BY:      Chad Bunger, AICP, CFM, Planner II 
 
DATE:     November 19, 2013 
  
CB/vr 
13093 
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STAFF REPORT 

 
ON AN APPLICATION TO REZONE PROPERTY 
 
FROM:  R, Single-Family Residential District 
 
TO: C-2, Neighborhood Shopping District 
 
APPLICANT: SMH Consultants – Jeff Hancock on behalf of the owners; Fieldhouse 

Development, Inc., Back 9 Development Inc. and PMG Properties, 
LLC 

 
ADDRESS: 4201Suite B, Anderson Avenue, Manhattan, KS 66503;  
 
OWNERS/ ADDRESS:  Fieldhouse Development, Inc. – Zac Burton 
   3120 Seth Child Road, Manhattan, KS 66503 
 
    Back 9 Development Inc. - Thomas L. Vilkanskas Jr. 
 1216 S. Mill Point Circle, Manhattan, KS 66503 
 
   PMG Properties, LLC - Thomas L. Vilkanskas Jr. 
 1216 S. Mill Point Circle, Manhattan, KS 66503 
 
LEGAL DESCRIPTION:  Generally a tract of land in Lots 55, and Lots 75-77, Grand 
Mere Addition, Unit Three and parts of the Grand Crest Circle right-of-way (see attached 
legal description for full details).  For the purposes of the request, the subject site shall be 
referred to as Tract 3.  (Tract 1 will refer to a request to rezone an area to R-1, Single-
Family Residential District.  Tract 2 will refer to a rezoning request for an area to R-3, 
Multiple-Family Residential District). 
 
LOCATION: Generally located on the west side of Vanesta Drive and approximately 750 
feet west of the intersection of Little Kitten Avenue and Vanesta Drive or approximately 
650 feet north of the intersection of Vanesta Place and Vanesta Drive. 
 
AREA: 4.02 acres 
 
DATE OF NEIGHBORHOOD MEETING:  October 3, 2013 
 
DATE OF PUBLIC NOTICE PUBLICATION: October 28, 2013 
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DATE OF PUBLIC HEARING:   PLANNING BOARD: December 2, 2013 
                                                     CITY COMMISSION: December 17, 2013 

 
(The item was tabled to the December 2, 2013 Manhattan Urban Area Planning Board 

meeting at the November 18th meeting) 
 

THIRTEEN MATTERS TO BE CONSIDERED WHEN REZONING 
 
1. EXISTING USE: Vacant, platted lots and road right-of-way in Grand Mere Addition, 
Unit Three.  The applicant is also proposing to rezone other parts of Grand Mere Addition, 
Unit Three to R-1, Single-Family Residential District (Tract 1) and R-3, Multiple-Family 
Residential District (Tract 2) (see staff reports for details) and replat the entire area to be 
known as the Interlachen Addition (see staff memorandum for details). 
 
2. PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The subject site is 
an irregular shaped lot bound to the north, west and south by the Colbert Hills Golf Course 
and to the east by Vanesta Drive.  The site is currently range land with native grass cover.  
The site drains towards the southeast. 
  
3. SURROUNDING LAND USE AND ZONING: 
 

NORTH:  Colbert Hills Golf Course, and undeveloped land (future Grand Mere 
villas, single-family dwellings); R-S, Single-Family Residential Suburban 
District and County R-PUD, Residential Planned Unit Development 

 
 SOUTH:  Colbert Hills Golf Course; R-S District and County R-PUD 
 
 EAST:   Vanesta Drive, Homecare and Hospice House, vacant tract, single-family 

homes in various stages of development; R, Single-Family Residential 
District and R-2 Two-Family Residential District 

 
 WEST:   Colbert Hills Golf Course; R-S District and County R-PUD 
   
4. GENERAL NEIGHBORHOOD CHARACTER:  Currently, the general character of 
the neighborhood is a mix of low density residential and golf course uses under various 
stages of development.  To the north, south and west are properties within the Grand Mere 
Master Planned Golf Course Community.  To the east are single-family homes that are not 
associated with Grand Mere. 
 
5. SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: The entire 
site (Tracts 1, 2 & 3) were annexed and rezoned to R, Single-Family Residential District 
in November, 2000.  The entire site was then preliminary platted in September, 2008 and a   
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Final Plat for twenty-three (23) single-family lots and one (1) tract was approved in 
November, 2008. Tract 3 is suitable under its current zoning district of R, Single-Family 
Residential District. 
 
6. COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS: The 
current zoning district is R, Single-Family Residential District, which allows for single-
family detached dwelling on a minimum lot area of 10,000 square feet.   
 
The applicant has proposed to replat Grand Mere Addition, Unit Three to be known as 
Interlachen Addition.  The replat will redesign the layout of the lots and street rights-of-
way .  The proposed rezoning to C-2, Neighborhood Shopping District will occur on the 
east side of the replatted subdivision along the west side of Vanesta Drive on Lot 8.  The 
perimeter of the subdivision on the west and north sides will be R-1, Single-Family 
Residential (Lots 1-7, 12 - 18 and Lots 24- 31).  The center of the proposed subdivision 
will be R-3, Multiple-Family Residential District (Lots 9 – 11 and Lots 19 – 23).   
 
The C-2 District is designed to provide for a wide range of neighborhood commercial 
uses, including retail, restaurant and drinking establishments, and business and 
professional offices to serve one (1) or more residential neighborhoods.   
 
The proposed rezoning of Tract 3 from R District, to C-2 District will increase noise, light 
and traffic.  However, the proposed district should have minimal adverse impacts on 
existing and proposed developments on nearby properties.  Tract 3 is to the east of a 
significant ridge that separates the proposed R-1 District area to the west from Tract 3.  
Proposed Society Circle is to be generally placed on the ridge line and the single-family 
homes accessed off of that new street will be below and west of the ridge that separates 
the two (2) areas. The ridge will effectively separate and screen the two (2) areas from 
each other. The single-family homes along proposed Fieldhouse Circle to the north will be 
separated by over 400 feet of distance as well as from a similar ridgeline on the northern 
portion of the subject site.   
 
The properties to farther to the east along Vanesta Drive and Little Kitten Drive are 
effectively screened from the development by distance and dense trees along Little Kitten 
Creek.  These properties are also over 400 feet from Tract 3.  The property to the 
immediate east of the subject site is Tract B of the Grand Mere Village PUD.  This is a 
platted tract reserved for the trail system in the development and open space along Little 
Kitten Creek.  
 
The properties most likely to be impacted by the  proposed commercial area will be the 
proposed townhomes immediately to the north that are to be along Colbert Hills Drive.  
The C-2 District requires that sight obscuring screening of no less than six (6) feet in   
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height be installed along the entire length of all property lines that abut a residential 
district.  Screening of the Commercial District will be required on the north and west side 
of proposed Lot 8.   
 
