
CITY COMMISSION AGENDA MEMO 
April 30, 2008 

 
 
FROM: Steve Zilkie, AICP, Senior Planner 
 
MEETING: May 6, 2008 
 
SUBJECT: First Reading of Ordinances Annexing and Rezoning 

the Proposed Northwing Addition 
 
PRESENTER: Eric Cattell, AICP, Assistant Director for Planning 

 
 

BACKGROUND 
 
Frey Property Development Corporation has requested annexation of an approximate 
106-ace tract of land for the proposed Northwing Addition, generally located 
approximately 1,400 feet east of the Marlatt Avenue and Tuttle Creek Boulevard 
intersection, along the north side of Marlatt Avenue, and approximately 430 feet west of 
Nelson's Landing Street.  
 
The site is currently zoned County G-1, General Agricultural District, and is proposed to 
be rezoned to R-1, Single-Family Residential District (see location map showing 
proposed zoning).  The applicant submitted a Preliminary Plat of the site, which indicates 
the development may consist of up to 286 single-family lots and eight (8) common area 
tracts. 
 
Two access points on to Marlatt Avenue are proposed for the subdivision. There is 
approximately 1,060 feet between the two access points (Northwing Drive and Matter 
Drive), which provides adequate sight distance.  Left and right turning lane will be 
provided at each of these access points for turning movements onto Marlatt Avenue.  A 
third access point is provided at the northwest corner of the tract, which connects to the 
existing Valleywood Drive in the Valleywood Subdivision.  However, County officials 
raised concerns that the vehicular traffic generated by the Northwing Development would 
degrade the level of service of the local, residential streets built to County standards 
within Valleywood.  In response to these concerns, and after discussion with County and 
City officials and emergency personnel, the applicant has proposed to construct a 
collapsible bollard in the center of Valleywood Drive at the property line.  This 
collapsible bollard will prevent Northwing Addition residents from driving through 
Valleywood, while still providing access to emergency vehicles in case of a fire, or other 
emergency. The Preliminary Plat also provides three (3) future access points to the 
adjoining property to the north.   
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The applicant dedicated forty (40) feet of road right-of-way to the City of Manhattan for 
future expansion of Marlatt Avenue.  The intent of the extra forty (40) feet of road right-
of-way and the future roadway expansion on Marlatt Avenue is to provide for five lanes 
and sidewalks on both sides of this arterial corridor. 
 

ANNEXATION 

When considering an annexation request, the Manhattan Urban Area Planning Board 
makes a recommendation to the City Commission based on the Comprehensive Plan, 
Growth Vision, and the Capital Improvements Program.  
 
Manhattan Urban Area Comprehensive Plan.  The Future Land Use Map of the 
Comprehensive Plan designates the approximate east half of the site and a small portion 
of the northwestern corner of the site, for Residential Low - Medium (RLM) density 
development and the west half for Residential Medium-High (RMH) density 
development. 
 
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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The 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.  
 
Based on a note on the Preliminary Plat, the proposed net density of the development will 
be 2.7 dwelling units per net acre.  The RLM and RMH policies indicate that single-
family dwellings are acceptable uses.  The proposed annexation of the Northwing 
Addition is in general conformance to the Comprehensive Plan.
 
The site is within the Urban Service Area and can be served by public improvements, 
including street, water, fire service, and sanitary sewer. 
 
REZONING 
 
The site is on the north east edge of the City limits located in an area with a mixture of 
residential uses and agricultural land.  To the south and west of the site are predominately 
residential uses with a manufactured home park (Colonial Gardens) and multi-family 
dwellings (Tuttle Creek Residences) and Valleywood neighborhood to the west.  To the 
south are Marlatt Avenue, the Marlatt drainage ditch, and the Eisenhower Middle School 
and Baseball Complex.  Farther to the south and southeast that area consists of single-
family, two-family and multi-family dwellings in the Brookfield, Northview and Prairie 
Lakes developments.  The area to the north and east of the site is predominately row crop 
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agriculture land.  The Nelson’s Landing neighborhood, a low density, residential 
development in Riley County, is located to the east. 
 
Additional light, noise, and traffic can be expected as a result of the rezoning and 
developing agricultural land, however it is not anticipated that it will adversely impact 
neighboring properties.  The proposed R-1 District adjoins existing R-1 District areas to 
the south of Marlatt Avenue. There are also similar residential uses outside of the City 
limits in the Valleywood Subdivision, which adjoins the northwest edge of the proposed 
subdivision.  To address concern about traffic impacts on Valleywood Drive from the 
proposed subdivision, collapsible bollards are proposed to be installed in the center of 
Valleywood Drive at the property line to prevent traffic from entering the Valleywood 
neighborhood, while still providing emergency access between the two neighborhoods. 
 