The area will also be required to conform to the Grand Mere architectural guidelines and 
design standards.  A private design review committee is responsible for enforcement of 
the Grande Mere guidelines and standards (see policy statement below under 
Comprehensive Plan, part III.) The guidelines and standards are private and are not part of 
the rezoning. The policy statements are mentioned because they are part of the Grand 
Mere Master Community Master Plan policies, which was adopted as a part of the 
Manhattan Urban Area Comprehensive Plan. 
 
As required by the rezoning application process, a neighborhood meeting was conducted 
by the applicant on October 3, 2013.  The meeting summary stated that one (1) person was 
in attendance and “did not have any specific questions and was more interested in the 
general layout of the area.” 
 
Due to the general terrain of the subject site and surrounding area, distance between the 
commercial area and existing residential developments, and the design and screening 
requirements, the proposed rezoning for Tract 3 from R District to C-2 District will be 
compatible with nearby properties and should not have any detrimental effects on these 
nearby properties.   
 
7. CONFORMANCE WITH COMPREHENSIVE PLAN: 
THE ENTIRE SITE IS SHOWN ON THE FUTURE LAND USE MAP AS A 
COMBINATION OF RESIDENTIAL LOW/ MEDIUM (RLM) AND 
RESIDENTIAL MEDIUM/HIGH (RMH).  THE APPROXIMATE SOUTHERN 2/3 
(APPROXIMATELY 17 ACRES) OF THE PROPOSED PRELIMINARY PLAT IS 
DESIGNATED RLM, WITH THE NORTHERN 1/3 (APPROXIMATELY 10 
ACRES) DESIGNATED AS RMH.  IN ADDITION, THE AREA DIRECTLY EAST 
OF THE TRACT 3 PORTION OF THE PROPOSED REZONING IS IDENTIFIED 
AS OFFICE/RESEARCH PARK (OFF/RP) IN THE COMPREHENSIVE PLAN 
AND AS OFFICE IN THE GRAND MERE COMMUNITY MASTER PLAN.  THE 
APPLICABLE LAND USE POLICIES FOUND IN THE COMPREHENSIVE 
PLAN ARE BELOW. 
 
RLM policies include: 

RLM 1: Characteristics  
The Residential Low/Medium Density designation incorporates a range of single-family, 
single-family attached, duplex, and town homes, and in appropriate cases include 
complementary neighborhood-scale supporting land uses, such as retail, service 
commercial, and office uses in a planned neighborhood setting, provided they conform   
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with the policies on Neighborhood Commercial Centers. Small-scale multiple-family 
buildings and condominiums may be permissible as part of a planned unit development, or 
special mixed-use district, provided open space requirements are adequate to stay within 
desired densities.  

RLM 2: Appropriate Density Range  
Densities in the Residential Low/Medium designation range between less than one 
dwelling unit/acre up to 11 dwelling units per net acre.  

RLM 3: Location  
Residential Low/Medium Density neighborhoods typically should be located where they 
have convenient access and are within walking distance to community facilities and 
services that will be needed by residents of the neighborhood, including schools, shopping 
areas, and other community facilities. Where topographically feasible, neighborhoods 
should be bounded by major streets (arterials and/or collectors) with a direct connection 
to work, shopping and leisure activities.  

RLM 4: Variety of Housing Styles  

To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged in all new development.  
 
RMH policies include: 

RMH 1: Characteristics  
The Residential Medium/High Density designation shall incorporate a mix of housing 
types in a neighborhood setting in combination with compatible non-residential land uses, 
such as retail, service commercial, and office uses, developed at a neighborhood scale 
that is in harmony with the area’s residential characteristics and in conformance with the 
policies for Neighborhood Commercial Centers. Appropriate housing types may include a 
combination of small lot single-family, duplexes, townhomes, or fourplexes on individual 
lots. However, under a planned unit development concept, or when subject to design and 
site plan standards (design review process), larger apartment or condominium buildings 
may be permissible as well, provided the density range is complied with.  

RMH 2: Appropriate Density Range  
Densities within a Residential Medium/High neighborhood range from 11 to 19 dwelling 
units per net acre.  

RMH 3: Location  
Residential Medium/High Density neighborhoods should be located close to arterial 
streets and be bounded by collector streets where possible, with a direct connection to 
work, shopping, and leisure activities.  
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RMH 4: Variety of Housing Styles 
To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged.  
 
THE PROPOSED REZONING WOULD BE SIMILAR TO THE 
NEIGHBORHOOD COMMERCIAL CENTER (NCC) CATEGORY.  THE LAND 
USE POLICIES FOR THIS DESIGNATION INCLUDE:   
 
NCC 1: CHARACTERISTICS  
NEIGHBORHOOD COMMERCIAL CENTERS ARE INTENDED TO PROVIDE A 
RANGE OF SERVICES, INCLUDING SUPERMARKETS, RESTAURANTS, MOVIE 
RENTALS, DRYCLEANERS, DRUGSTORES, FILLING STATIONS, SMALLER 
SPECIALTY SHOPS, RETAIL AND HEALTH SERVICES AND BUSINESS AND 
PROFESSIONAL OFFICES, FOR RESIDENTIAL AREAS. NEIGHBORHOOD 
CENTERS WILL VARY IN SCALE AND CHARACTER. SMALLER, LIMITED USE 
CENTERS MAY BE FULLY INTEGRATED INTO THE SURROUNDING 
NEIGHBORHOOD AND BE ACCESSED PRIMARILY BY PEDESTRIAN OR 
BICYCLE; WHILE LARGER CENTERS WILL FUNCTION MORE 
INDEPENDENTLY, PROVIDING AMPLE PARKING AND NUMEROUS STORES. 
MIXED-USE NEIGHBORHOOD CENTERS THAT ALSO INCORPORATE 
RESIDENTIAL USES ARE APPROPRIATE IN A MASTER PLANNED SETTING. 
NEIGHBORHOOD CENTERS OFTEN SERVE MORE THAN ONE NEARBY 
NEIGHBORHOOD IN ORDER TO MAINTAIN SUFFICIENT ECONOMY OF 
SCALE.  
 
NCC 2: LOCATION  
NEIGHBORHOOD CENTERS SHOULD GENERALLY BE LOCATED AT THE 
INTERSECTION OF ARTERIAL AND COLLECTOR STREETS. HOWEVER, 
SMALLER CENTERS WITH LIMITED USES MAY BE APPROPRIATE WITHIN A 
RESIDENTIAL AREA AT THE INTERSECTION OF TWO COLLECTOR STREETS, 
OR AT THE INTERSECTION OF A COLLECTOR AND A LOCAL STREET, 
PROVIDED THEY ARE DESIGNED TO BE COMPATIBLE WITH THE 
SURROUNDING NEIGHBORHOOD AND MEET A MINIMUM LEVEL OF 
DESIGN CRITERIA.  
 