As part of the Preliminary Plat process, the applicant’s engineers submitted a Traffic 
Impact Study and an extensive Drainage Study, which have been reviewed and accepted 
by the City Engineer (see attached memorandum from City Engineer and Traffic and 
drainage Studies). 
 
For the full analysis of the proposed annexation and rezoning, see the attached Staff 
Memorandum and Staff Report. 
 
 

DISCUSSION 
 

On April 21, 2008, the Manhattan Urban Area Planning Board held the public hearing 
and considered the proposed annexation and rezoning.  The applicant and applicant’s 
representatives spoke, as well as several citizens.  (See draft Minutes of the April 21, 
2008, meeting.)  
 
Following discussion, the Planning Board, on a vote of 5-0, recommended approval of 
the  
106-acre tract of land for Northwing Addition, generally located north of Marlatt 
Avenue, based on the findings in the Staff Report and conformance with the Manhattan 
Urban Area Comprehensive Plan. 
 
The Planning Board on a vote of 5-0, recommended approval of the proposed rezoning of 
Northwing Addition from County G-1, General Agricultural District, to R-1, Single-
Family Residential District, based on the findings in the Staff Report. 
   
 
The Planning also approved the Preliminary Plat of Northwing Addition on a vote of 5-0, 
with three conditions (see draft Minutes of the April 21, 2008, meeting). 
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FINANCING 
 

Not applicable. 
 
 

ALTERNATIVES 
 

It appears the Commission has the following alternatives concerning the issue at hand.  
The Commission may: 

 
1.  Approve first reading of an ordinance annexing the approximate 

106-acre site for the proposed Northwing Addition, based on 
conformance with the Comprehensive Plan, the Growth Vision, and the 
Capital Improvements Program as recommended by the Manhattan 
Urban Area Planning Board; and,  

 
Approve first reading of an ordinance rezoning the site to R-1, Single-
Family Residential District, based on the findings in the Staff Report, 
as recommended by the Manhattan Urban Area Planning Board. 
 

2.  Deny first reading of an ordinance annexing the site, based on 
specifically stated reasons; and, override the Manhattan Urban Area 
Planning Board’s recommendation on the rezoning by a two-thirds 
majority vote of the membership of the City Commission and deny first 
reading of an ordinance rezoning the site, based on specifically stated 
reasons.  (Note: To override the Planning Board’s recommendation a 
minimum of four votes are necessary.) 

 
3.  Return the recommendations of the Planning Board for further 

consideration, together with a statement specifying the basis for the 
City Commission’s failure to approve or disapprove the annexation and 
rezoning, and provide further direction to the Planning Board. 

 
4.  Table first reading of ordinances annexing and rezoning the site, for 

specifically stated reasons and provide further direction to City 
Administration. 
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RECOMMENDATIONS 
 
City Administration recommends that the City Commission approve first reading of an 
ordinance annexing the approximate 106-acre site for the proposed Northwing Addition, 
based on conformance with the Manhattan Urban Area Comprehensive Plan, the Growth 
Vision, and the Capital Improvements Program and the recommendation of the Planning 
Board.   
 
City Administration also recommends that the City Commission approve first reading of 
an ordinance rezoning the proposed Northwing Addition, from County G-1, General 
Agricultural District, to R-1, Single-Family Residential District, based on the findings in 
the Staff Report and the recommendation of the Planning Board. 
 

 
POSSIBLE MOTIONS 

 
Approve first reading of an ordinance annexing a 106-acre tract of land for the proposed 
Northwing Addition, generally located 1,400 feet east of the Marlatt Avenue and Tuttle 
Creek Boulevard intersection along the north side of Marlatt Avenue, based on 
conformance with the Comprehensive Plan, the Growth Vision, and the Capital 
Improvements Program; and,  
 
Approve first reading of an ordinance rezoning the site from County G-1, General 
Agricultural District, to R-1, Single-Family Residential District, based on the findings in 
the Staff Report.  
 
SZ 
08051}CC}1stRdgAnnexRezoneNorthwingG1toR1 
 

Enclosures:  
1. Location map 
2. Staff Memorandum on Annexation 
3. Aerial photo showing annexation/rezoning site 
4. Future Land Use Map – Comprehensive Plan 
5. Staff Report on R-1 District rezoning  
6. Memorandum from Rob Ott, City Engineer, dated April 11, 2008 
7. Preliminary Plat showing site layout 
8. Letter from Doug Anders dated December 29, 2007, with legal description 

requesting annexation 
9. Written rezoning application document from applicant and applicant’s letter to 

surrounding owners  
10. Preliminary Drainage Study by Schwab-Eaton, dated April 11, 2008 
11. Traffic Impact Study by Schwab-Eaton, dated April 15, 2008 
12. Text of the R-1 District 
13. Draft Minutes: April 21, 2008, Planning Board meeting 
14. Project Chronology 