NCC 3: SIZE  
NEIGHBORHOOD CENTERS TYPICALLY REQUIRE A SITE OF 
APPROXIMATELY 10 ACRES, BUT MAY VARY, RANGING FROM AS SMALL AS 
1-3 ACRES TO AS LARGE AS15-20 ACRES DEPENDING ON THE SIZE OF ITS 
SERVICE AREA AND THE EXTENT OF ITS MIXED-USE CHARACTERISTICS.  
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NCC 4: ARCHITECTURAL CHARACTER  
NEIGHBORHOOD CENTERS SHALL BE DESIGNED TO BE COMPATIBLE 
WITH AND SENSITIVE TO SURROUNDING RESIDENCES. BUILDING 
MATERIALS AND ARCHITECTURAL DETAILING SHOULD BE COMPATIBLE 
WITH AND REFLECT THE CHARACTER OF THE SURROUNDING 
NEIGHBORHOOD. BUILDING HEIGHTS AND SCALE SHOULD BE SIMILAR TO 
SURROUNDING RESIDENCES.  
 
NCC 5: CIRCULATION AND ACCESS  
MAIN ENTRANCES AND DRIVEWAYS SHOULD BE INTEGRATED WITH THE 
SURROUNDING STREET NETWORK TO PROVIDE CLEAR CONNECTIONS 
BETWEEN USES FOR VEHICLES, PEDESTRIANS, AND BICYCLES. CLEAR, 
DIRECT PEDESTRIAN CONNECTIONS SHALL BE PROVIDED BETWEEN USES 
WITHIN THE CENTER AND TO THE SURROUNDING NEIGHBORHOOD.  
 
NCC 6: PARKING LOCATION AND DESIGN  
LARGE, UNINTERRUPTED EXPANSES OF PARKING SHOULD BE AVOIDED. 
PARKING AREAS SHALL BE DIVIDED INTO SMALLER “BLOCKS” BY 
LANDSCAPING AND WALKWAYS. TO THE EXTENT POSSIBLE, PARKING 
BLOCKS SHALL BE DISTRIBUTED BETWEEN THE FRONT AND SIDES OF 
BUILDINGS, OR THE FRONT AND REAR, RATHER THAN PLACED SOLELY IN 
FRONT OF BUILDING. 
  
NCC 7: TRANSITIONS BETWEEN USES  
ATTRACTIVE TRANSITIONS SHOULD BE PROVIDED BETWEEN THE CENTER 
AND SURROUNDING RESIDENCES, WHILE NOT LIMITING ACCESS 
BETWEEN THE CENTER AND THE NEIGHBORHOOD FOR ALL MODES OF 
TRAVEL. TRANSITIONS CAN BE ACCOMPLISHED BY STEPPING DOWN THE 
HEIGHT OF TALLER STRUCTURES TO MEET RESIDENCES, PROVING 
LANDSCAPE BUFFERS OR SCREENING, OR SIMILAR MEANS. USE CREATIVE 
DESIGN TO AVOID SIMPLY “WALLING” OFF RESIDENTIAL AREAS FROM 
NEIGHBORHOOD CENTERS.  
 
The Grand Mere Community Master Plan was originally adopted in April 2000, and is 
included as a specific Land Use Element of the current Comprehensive Plan adopted in 
2003. The Grand Mere Plan is a more detailed level neighborhood plan for the site.   The 
Grand Mere Master Plan map designates the southern portion of the entire site as Single-
Family #13 (RLM) and the northern portion as Townhome #4 (RMH) on the site.  
Although the Grand Mere Master Plan does not show a commercial use on the subject site, 
the area to the immediate east, Tract B of the Grand Mere Village PUD is designated as 
Office (OFF).  That area has been determined to be unusable space because of the various 
utility and pedestrian easements on the tract.  These easements make the 3.45 acre Tract   
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B, Grand Mere Village PUD virtually undevelopable.  The area to be rezoned is 4.02 
acres, nearly the same size.  The applicable policies of the Grand Mere Community 
Master Plan are as followed: 
 
Grand Mere, a Master Planned Golf Course Community 
 
B. PROJECT INTENT 
          
The overall Land Use Amendment is intended to create a community designed within a 
park. By responding to the natural terrain, preserving natural corridors, protecting the 
slopes and riparian environment, a harmonious relationship with the land can be created 
for the community. 
Grand Mere is envisioned as an upscale residential community, with the University’s 
Colbert Hills Golf Course and preserved open space interwoven throughout the 
development. The community is made up of individual neighborhoods defined by open 
space features, topography, connection to the Grand Mere Parkway, and the golf course. 
A strong joint effort has integrated the golf course design (Colbert Hills) and the overall 
community design (Grand Mere Development). The interconnectivity of automobile 
circulation, pedestrian/bicycles, and open space, as well as residential neighborhood 
placement and overall community utility location, has created a well integrated 
community with both future residences and community recreation as the main focus. 
Flexibility is built into the land use plan to allow the development to respond to market 
demand. 
          
Specific types of residential product may subtly change in the future due to market 
demand as the development pattern becomes clearer and as the community matures. The 
community will offer a high level of design quality, architectural variety, and a wide range 
of housing types to address the potential markets appropriate for an upscale development. 
          
5 KEY DESIGN CONCEPTS 
          
1. Create a high quality residential community 
          
Create a community of villages, residential neighborhoods, and neighborhood commercial 
areas centered along the projects’ spine, Grand Mere Parkway. Through the use of 
architectural design guidelines and development reviews the quality of building 
construction will be maintained at the highest level. 
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2. Integrate the Natural Environment 
          
Preserve the natural slopes and open space features. Provide a visual connection to the 
natural beauty of the development: the golf course in the valleys, the long vistas/views, 
and the prairie environment. 
          
3. Offer a Variety of Residential Living 
          
Offer a wide range of residential products and lot types to address the market demands of 
the well informed and upscale consumer. An integrated community of many housing types 
will help to provide an interesting streetscape, a quality neighborhood texture, and a 
sustainable development. 
 
4. Create a Pedestrian/Bicycle System 
          
Provide pedestrian/bicycle connections throughout the development, following the Grand 
Mere Parkway, open space corridors and the linear park connections provided as part of 
the Master Plan along Little Kitten Creek and the continuation of the Hudson trail. 
Grand Mere Community Overall Development Plan                                                 
 
5. Establish a ‘heart’ to the community 
          
Provide a central community feature for the residents of Grand Mere. Utilizing the golf 
clubhouse access as a link between the east and west parts of the property, a private 
community recreation complex would be provided at the intersection of Grand Mere 
Parkway and Colbert Hills Drive. This central location along the bike trail and pedestrian 
sidewalk connections to all the neighborhoods would provide an accessible ‘recreational 
heart’ for the community. 
 
III. COMMUNITY CONCEPTS AND DEVELOPMENT STRATEGY 
          
Grand Mere is proposed as a Master Planned Community consisting of a wide range of 
residential housing types and densities and will be utilizing both Planned Unit 
Development and Conventional Zoning Development standards based on specific sites 
and development types. 
          
The overall Grand Mere Project consists of 1,054 (estimated) acres, including the Colbert 
Hills Golf Course. Rather than dispersing development throughout the entire property, the 
project purposes to “concentrate” neighborhood development within residential and 
commercial villages on approximately 543 acres preserving almost 50% of the land as 
natural open space or golf course. This concept, while proposing a variety of home types 
and densities, provides large natural open spaces, golf course amenity for the general   



Minutes 
City Commission Meeting 
January 7, 2014 
Page 42 
 
 

 
Attachment No. 3 

 
public, and peripheral residential villages as large lot or low density residential products 
that create an overall density (1.5 du/ac) for the site, consistent with the surrounding 
neighborhoods. All housing types shall belong to the Master Homes Association, which 
will be responsible for enforcing the covenants and restrictions, and maintaining the 
common grounds. 
          
Within the community, residential neighborhoods are supported by neighborhood 
commercial services, which provide a focus and entry element for the development. These 
neighborhood office and retail villages are envisioned as community services located at 
the development entries along the Little Kitten Creek entry and Kimball Ave. and the 
future northern entry on Marlatt. 
          
Throughout the plan, connecting open space systems, sidewalks and bike trails provide 
pedestrian connections between residential neighborhoods, public amenities and the 
neighborhood services. These are planned connections to occur in a variety of types and 
locations. As each phase of development is planned in detail, the specific pedestrian 
connections will be part of each village plat and relate back to the overall Circulation 
Parks & Open Space Plan. 
          
Grand Mere Community Architectural Guidelines and Design Standards will provide for 
the review and approval of all site and building plans for the Grand Mere property. The 
Design Review Committee of Grand Mere will be responsible for enforcement of these 
guidelines and standards. The Developer believes that careful planning and enforcement 
of design and development standards will ensure orderly, attractive, and lasting 
development, all of which will preserve and enhance the value of the community. 
          
A. Residential Neighborhoods 
          
The planning concept proposes a wide range of residential uses, with densities ranging 
from 1 to 20 dwelling units per acre (du/ac) within individual parcels. Generally, 
individual neighborhoods are envisioned as small enclaves in order to promote a mix of 
different product types, create intimate neighborhoods, and to build a strong community 
image from the project’s onset. The key to a sustainable successful development is quality 
design and construction, and a variety of housing price points to attract a wide spectrum 
of residential consumers. Higher density residential, as well as small lot single-family 
opportunities are integrated into the community along Grand Mere Parkway, rather than 
isolated or located along the site’s edges. While building a stronger new community, this 
concept also reduces impact on existing adjacent neighborhoods by focusing the traffic 
and circulation internally. 
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Residential Types: 
 
Single Family (RLM) 
 
The 273.4 acres of single family proposed for Grand Mere represents 50% of the total 
proposed residential acreage.  The detached single family products will range in size and 
density.  The villages of single family will be developed as parcels and each will be 
controlled to maximize views, walkouts, and architectural design quality.  The Grand 
Mere Architectural Review Committee will provide design review of the homes and 
general site development guidance.  Each single family village will be signed and themed 
as a unique part to the overall Grand Mere development and developed as the market 
demands.  Each parcel will provide internal open space, storm drainage controls, and 
pedestrian linkages between the villages in addition to the designated Grand Mere 
Circulation Park & Open Space Plan. 
 
Townhomes (RMH) 
 
The townhomes proposed for Grand Mere are located along the parkway or the golf 
course for direct access to the recreation center, open space, and bike trail systems.  
These homes would offer a two and three bedroom configuration in groups of two to six 
homes per buildings, depending on site conditions and planning. The homes association 
would provide maintenance for the common areas within the neighborhood.  The 
architecture would be designed to provide an overall theme and consistent material 
quality throughout the neighborhood.  Attached garages and individual entries for each 
home would be provided.  Depending on the market demands an amenity center might be 
planned for the various townhome parcels.   
 
Neighborhood Retail/Commercial, Office and Residential Areas  
 
The Community Master Plan proposes a 21.3 acre neighborhood commercial center along 
Kimball Avenue near the entry to the community.  The intent of this commercial ‘village’ 
is to provide a rural town setting with a traditional village square public gathering space 
enframed by 2 story buildings with residential over retail.  The street scene would depict 
on street parking and minimize the large expanses of asphalt parking.  In preliminary 
discussions with the Manhattan Fire Department the public building, traditionally the 
center piece in the rural town square, would be a Fire Station.  This location would 
provide restaurant, retail, commercial, and office services conveniently assessable to 
residents in other nearby neighborhoods.  Potential commercial uses would follow the C-2 
Neighborhood Shopping District classification. 
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The 4.4 acre northern neighborhood commercial area would provide neighborhood 
services to the future residents and villages of Grand Mere.  The building would be 1-
story in character in keeping with the Grand Mere design guidelines. 
 
Two (2) parcels for corporate offices are located along the east property line near the 
Little Kitten Creek (8.3 acres) and in the northern part of the development at the future 
Marlatt entry (13.5 acres).  All uses and architecture would follow the Grand Mere 
Community Architectural Guidelines and are subject to the review by Grand Mere 
Architectural Review Committee.  The intent is to provide 1 and 2 story buildings along 
Little Kitten Creek and 2 to 3 story buildings laid into the slopes below the ridges on the 
northern parcel.  Parking would be provided in small masses with existing trees and 
landscaping to buffer and screen views from adjacent roads and homes. 
 
Architectural Treatment 
 
Commercial and office structures shall have similar quality elevation treatments on all 
building sides.  Service and loading areas must be enclosed with architectural treatment 
and the design intent shall be submitted as a part of the Final Site Planning Submittal, 
and will respond to the Grand Mere Community Architectural Guidelines. 
 
It is the intent that neighborhood retail/commercial areas and the office parcels will be 
developed as individual parcels in phases with an overall architectural palette and theme 
in accordance to the Grand Mere Community Architectural Guidelines. 
 
C. Streets and Circulation System 
 
Residential streets within Grand Mere are envisioned as a key element of “neighborhood 
quality,” offering a place to walk and play, as well as to drive and park. The streetscape 
in and along the roads will reflect the quality of the community through the use of signage 
monumentation and landscaping depending on the location and natural conditions of the 
space providing strong visual “cues” to better orient drivers to their locations and 
destinations. 
          
When utilizing the approved Manhattan street system standards the hierarchy, street-
widths, design speeds, and travel/parking lanes are consistent and will not compromise 
auto on-street parking, or bike and pedestrian access. The street layout will frame 
important views and vistas, including buildings, golf course, and natural features. On-
street parking is available on all local streets. 
          
The Master Planned Community will be accessed from Kimball Avenue and Marlatt 
Avenue. Additional access points into the Community from surrounding residential streets 
are shown on the Master Plan.  
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D. Pedestrian and Bicycle Circulation System 
          
Connectivity with the City of Manhattan Linear Park Master Plan is our main focus for 
the overall trails system. A comprehensive pedestrian and bicycle system is proposed for 
the community to provide access to individual neighborhoods, the Club Facility and Hotel 
site, commercial services, and open space amenities~ Elements include both off-street and 
on street bike paths, natural unimproved trails, and a 17.2 acre linear park along Little 
Kitten Creek. An easement shall be provided for the extension of the Hudson trail 
northward, along the east property line to northeast corner section 3-10-7. All trail/path 
systems will be site- specifically designed at the time of construction. Each will be 
reviewed on a site-by-site basis to ensure sensitive placement and minimum disturbance. 
This will be coordinated with the Park & Recreation Board and the Parks and Recreation 
Department. 
  