INTER-OFFICE MEMORANDUM 
 
DATE: April 1, 2008 
 
MEETING: April 21, 2008 
 
TO: Manhattan Urban Area Planning Board 
 
FROM: Chad Bunger, Planner 
 
RE: Annexation of Northwing Addition 
 
 

BACKGROUND 
 

Frey Property Development Corporation has requested annexation of an approximate 
106-acre tract of land for the proposed Northwing Addition, which is generally located 
approximately 1,400 feet east of the Marlatt Avenue and Tuttle Creek Boulevard 
intersection. The tract is along the north side of Marlatt Avenue, along the east side of 
Tuttle Creek Residence subdivision, Colonial Gardens Trailer Court and Valleywood 
subdivision, south of Star Farms, and approximately 430 feet west of Nelson's Landing 
Street. 
 
The applicant has submitted concurrent applications to rezone the 106-acre tract from 
County G-1, General Agriculture District, to R-1, Single-Family Residential District, and 
to Preliminary Plat the subdivision.  The proposed Preliminary Plat will create 286 
single- family lots and eight (8) common tracts.  Access to the subdivision will be from 
Marlatt Avenue and Valleywood Drive in the Valleywood Subdivision in Riley County. 
 
When considering an annexation request, the Manhattan Urban Area Planning Board 
shall make a recommendation on the proposed annexation based on the Comprehensive 
Plan for the Manhattan Urban Area, the Growth Vision, and the Capital Improvements 
Program (CIP).   
 

FUTURE LAND USE MAP OF THE COMPREHENSIVE PLAN 
 

The Future Land Use Map of the Northeast Planning Area shows the approximate east 
half and a small area in the northwestern corner of the tract as Residential Low Medium 
(RLM) and the west half as Residential Medium High (RMH). 
 
 
 
 



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.  
 
The 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.  
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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.  
 
Based on a note on the Preliminary Plat, the proposed R-1 District net density is 2.7 
dwelling units per net acre.  The RLM and RMH policies indicate that single-family 
dwellings are acceptable uses.  The proposed annexation of the Northwing Addition is in 
general conformance to the Comprehensive Plan. 
 
 

GROWTH VISION       
 

The proposed annexation conforms to the policy directions provided by the Manhattan 
Urban Area Growth Vision, adopted in 2003 in the Comprehensive Plan.  The site is in a 
growth corridor. The Growth Vision reflects the values of the community and its vision 
for annexation, growth and development.  The Growth Vision includes a community 
purpose statement that recommends the incorporation into the City of those areas that are 
physically, socially, and economically a part of the City.  Further, the Growth Vision 
encourages orderly, contiguous growth and expansion into areas that can be serviced with 
City services. 

 
CAPITAL IMPROVEMENTS PROGRAM  

 
The site is within the Urban Service Area and can be served by public improvements, 
including street, water, fire service and sanitary sewer.  Marlatt Avenue is currently being 
improved by a road construction project by Riley County.  An improvement project for 
Casement Road has been submitted for the 2009 Capital Improvement Program. 
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ALTERNATIVES 
 

It appears the MUAPB has the following alternatives concerning the issue at hand.  The 
Board may: 
 
1.  Recommend approval of the annexation of Northwing Addition, based on 

conformance with the Future Land Use Map of the Comprehensive Plan for the 
Manhattan Urban Area and the City of Manhattan, Kansas, the Growth Vision, and 
the Capital Improvements Program (CIP). 

2.  Recommend denial of the annexation of Northwing Addition, for specifically stated 
reasons. 

3.  Table the annexation of Northwing Addition to a specific date, indicating the reasons 
for tabling. 

 
RECOMMENDATION 

  
City Administration recommends approval of the annexation of Northwing Addition, 
based on conformance with the Future Land Use Map of the Comprehensive Plan for the 
Manhattan Urban Area and the City of Manhattan, Kansas, the Growth Vision, and the 
Capital Improvements Program (CIP). 
 
 
 

POSSIBLE MOTION 
 

 
The Manhattan Urban Area Planning Board recommends approval of the annexation of 
Northwing Addition, based on conformance with the Future Land Use Map of the 
Comprehensive Plan for the Manhattan Urban Area and the City of Manhattan, Kansas, 
the Growth Vision, and the Capital Improvements Program (CIP). 
 
 
 
 
 
04142 
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STAFF REPORT 
 
 
ON AN APPLICATION TO REZONE PROPERTY 
 
 
FROM:  County G-1, General Agricultural District. 
 
TO: R-1, Single-Family Residential District. 
 