G. Golf Course Development 
 
The Grand Mere development drainage and detention system shall be designed to work in 
concert with the golf course drainage and detention system. The course was designed to 
meet the environmental goals of the Audubon International Signature Status Program. 
          
Bike Paths, Trails and Sidewalks 
          
Bike paths, trails and sidewalks are provided along the internal streets and open spaces to 
provide internal connections between the villages where possible. See the Circulation 
Parks & Open Space Plan 
 
THE DESIGNATION OF THE SITE ON THE FUTURE LAND USE MAP OF THE 
COMPREHENSIVE PLAN IS SIMILAR TO THE GRAND MERE MASTER 
PLAN, CREATED IN 2000.  THE MASTER PLAN SHOWS THE NORTHERN 1/3 
OF THE ENTIRE SITE TO BE DEVELOPED AS TOWNHOMES AND THE 
REMAINING PORTION TO BE DEVELOPED AS SINGLE-FAMILY HOUSES.  
HOWEVER, WHEN THE AREA WAS ANNEXED INTO THE CITY, IT WAS 
ZONED R, SINGLE-FAMILY RESIDENTIAL DISTRICT.   
 
As previously stated, an approximate 3.45 acre tract of land designated at Office (OFF) in 
the Grand Mere Master Plan and Office-Research Park (OFF/RP) in the Comprehensive 
Plan Future Land Use Plan is located immediately to the east of the area to be rezoned to 
C-2 along Vanesta Drive.  Because of existing pedestrian and utility easements, this area 
will remain as open space and cannot be developed as a commercial use.  Although the C-
2 District allows permitted and conditional uses that are beyond the business and 
professional office uses intended in the Office designation; a commercial use was 
envisioned in this general area.  Rezoning the proposed 4.04 acre Tract 3 area to C-2,   
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Neighborhood Shopping District would be an extension of the existing commercial uses in 
Grand Mere Village to the south of Tract 3.  The Grand Mere Village generally follows 
the uses, bulk regulations and use limitations of the C-2 District.   
 THE PROPOSED REZONING OF TRACT 3 FROM R DISTRICT TO C-2 
DISTRICT GENERALLY CONFORMS TO THE COMPREHENSIVE PLAN AND 
GRAND MERE COMMUNITY MASTER PLAN .  THE AREA WAS ZONED R 
DISTRICT WITH THE INTENT TO REZONE PORTIONS OF THE TRACT OF 
LAND APPROPRIATELY IN RESPONSE TO MARKET DEMAND FOR 
RESIDENTIAL USES. 
 
8. ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:  
 
August 7, 1997 Board of County Commissioners approved Preliminary 

Development Plan of The Wildcat (Grand Mere) and Colbert 
Hills R-PUD. 
 

August 14, 1997 Board of County Commissioners approved Final Development 
Plan. 
 

April 6, 1998 Manhattan Urban Area Planning Board recommended approval of 
annexation. 
 

April 21, 1998 City Commission approved first reading of annexation. 
 

June 1, 1998 Manhattan Urban Area Planning Board recommended approval of 
rezoning to R District. 
  

June 16, 1998 
 
 
September 3, 2008 
 
 
November 17, 2008 
 
 
December 2, 2008 

City Commission approved first reading of rezoning Tract II of 
Grand Mere to R District. 
 
Manhattan Urban Area Planning Board approves Preliminary Plat 
of Grand Mere Addition Unit Three. 
 
Manhattan Urban Area Planning Board approves Final Plat of 
Grand Mere Addition Unit Three. 
 
City Commission accepts rights-of-ways and easements as shown 
on the Final Plat of Grand Mere Addition, Unit Three. 
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9. CONSISTENCY WITH INTENT AND PURPOSE OF THE ZONING 
ORDINANCE: The intent and purpose of the Manhattan 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-2 District is designed to provide a broad range of neighborhood retail shopping 
facilities and services located to serve one or more residential areas.  The area to be 
rezoned C-2 District exceeds the minimum lot size requirements of the district.  The 
proposed rezoning is consistent with the intent and purpose of the Manhattan Zoning 
Regulations because the proposed lot size of Lot 8 conforms to the minimum requirements 
of the C-2 District.  In addition, the proposed Final Plat of the Interlachen Addition, which 
is a replat of Grand Mere Addition, Unit Three, dedicates easements and rights-of-way to 
serve the subdivision consistent with the requirements of the Manhattan Urban Area 
Subdivision Regulations. 
 
10. 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 gain to the public that denial of the rezoning of the subject site would accomplish. No 
expected adverse affects on the public health, safety and welfare as a result of the 
rezoning. A separate application was submitted for approval of a Final Plat of Interlachen 
Addition, which is a replat of Grand Mere Addition, Unit Three.  The replat will conform 
to the proposed rezoning request. It may be a hardship upon the owner if the rezoning is 
denied. 

11.  ADEQUACY OF PUBLIC FACILITIES AND SERVICES: Adequate street, 
sanitary sewer and water services are available to serve Tract 3.   

 
12.  OTHER APPLICABLE FACTORS: None 

 
13. STAFF COMMENTS: City Administration recommends approval of the proposed 

rezoning of Tract 3 from R, Single-Family Residential District to C-2, Commercial 
Shopping District, based on the findings in the Staff Report. 

 
ALTERNATIVES: 

 
1. Recommend approval of the proposed rezoning of Tract 3 from R, Single-Family 

Residential District to C-2, Commercial Shopping District, stating the basis for such 
recommendation.   

 
2. Recommend denial of the proposed rezoning, stating the specific reasons for denial. 
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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 Tract 3 from R, Single-Family Residential District to C-2, Neighborhood 
Shopping District, based on the findings in the Staff Report, based on the findings in the 
Staff Report.  
 
PREPARED BY:      Chad Bunger, AICP, CFM, Planner II 
 
DATE:     November 22, 2013 
  
CB/vr 
13090 
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STAFF REPORT 

 
APPLICATION TO REZONE PROPERTY TO PLANNED UNIT 
DEVELOPMENT DISTRICT  

BACKGROUND 
 
FROM:  R, Single-Family Residential District 
 
TO: PUD, Commercial Planned Unit Development 
 
OWNER/APPLICANT:  Body First, LLC – Doug Sellers  
 
ADDRESS:  3615 Claflin Road, Manhattan, KS 
 
DATE OF NEIGHBORHOOD MEETING:  October 16, 2013 
 
DATE OF PUBLIC NOTICE PUBLICATION:  November 11, 2013 
 
DATE OF PUBLIC HEARING:  PLANNING BOARD:  December 2, 2013 
                                                        CITY COMMISSION:  December 17, 2013 
 
LEGAL DESCRIPTION:  The rezoning site is an unplatted tract of land located in 
Section 10, Township 10 South, Range 7 East.  The complete legal description is attached. 
 