APPLICANT:  Frey Property Development Corporation 
 
ADDRESS: 219 Wava Avenue, Niceville, FL 32578 
 
OWNERS:  Anders Trust, Isaac W. Anders and Janet J. Anders 
 
ADDRESS: 14 Roadrunner Trail, Placitas, NM 87043 
 
LOCATION: generally located approximately 1,400 feet east of the Marlatt Avenue and Tuttle 
Creek Boulevard intersection. The tract is along the north side of Marlatt Avenue, along the east 
side of Tuttle Creek Residence subdivision, Colonial Gardens Trailer Court and Valleywood 
subdivision, south of Star Farms, and approximately 430 feet west of Nelson's Landing Street. 
 
AREA: approximately 106 acres 
 
DATE OF PUBLIC NOTICE PUBLICATION: April 1, 2008 
 
DATE OF PUBLIC HEARING:  PLANNING BOARD:  April 21, 2008 
                                                        CITY COMMISSION:  May 6, 2008 
 
EXISTING USE: Row crop, agricultural land 
 
PHYSICAL AND ENVIRONMENTAL CHARACTERISTICS: The site is generally flat, 
row crop land.  The site drains in three directions using shallow swales that ultimately drain in to 
the Marlatt Ditch.  The western edge of the site drains to a swale along the western property line, 
the southeast portion of the site drains directly into the Marlatt Ditch, and the northeast portion 
drains into a channel that runs along the common boundary of the property to the north (Star 
Farms). 
 
SURROUNDING LAND USE AND ZONING: 
 
(1)  NORTH: Row crop agricultural land; G-1, General Agricultural District. 
 
  
(2)  SOUTH:  Two (2) residential dwellings and outbuildings used for service commercial 

business, Marlatt Avenue (2-lane, rural arterial), Marlatt drainage ditch, Eisenhower Middle 
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School, Eisenhower Baseball Complex, single-family, two-family, and multi-family 
residential dwellings; County A-2, Single-Family Residential, County G-1, General 
Agriculture District, County C-4, Highway Business District,  R-1, Single-Family 
Residential District, R-2, Two-Family Residential District, R-3, Multi-Family Residential 
District and Residential PUD. 

   
(3)  EAST:  Vacant industrial land, single-family dwellings and vacant agricultural land; County 

D-2, Light Industrial District, A-2, Single-Family Residential District, and G-1, General 
Agriculture District. 

 
(4)  WEST: Industrial use, multi-family residential dwellings, manufactured home park and 

single-family dwellings; County D-2, Light Industrial District, City Residential PUD, R-5, 
Manufactured Home Park, County A-2, Single-Family Residential District, County B-1, 
Two-Family Residential District and County Residential PUD. 

 
GENERAL NEIGHBORHOOD CHARACTER:  The site is on the north east edge of the City 
limits located in an area with a mix of residential uses and agricultural land.  To the south and 
west of the site are predominately residential uses with a manufactured home park (Colonial 
Gardens trailer court) and multi-family dwellings (Tuttle Creek Residence) to the west and 
single-family, two-family and multi-family dwellings to the south in the Brookfield, Northview 
and Prairie Lakes developments.  The Eisenhower Middle School and Eisenhower Baseball 
Complex are also located to the south.  The area to the north and east of the site is predominately 
vacant, row crop agriculture land.  The Nelson’s Landing neighborhood, a low density, 
residential development in Riley County, is located to the east. 
 
SUITABILITY OF SITE FOR USES UNDER CURRENT ZONING:  The site is suitable for 
permitted uses of the County G-1 District, 
 
COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY PROPERTIES AND 
EXTENT TO WHICH IT MAY HAVE DETRIMENTAL AFFECTS:  
Additional light, noise, and traffic can be expected as a result of the rezoning, but should not 
adversely impact neighboring properties. The proposed R-1 District adjoins existing R-1 District 
areas to the south of Marlatt Avenue. There are also similar residential uses outside of the City 
limits in the Valleywood Subdivision, which is adjacent to the proposed subdivision.   Concerns 
were raised that an adverse impact would be created by the increase in traffic along Valleywood 
Drive from the proposed subdivision into the established neighborhood of Valleywood.  
Collapsible bollards are proposed to be installed in the center of Valleywood Drive at the 
property line to prevent traffic from entering the Valleywood neighborhood and still provide 
emergency access. 
 
CONFORMANCE WITH COMPREHENSIVE PLAN:       
The Future Land Use Map of the Northeast Planning Area shows the approximate east half and a 
small area in the northwestern corner of the tract as Residential Low Medium (RLM) and the 
west half as Residential Medium High (RMH). 
RLM policies include: 
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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 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.  
 
Based on a note on the Preliminary Plat, the proposed R-1 District net density is 2.7 dwelling 
units per net acre.  The RLM and RMH policies indicate that single-family dwellings are 
acceptable uses.  The proposed rezoning of the Northwing Addition is in general conformance to 
the Comprehensive Plan.
 
ZONING HISTORY AND LENGTH OF TIME VACANT AS ZONED: The site has 
remained vacant and zoned County G-1 for approximately 30 years.  
 