LOCATION: Body First Health and Fitness Club - 3615 Claflin Road 
 
AREA: 233,917 square feet (5.37 acres) 
 
PROPOSED USES:  The applicant proposes a Health and fitness club and associated 
sales of fitness items to clients, patients, club members and their guests is the main 
business type with the following being subordinate to the health and fitness club: 

1. Beauty shop and the sales of hair products to clients, patients, club members 
and their guests. 

2. Business and professional offices which will specifically include but not 
limited to other medical or wellness professional to the practice of 
Chiropractic, Physical Therapy, Acupuncture and/or Psychology and the 
associated sales of therapy items to clients, patients, club members and their 
guests.  No other businesses outside of medical or wellness will be allowed on 
the property.   
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PROPOSED BUILDINGS AND STRUCTURES:  No new buildings or additions are 
proposed.  The rezoning request is to allow an expansion of uses not normally associated 
with a traditional health and fitness club.  The proposed uses could be considered a health 
and wellness center, with the inclusion of ancillary health professions, such as 
chiropractic, physical therapy, acupuncture and psychology care, a beauty shop, and 
massage therapy. 
 
The existing building on the subject site is a 27,779 square foot health and fitness club, 
three (3) outdoor tennis courts and an off-street parking lot with forty-nine (49) spaces. 
The health and fitness club currently includes three (3) indoor tennis courts, two (2) 
racquet ball courts, a gym, locker rooms, retail shop, offices and reception area.  A 1,455 
square foot addition was recently completed that currently includes massage therapy 
rooms.  If approved, the additional wellness uses (chiropractor, physical therapy, etc.) will 
generally reside in this area.    
 

PROPOSED LOT COVERAGE  
 

Use Acres/Square Feet Percentage 
Buildings 27,779 11.97% 
Travel Easement/            
Right-of-way 

0 0% 

Driveways/Parking 25,682 11.07% 
Outdoor Tennis Courts 18,366 7.91% 
Landscape/Open 
Space/Common Area 

160,212 69.05% 

 
PROPOSED SIGNS: The applicant has proposed to replace the existing ground sign at 
the entrance to the site off of Claflin Road and Hudson Avenue.  The ground sign will 
have the business name and logo on an area that is six (6) feet wide by approximately four 
(4) feet tall, with an area of twenty-four (24) square feet.  The sign will be on a limestone 
veneer base with support limestone pillars.  The overall structure will be nine (9) feet wide 
and six (6) foot, two (2) inches tall.  The sign is to be externally illuminated. 
 
PROPOSED LIGHTING:  One (1) pole mounted flood light is located on the northwest 
corner of the existing off-street parking lot.  The pole mounted light is generally in the 
center of the subject site.  No exterior lights are located on the existing building. 
 
SIX REVIEW CRITERIA  FOR PLANNED UNIT DEVELOPMENTS 

 
1. LANDSCAPING: The subject site has large grass areas, mature trees and bushes, 
foundation plantings and several large earthen berms.  No changes are proposed to the 
existing landscaping on the subject site.  
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2. SCREENING: Mature trees bushes and the large earthen berms screen the building 
and off-street parking lot from the adjacent properties to the south, east and west.  The 
outdoor tennis courts extend to a private pedestrian trail off of Windsong Lane cul-de-sac 
to the west.  The tennis courts are surrounded by a mesh sun/wind net, but it does not 
entirely screen the courts from the adjacent neighborhood. No changes are proposed to the 
existing screening on the subject site. 
 
3. DRAINAGE:  The subject site drains to the west towards Little Kitten Creek.  The 
FIRM panel # 0334F shows that the entire site is in Zone X (unshaded), which is a low to 
moderate flood risk area.  The Preliminary FIRM panel for the site also shows it to be in 
Zone X (unshaded). 
 
Because the subject site is not proposed to be altered by the proposed PUD request, a 
drainage analysis was not required by the City’s Stormwater Engineer (See attached 
letter). 

 
4. CIRCULATION AND PARKING:  Access to the subject site is from a long, private 
driveway off of the intersection of Hudson Avenue and Claflin Road.  The long driveway 
then leads to a forty-nine (49) stall off-street parking lot generally located in front of the 
existing building.   
The applicant has expanded the off-street parking lot to provide the required number of 
off-street parking spaces for the existing and proposed use.  Article VII, Off-Street 
Parking and Loading does not specifically state what the parking requirements would be 
for a health and fitness club.  City Administration used the following ratios to determine 
the minimum required number of off-street parking: 

• 4 spaces per court (7 total indoor/outdoor tennis courts) =  28 spaces 
• 1 space per 300 square feet of office space  = 1 space 
• 1 space per 3 persons of the design occupancy of the exercise area = 15 spaces 
• 5.5 spaces per 100 square feet of business and professional service areas 

(massage therapy, chiropractic, physical therapy, acupuncture and psychology) = 
5 spaces. 

 
The minimum number of parking spaces required based on this formula is forty-nine (49) 
spaces.  This off-street parking area expansion is nearing completion to include the 
minimum number of parking spaces (49 spaces).   
 
The applicant’s consultant has submitted a letter stating that “since the site’s traffic 
circulation characteristics are not changing as a result of the proposed PUD-zoning a 
formal traffic study is also not required for submittal (See attached letter) 

 
5. OPEN SPACE AND COMMON AREA: No open space or common area is proposed 
to be dedicated with the proposed PUD.  
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6. CHARACTER OF THE NEIGHBORHOOD: The character of the neighborhood 
would be a low-density single-family area. The neighborhood to the west across Little 
Kitten Creek is a large lot, single-family area.  Amanda Arnold Elementary school adjoins 
the site to the north.   
 

 
THIRTEEN MATTERS TO BE CONSIDERED WHEN CHANGING 

ZONING DISTRICTS 
 
1. EXISTING USE: Health and Fitness Club, including tennis and racquet ball courts, 
exercise room, massage therapy, retail pro-shop and accessory facilities. 
 
2. PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The subject site is 
a large, irregular shaped flag lot to the west of Hudson Avenue and northeast of Windsong 
Lane cul-de-sac.  On the subject site are a 27,779 square foot health and fitness club, 
outdoor tennis courts and an off-street parking lot with forty-nine (49) spaces.  A long 
driveway extends from Hudson Avenue to the parking lot.   
 
The subject site has large grass areas, several large earthen berms and mature trees 
screening the building and off-street parking lot to the adjacent properties to the south, 
east and west. The outdoor tennis courts extend to a private pedestrian trail off of 
Windsong Lane cul-de-sac to the west.  The tennis courts are surrounded by a mesh 
sun/wind net, but it does not entirely screen the courts from the adjacent neighborhood. 
 