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 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. Lots in the proposed Northwing Addition range from 7,998 square feet in 
area to 26,582 square feet in area.  All lots exceed minimum lot size requirements of the R-1 
District.  
 
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 would accomplish compared to the hardship to the public. 
 
ADEQUACY OF PUBLIC FACILITIES AND SERVICES: Adequate public streets, sanitary 
sewer, storm sewer, and water are available to serve the site. 
 
OTHER APPLICABLE FACTORS: A Preliminary Plat was submitted by the applicant, which 
will be considered at the April 21, 2008 Manhattan Urban Area Planning Board meeting. 
 
STAFF COMMENTS:       
 
City Administration recommends approval of the proposed rezoning of Northwing Addition 
from County G-1, General Agriculture, to R-1, Single-Family Residential District. 
 

ALTERNATIVES: 
 

1.  Recommend approval of the proposed rezoning of Northwing Addition from County G-1, 
General Agriculture, 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. 
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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 
Northwing Addition from County G-1, General Agriculture, to R-1, Single-Family Residential 
District, based on the findings in the Staff Report.  
 
PREPARED BY: Chad Bunger, Planner      
 
DATE: April 4, 2008 
  
CB/vr 
08025 



INTER-OFFICE MEMORANDUM 
DATE: April 11, 2008 

TO: Steve Zilkie, AICP, Senior Planner 
 
FROM: Robert K. Ott, P.E., City Engineer 

RE: Northwing Addition – Stormwater & Transportation 

 
Transportation Network 
 
Capacity Analysis: The developer’s consultant prepared a preliminary traffic report that 
indicates impacts to the surrounding transportation network related to the development. The 
proposed development will increase the average daily traffic count by 1936 trips per day on 
Marlatt Avenue. However the overall level of service along Marlatt Avenue will continue to be 
adequate with the current two lane facility and meet the Manhattan Area Transportation Strategy 
criteria as set forth and adopt by the City Commission.  
 
Public Works Administration has request that an additional 40 feet of right-of-way be dedicated 
to the City of Manhattan for future expansion of Marlatt Avenue to accommodate a five lane 
roadway segment with sidewalks on both sides. The current project under way by Riley County 
will construct a two lane roadway with a sidewalk along the entire south side of Marlatt Avenue.  
 
Public Works Administration concurs with a three lane wide roadway on the north leg of the two 
intersections of Northwing Drive and Matter Place Drive of Marlatt Avenue.  
 
Public Works Administration has expressed concern with the multiple horizontal curves of the 
roadway and having permitting parking on both sides of the roadway. Traditional 31 foot back to 
back streets have been allowed to have parking on both sides. City Engineer reserves the 
authority to limit parking to one side should problems be brought forth by future home owners 
and motorists. Schwab-Eaton did provide an auto-turn analysis that demonstrated that the curves 
can be negotiated by emergency vehicles.  
 
Active and Future Transportation Projects:  

1. US-24 & Marlatt Intersection improvements will begin in the winter of 2008. Funding 
from KDOT and the Federal Government has been secured to offset the cost of this 
significant project.  

2. Casement Road is up for consideration in the 2009 Capital Improvements Program which 
will be taken under consideration by the City Commission starting in May of 2008. At 
this time Federal and State Grants have not been received nor awarded. 

 



City Administration accepts the transportation impact study report with no exceptions as 
provided to us by Schwab Eaton – Engineers Surveyors, PA. on January 11, 2008 which was 
professionally sealed and sign by Licensed Engineer in the State of Kansas.  
 
Stormwater Drainage Analysis 
 
Storm Drainage Report: The developer’s consultant prepared a drainage analysis of the 
proposed development that predicts minimum impact to the upstream and downstream drainage 
structures. City Administration accepts the stromwater drainage impact study without exception 
to the report that was provided to the City of Manhattan by Schwab Eaton – Engineers 
Surveyors, PA on March 14, 2008 which was professionally sealed and sign by Licensed 
Engineer in the State of Kansas. 
 
Storm Drainage Discussion Points:  
This development will construct a series of drainage basins and dry ponds that will detain the 
water to minimize the discharge rates. Schwab-Eaton has provided analysis that demonstrates 
that discharge rates can be reduced to be less for the developed condition then the current 
conditions.  
 
The site plan recommends three major discharge points:  

1. North East – Stormwater will traverse east towards Casement Road and then to Big Blue 
River. The post condition is reduced by (-28 cfs, -73 cfs, -79 cfs) (2yr, 10yr, 100 yr storm 
events) 

2. South East  - Stormwater will traverse south into Marlatt Ditch and then into the Big Blue 
River ( +8 cfs, -11 cfs, -43 cfs) (2yr, 10yr, 100 yr storm events)  

3. South West – Stormwater will traverse south into Marlatt Ditch and then into the Big 
Blue River (-0 cfs,-1 cfs, -0 cfs) (2yr, 10yr, 100 yr storm events) 

 
The minor increase in discharge rates have been reviewed by the City’s Consultant for the 
Marlatt Drainage Ditch Project and those flows will be added into the analysis and compensated 
for in our design for this project.  
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4-103. R-1. Single-Family Residential District.  The R-1, Single-Family Residential 
District is designed to provide a dwelling zone at a density no greater than 
one dwelling unit per 6,500 square feet. 

(A) Permitted Uses. 

(1) Churches, chapels, temples and synagogues. 

(2) Group Homes. 

(3) Parks and playgrounds. 

(4) Schools. 

(5) Single-family detached dwellings. 

(B)  Conditional Uses. 

(1) Bed and Breakfast Homes. 

(2) Bed and Breakfast Inns. 

(3) Golf courses, including accessory clubhouses and driving ranges.  

(4) Group day care centers and nursery schools. 

(5) Health, fitness and service clubs. 

(6) Hospitals and nursing homes. 

(7) Lodging/boarding houses. 

(8) Nonprofit Social Service Facilities. 

(9) Public Utilities, such as electrical or telephone substations, that 
are not owned or operated by a municipality; where employees 
are generally not present; and that are in or near the area they are 
designed to serve. 

(C) Lot Size Requirements. 

(1) Minimum lot area: 

(a) Single-family detached dwellings:  6,500 square feet in 
area. 

(b) All other permitted and conditional uses: 10,000 square 
feet in area. 
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(2) Minimum lot width: 

(a) Single-family detached dwellings:  Fifty (50) feet. 

(b) All other permitted and conditional uses: Seventy-five 
(75) feet. 

(3) Minimum lot depth:  100 feet. 

(D) Bulk Regulations. 

(1) Maximum structure height:  Thirty-five (35) feet. 

(2) Yard requirements: 

(a) Minimum front yard:  Twenty-five (25) feet on all sides 
abutting a street. 

(b) Minimum side yard: 

(1) Residential Buildings:  Eight (8) feet on each side 
of the zoning lot. 

(2) All other permitted and conditional uses:  Fifteen 
(15) feet on each side of the zoning lot. 

(c) Minimum rear yard:  Twenty-five (25) feet. 

(3)   Maximum lot coverage:  Thirty-five (35) percent. 

(E)  Use Limitations. 

(1) Bed and Breakfast Homes.  

(a) Inspections: Bed and Breakfast Homes shall be inspected 
by all applicable agencies prior to occupancy, and shall be 
subject to an annual inspection by all applicable agencies.  

(b) Prohibited Accessory Uses: Uses such as receptions, 
meetings, weddings, parties or the serving of meals to 
persons other than overnight guests, which are conducted 
in association with a Bed and Breakfast Home, shall be 
prohibited. 

(2) Bed and Breakfast Inns. 

(a) Accessory Uses:  Uses such as receptions, meetings, 
weddings, parties, or the serving of meals to persons other 
than overnight guests of the Inn, may be considered by the 



Board of Zoning Appeals as part of the Conditional Use 
Permit review, provided that adequate off-street parking, 
and other facilities, are available, and that the functions 
offered to non-overnight guests terminate no later than 10 
P.M. 

(b) Guest Rooms:  Guest rooms may consist of a single room, 
or suite, but in no instance shall there be more than a total 
of nine (9) guest sleeping rooms.  The owner’s residence 
shall not be included in the calculation of sleeping rooms. 

(c) Inspections:  Bed and Breakfast Inns shall be inspected by 
all applicable agencies prior to occupancy, and shall be 
subject to an annual inspection by all applicable agencies. 

(d) Licensing:  A city lodging license and a food 
establishment license shall be required. 

 



 
 
3. CONSIDER THE ANNEXATION OF A 106-ACRE TRACT OF LAND FOR 

THE PROPOSED NORTHWING ADDITION, GENERALLY LOCATED 
APPROXIMATELY 1,400 FEET EAST OF THE MARLATT AVENUE AND 
TUTTLE CREEK BOULEVARD INTERSECTION ALONG THE NORTH 
SIDE OF MARLATT AVENUE, ADJOINING TUTTLE CREEK RESIDENCE 
SUBDIVISION, COLONIAL GARDENS TRAILER COURT AND 
VALLEYWOOD SUBDIVISION, SOUTH OF STAR FARMS, AND 
APPROXIMATELY 430 FEET WEST OF NELSON'S LANDING STREET. 
(OWNER: ANDERS TRUST, ISAAC W. ANDERS AND JANET J. 
ANDERS/APPLICANT: FREY PROPERTY DEVELOPMENT CORPORATION) 