The subject site drains to the west towards Little Kitten Creek.   

 
3. SURROUNDING LAND USE AND ZONING: 
 

NORTH: Privately owned and maintained pedestrian trail, Amanda Arnold Elementary 
School, Single-Family homes.  R, Single-Family Residential District. 

 
SOUTH: Single-family homes, Windsong Lane right-of-way (ROW), business and 

professional offices. R District,  and C-1, Restricted Business District.   
 

EAST:   Single-family and two-family dwellings, Hudson Avenue ROW and single-
family neighborhood.  R District and R-1, Single-Family Residential 
District. 

 
WEST:  Single-family homes.  R District. 

   
4. GENERAL NEIGHBORHOOD CHARACTER:  See #6 of the Review Criteria For 
Planned Unit Developments above.  
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SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING: According to 
the Riley County Appraiser, the structure on the subject site was built in 1978 for the 
Manhattan Racquetball Club, later known at the Cottonwood Racquet Club.  The building 
and use was established prior to the subject site being annexed into the City on September 
4, 1979 (Ord. No 3723).   
 
The subject site is suitable for the current use under the current zoning district.  The R, 
Single-Family Residential District allows for Health and Fitness Clubs as a Conditional 
Use.  The applicant received a Conditional Use on June 13, 2012 to bring the property into 
compliance and to allow for the structure to be expanded to the west to provide massage 
therapy.  Prior to the approved CUP, the use was legally nonconforming to the R District. 
 
The applicant has proposed to expand the use of the Body First Health and Fitness Club 
beyond the City’s definition of ”Health and Fitness Club” found in the Zoning 
Regulations. The definition is: “An athletic, recreational, health or fitness establishment 
which includes uses such as exercise equipment, racquetball courts, basketball courts and 
swimming pools.”  The proposed PUD rezoning is to accommodate the expanded use of 
the Health and Fitness Club to include subordinate accessory uses of a beauty shop and 
business and professional offices limited to health and wellness services, such as 
chiropractic, physical therapy, acupuncture and psychology services and their accessory 
retail sales. 
 
6.  COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES 
AND EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS: The 
Health and Fitness Club has existed on the subject site since 1978 when it was first 
constructed.  Prior to the applicant purchasing the subject site, it was owned and operated 
as the Cottonwood Racquet Club. 
  
On June 13, 2012, the Board of Zoning Appeals approved a Conditional Use to bring the 
property into conformance with the R District and to allow a 1,455 square foot addition to 
the existing structure to add space for massage therapy.  City Administration determined 
that massage therapy fit within the definition of Health and Fitness Club. 
 
The applicant is proposing to expand the use of the existing Health and Fitness Club to 
include beauty shop and business and professional offices, such as 
chiropractor/acupuncturist physical therapy, and psychology.  The existing building 
footprint is not proposed to expand to include these additional uses.  City Administration 
determined that these proposed expanded uses did not meet the definition of a Health and 
Fitness Club, as approved by the Conditional Use, and would require a zoning change.   
 
As part of the PUD application process, the applicant held a neighborhood meeting on 
October 16th.  According to the meeting summary, six (6) people were in attendance.    
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Following questions by the attendees and answers by the applicant, they “saw no concerns 
that were not addressed.” 
 
As stated, the existing use has been present since 1978 when the Health and Fitness Club 
was established in rural Riley County.  It is apparent that the existing use has not 
adversely affected the surrounding neighborhood.  The proposed PUD would limit the 
permitted uses to Health and Fitness Club, and accessory beauty shop and professional 
and business offices devoted to health and wellness (chiropractor, physical therapy, 
acupuncture and/or psychology), along with accessory sales which will be subordinate to 
the health and fitness center.  The recent building addition approved by a Conditional Use 
in 2012 has multi-use rooms, which the new uses will occupy.   
 
Traffic from the proposed PUD should not increase significantly beyond that of the Health 
and Fitness Club because its members will use both the fitness activities as well as the 
accessory uses.  The newly constructed off-street parking lot meets the minimum 
combined parking requirements for the health and fitness club and the business and 
professional uses.  Light and noise should not increase beyond that of the Health and 
Fitness Club.  The proposed rezoned to the Commercial PUD District appears to be 
compatible with adjacent properties.   

 
7. CONFORMANCE WITH COMPREHENSIVE PLAN: The Future Land Use Map 
of the Comprehensive Plan shows the rezoning site as Public/Institutional - Parks and 
Recreation.  It appears that the Future Land Use Map generalized the use as park and 
recreation, but does not reflect reality of the subject site.  The subject site is a privately 
owned Health and Fitness Club and has been used in the manner since 1978 when it was 
first established in rural Riley County.  The specific proposed PUD use is somewhat 
similar in nature to a single Neighborhood Commercial Center (NCC) category.  Policies 
for the NCC Future Land Use include: 
 
NCC 1: Characteristics  
Neighborhood Commercial Centers are intended to provide a range of services, including 
supermarkets, restaurants, movie rentals, drycleaners, drugstores, filling stations, smaller 
specialty shops, retail and health services and business and professional offices, for 
residential areas. Neighborhood centers will vary in scale and character. Smaller, limited 
use centers may be fully integrated into the surrounding neighborhood and be accessed 
primarily by pedestrian or bicycle; while larger centers will function more independently, 
providing ample parking and numerous stores. Mixed-Use Neighborhood Centers that 
also incorporate residential uses are appropriate in a master planned setting. 
Neighborhood Centers often serve more than one nearby neighborhood in order to 
maintain sufficient economy of scale.  
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NCC 2: Location  
Neighborhood centers should generally be located at the intersection of arterial and 
collector streets. However, smaller centers with limited uses may be appropriate within a 
residential area at the intersection of two collector streets, or at the intersection of a 
collector and a local street, provided they are designed to be compatible with the 
surrounding neighborhood and meet a minimum level of design criteria.  
 
NCC 3: Size  
Neighborhood centers typically require a site of approximately 10 acres, but may vary, 
ranging from as small as 1-3 acres to as large as15-20 acres depending on the size of its 
service area and the extent of its mixed-use characteristics.  
 
NCC 4: Architectural Character  
Neighborhood Centers shall be designed to be compatible with and sensitive to 
surrounding residences. Building materials and architectural detailing should be 
compatible with and reflect the character of the surrounding neighborhood. Building 
heights and scale should be similar to surrounding residences. 
  
NCC 5: Circulation and Access  
Main entrances and driveways should be integrated with the surrounding street network 
to provide clear connections between uses for vehicles, pedestrians, and bicycles. Clear, 
direct pedestrian connections shall be provided between uses within the center and to the 
surrounding neighborhood.  
 
NCC 6: Parking Location and Design  
Large, uninterrupted expanses of parking should be avoided. Parking areas shall be 
divided into smaller “blocks” by landscaping and walkways. To the extent possible, 
parking blocks shall be distributed between the front and sides of buildings, or the front 
and rear, rather than placed solely in front of building.  
 