 
4. A PUBLIC HEARING TO CONSIDER THE REZONING OF THE 

PROPOSED NORTHWING ADDITION, GENERALLY LOCATED 
APPROXIMATELY 1,400 FEET EAST OF THE MARLATT  AVENUE AND 
TUTTLE CREEK BOULEVARD INTERSECTION ALONG THE NORTH 
SIDE OF MARLATT AVENUE, ADJOINING TUTTLE CREEK RESIDENCE 
SUBDIVISION, COLONIAL GARDENS TRAILER COURT AND 
VALLEYWOOD SUBDIVISION, SOUTH OF STAR FARMS, AND 
APPROXIMATELY 430 FEET WEST OF NELSON'S LANDING STREET, 
FROM COUNTY G-1, GENERAL AGRICULTURAL DISTRICT, TO R-1, 
SINGLE-FAMILY RESIDENTIAL DISTRICT. (OWNER: ANDERS TRUST, 
ISAAC W. ANDERS AND JANET J. ANDERS/APPLICANT: FREY PROPERTY 
DEVELOPMENT CORPORATION)

 
5. A PUBLIC HEARING TO CONSIDER THE PRELIMINARY PLAT OF THE 

NORTHWING ADDITION, A 106-ACRE TRACT OF LAND TO CONSIST 
OF 286 SINGLE-FAMILY RESIDENTIAL LOTS AND EIGHT (8) COMMON 
TRACTS, GENERALLY LOCATED APPROXIMATELY 1,400 FEET EAST 
OF THE MARLATT AVENUE AND TUTTLE CREEK BOULEVARD 
INTERSECTION ALONG THE NORTH SIDE OF MARLATT 
AVENUE, ADJOINING TUTTLE CREEK RESIDENCE SUBDIVISION, 
COLONIAL GARDENS TRAILER COURT AND VALLEYWOOD 
SUBDIVISION, SOUTH OF STAR FARMS, AND APPROXIMATELY 430 
FEET WEST OF NELSON'S LANDING STREET. (OWNER: ANDERS 
TRUST, ISAAC W. ANDERS AND JANET J. ANDERS/APPLICANT: FREY 
PROPERTY DEVELOPMENT CORPORATION) 

 
Kratochvil and Reynard stepped down on items 3, 4 and 5, due to conflicts of interest. 
 
Bunger presented the Staff Reports on all three items, indicating that City 
Administration recommended approval of the annexation, based on conformance with 
the Comprehensive Plan; recommended approval of the rezoning, based on the 
findings in the Staff Report; and recommended approval of the Preliminary Plat, 
based on conformance with the Manhattan Urban Area Subdivision Regulations, with 
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two conditions applicable to the Preliminary Plat: 
 

1. The two requested Variations shall be approved, and 
2. Northwing Addition shall be annexed and rezoned, as proposed.   

 
Hill asked how wide the streets will be. Bunger indicated there will be 31-foot wide 
streets in 60-foot wide rights-of-way. 
 
Rolley asked for clarification of the two requested variations on the Preliminary Plat.  
 
Bunger explained that the variations to allow longer block lengths on two streets and 
provision of eyebrow cul-de-sacs were necessary, due to the unique coving design of 
the development. 
 
Ham asked about access to the north and Valleywood.   
 
Bunger explained that the Plat provides three future access points to the property to 
the northeast and the connection into Valleywood, which Riley County wanted to be 
limited to emergency vehicles only by use of bollards. 
 
Rolley opened the public hearing. 
 
Greg Anders, Frey Property Development Corporation, indicated that he and his 
brothers, Doug and Max, were available for questions, as well as their consultants 
from Schwab-Eaton. 
 
Hill asked for an explanation of the drainage plan. 
 
Leon Brown, Schwab-Eaton, provided an overview of the watershed and proposed 
drainage plan for the development.  He said there is considerable pass-through runoff 
through the development site from the agricultural lands to the north. He said there 
are three discharge areas planned, one at the southwest corner that takes water from 
Valleywood to the Marlatt ditch; a second at the southeast corner of the site that takes 
water from the development through a series of on-site dry detention basins, then 
under McCall Road to the Marlatt ditch; and a third at the northeast corner of the site 
that takes water from the agricultural lands to the north, and some from the 
development in certain overflow conditions, and directs it into an existing ditch that 
passes through the northern end of Nelson’s Landing.  Brown explained that the post-
development rates of runoff are reduced significantly compared to the existing 
conditions at the northeast and southeast discharge points.  For a 100 year storm event 
the rates were reduced from 372 cfs, to 293 cfs and from 86 cfs, to 43 cfs 
respectively.  He said their modeling also takes into account the flows in the Marlatt 
ditch. 
 
Rolley asked for an explanation of the proposed coving design for the development. 
 