NCC 7: Transitions between Uses  
Attractive transitions should be provided between the center and surrounding residences, 
while not limiting access between the center and the neighborhood for all modes of travel. 
Transitions can be accomplished by stepping down the height of taller structures to meet 
residences, proving landscape buffers or screening, or similar means. Use creative design 
to avoid simply “walling” off residential areas from neighborhood centers. 
 
The surrounding neighborhood is shown on the Future Land Use Map as being Residential 
Low to Medium (RLM) Density, which does allow Health and Fitness uses and park and 
recreation activities. 
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Residential Low to Medium (RLM) policies: 

RLM 1:  Characteristics 
The Residential Low/Medium Density designation incorporates a range of single-family, 
single-family attached, duplex, and town homes, and in appropriate cases include 
complementary neighborhood-scale supporting land uses, such as retail, service 
commercial, and office uses in a planned neighborhood setting, provided they conform 
with the policies on Neighborhood Commercial Centers.  Small-scale multiple-family 
buildings and condominiums may be permissible as part of a planned unit development, or 
special mixed-use district, provided open space requirements are adequate to stay within 
desired densities.   

RLM 2:  Appropriate Density Range 
Densities in the Residential Low/Medium designation range between less than one 
dwelling unit/acre up to 11 dwelling units per net acre.   

RLM 3:  Location 
Residential Low/Medium Density neighborhoods typically should be located where they 
have convenient access and are within walking distance to community facilities and 
services that will be needed by residents of the neighborhood, including schools, shopping 
areas, and other community facilities. Where topographically feasible, neighborhoods 
should be bounded by major streets (arterials and/or collectors) with a direct connection 
to work, shopping and leisure activities.  

RLM 4:  Variety of Housing Styles 
To avoid monotonous streetscapes, the incorporation of a variety of housing models and 
sizes is strongly encouraged in all new development.   
 
The proposed rezoning does not conform to the Comprehensive Plan.  However, it is 
apparent that the Future Land Use Map does not reflect the reality of the subject site.  The 
Future Land Use Plan designates the subject site as a publicly owned recreation area.  The 
subject site is a privately owned business and would most closely fit the Neighborhood 
Commercial Center (NCC) category.  Although the subject site consists of one principle 
use with the proposed accessory uses to expand the health and fitness club to provide a 
holistic health and wellness approach, it would comply with the policies of the NCC 
category.  The NCC category also functions appropriately with the Residential Low to 
Medium (RLM) Future Land Use category that surrounds the subject site. 
 
8. ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED:  

1978   - Health and Fitness Club was established in Riley County 
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September 4, 1979 - Subject site and surrounding properties were annexed into the 

City of Manhattan (Ord. No. 3723) 
 
September 4, 1979 to present – Zoned R, Single-Family Residential District 
 
July 19, 2010  -Request to rezone the subject site from R District to Commercial 

Planned Unit Development was withdrawn 
 
June 13, 2012  - Board of Zoning Appeals approved a Conditional Use to bring 

the subject site into conformance and to allow an expansion to 
the existing building. 

 
September 5, 2013 - Manhattan Urban Area Planning Board recommends denial of a 

request to rezone the subject site from R District to C-2, 
Neighborhood Shopping District by a vote of 4-0.  The 
applicant withdrew the request.  

 
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 PUD 
Regulations are intended to provide a maximum choice of living environments by 
allowing a variety of housing and building types; a more efficient land use than is 
generally achieved through conventional development; a development pattern that is in 
harmony with land use density, transportation facilities and community facilities; and a 
development plan which addresses specific needs and unique conditions of the site 
which may require changes in bulk regulations or layout.   
 
The proposed rezoning to Commercial PUD is to allow the use of the existing health 
and fitness club, which has existing since 1978, to expand to include a beauty shop and 
business and professional offices devoted to health and wellness, that will be accessory 
and subordinate to the health and fitness club.  No new buildings or additions to the 
existing building are proposed.  The result of the Commercial PUD would be a limited-
use commercial property within the surrounding neighborhood setting.  Any expansion 
of the use beyond what is being proposed, additions to the existing building or 
significant changes to the subject site would require an amendment to the PUD 
ordinance and the approved development plans.  Because of the existing use and the 
limitations placed on the subject site by the proposed PUD; it appears that the proposed 
rezoning is consistent with the intent of the zoning district and its regulations.  
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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 
does not appear to be an adverse impact on the public health, safety and general welfare 
that the rezoning will create.  The proposed rezoning to PUD is to expand the use of the 
existing health and fitness club to include subordinate uses generally not permitted as 
being accessory to the health and fitness club.  The proposed PUD ordinance will 
identify the permitted uses as health and fitness club, and accessory beauty shop and its 
accessory retail sales, and business and professional offices devoted to health and 
wellness uses and its accessory retail sales, all of which will be subordinate and 
accessory to the health and fitness club.  Denial of the rezoning request will not be a 
gain to the public health, safety and welfare compared to the hardship imposed upon 
the owner. 
 

11. ADEQUACY OF PUBLIC FACILITIES AND SERVICES:  Adequate utilities are 
available to service the subject site. 

 
12. OTHER APPLICABLE FACTORS:   None 

 
13. STAFF COMMENTS AND RECOMMENDATION: City Administration 

recommends approval of the proposed rezoning of the proposed Body First – Massage 
Addition, located at 3615 Claflin Road, from R, Single-Family Residential District to 
PUD, Commercial Planned Unit Development District, with the following conditions 
of approval:  

 
1. Permitted Uses shall include a Health and Fitness Club and its associated 

accessory sales of health and fitness items and equipment; and, accessory uses 
that are subordinate to and serve the principal Health and Fitness Club that 
shall be limited to a Beauty Shop, and Professional Services oriented towards 
health and wellness including chiropractic, acupuncture, massage therapy, 
physical therapy, and psychology and their associated accessory sales. 

2. An amendment of the PUD shall be approved prior to the construction of any 
building additions or significant changes to the site plan as defined by Section 
9-108(C). 

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

(A)(1),(2),(4),(5), (6) and (7); and, Section 6-104 (B)(2) and B(5). 
5. Landscaping and irrigation shall be maintained in good condition. 
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ALTERNATIVES: 

1.  Recommend approval of the proposed rezoning of the proposed Body First – Massage 
Addition   from R, Single-Family Residential District, to PUD, Commercial Planned 
Unit Development District, stating the basis for such recommendation, with the 
conditions listed in the Staff Report.   

 
2.  Recommend approval of the proposed rezoning of Body First – Massage Addition 

from R, Single-Family Residential 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 Body First – Massage Addition, located at 3615 Claflin Road, from R, Single-
Family Residential District, to PUD, Commercial Planned Unit Development District, 
based on the findings in the Staff Report, with the five (5) conditions recommended by 
City Administration.  
 
PREPARED BY:  Chad Bunger, AICP, CFM, Planner II 
 
DATE:  November 25, 2013 
 
CB/vr 
13095 
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