Kirk Hoke, Schwab-Eaton, explained that coving provides a layout of curved streets 
that has more curb-appeal because houses don’t all line up on each other and there are 
varied setbacks along the streets that provide a feel of more open space and larger 
lots.  He said all the setbacks would be equal to, or greater than the minimum 25 foot 
front yard requirement.  He said the design allows for fewer cross-streets and more 
“T” intersections which are safer, and reduces the amount of street paving necessary 
to serve the proposed development by about 38 percent when compared to typical 
layouts. This results in reduced costs for construction, maintenance, and snow 
removal; lower specials, less impervious area, less storm water runoff; and fewer cul-
de-sacs, which are inefficient.  He said most lots back up to open space and streets are 
less dominated by garages, due to the varied setbacks and curvilinear street layout. 
 
Hill asked about traffic impacts of the coving design.  Hoke indicated the curvilinear 
street layout helps to act as a traffic calmer and should reduce vehicle speeds and 
improve safety.  
 
Rolley expressed concern about the large number of lots, 100 plus, along Northwing 
and the number of cars that will have to pass Lot 9 to get to their house to the north 
because there is no other access point.  
 
Hoke said in the future there is potential access to Barn and Casement Roads to the 
north. However at this point in time, access is limited as there is no access to the west 
because of the private streets in Colonial Gardens and no access into the apartment 
community to the southwest. There is no access to the northwest into Valleywood, 
due to Riley County’s concern about those substandard streets handling more traffic 
in that neighborhood.  In meetings with the Township, County, City and emergency 
personnel, it was decided to allow a controlled emergency access at that location.  He 
said it is a nine-phase development, and the northern end would be the last phase. 
 
Diane Novak, 11330 Military Trail Road, St. George, asked about the Bicycle Master 
Plan and what accommodations for bicyclists have been made on the streets in the 
development, given that there will be parking on both sides of the streets.  She asked 
how children will get to school and if there would be bike paths.  She said sidewalks 
should not be used by bicyclists. 
 
Hoke said that the 31-foot wide streets are the typical width in Manhattan and that 
there are no plans for bicycle paths. However, he said the common areas will be 
connected with about 4-foot wide shallow concrete pilot channels for the detention 
basins. He said these could be used by children during dry periods to shortcut through   
the common areas and not utilize the sidewalks. 
 
Bunger said the proposed route shown in the Bicycle Master Plan for this area would 
be along Marlatt Avenue, which is not proposed to be annexed at this time.  He said 
the policy statements in the Bicycle Master Plan indicate that local streets be used as 
“share-the-road” facilities.  He said the interior streets of the development meet the 
policies of the Bicycle Master Plan and meet the engineering standards.  



 
Ott said the minimum radiuses for curves have been met.  He indicated that the 
Bicycle Master Plan identifies the Linear Trail along Marlatt Avenue and that the 
necessary right-of-way for the Linear Trail has been set aside on the south side of the 
Marlatt ditch. In addition, the County’s construction of Marlatt Avenue includes a 
sidewalk along the south edge of Marlatt Avenue. The intersection of US 24 and 
Marlatt Avenue will include a Linear Trail tunnel under US 24 to accommodate 
pedestrians and bicycles.  He said if in the future it is decided to provide bike lanes 
along the 31-foot wide streets in this development, then parking will need to be 
removed, so there are tradeoffs that will need to be considered.  
 
Winslow added that it was the intent of the Bicycle Master Plan that on local streets it 
would be a shared use plan on low volume 31-foot wide streets and that bicycle 
traffic is allowed along with vehicular traffic. She said it doesn’t necessarily warrant a 
separate bicycle lane.  
 
Bunger said the proposed development meets the Comprehensive Plan, engineering 
designs and Bicycle Master Plan and does not warrant anything higher than a shared 
use approach.  
 
Joe Knopp represented Mel Vanderstelt who owns the property to the east of the 
proposed development, which is zoned county industrial.  He said there is an issue 
with sanitary sewer manholes in the area that are located in the ditch and have 
potential infiltration and capacity problems.  He said adding this development to the 
system is an issue that the City will need to address at some point. He also addressed 
the status of Julie Lane, which has been dedicated across Mr. Vanderstelt’s tract from 
Nelson’s Landing and could give the residents on Nelson’s Landing a second access 
out. He said there should be more than one way out of a development and connecting 
Julie Lane to the proposed development could address the block length issue in the 
development and provide a second access for Nelson’s Landing. He said it is a policy 
issue that should be considered to not have each development stand alone. 
 
Steven Jones, 1188 Julie Lane, said he agreed with Knopp that Julie Lane goes 
nowhere. He said they would like to be a part of the growth in the area and asked how 
soon the development would begin. 
 
Greg Anders indicated the first phase of 31 lots would be done as soon as possible 
and the remainder would be based on market conditions.    
 
Jones suggested waiting on the development, until the Marlatt Avenue improvements 
are completed.  He questioned if there was a need for 286 more houses and asked if 
traffic impacts on the area have been considered. He asked when construction on the 
Marlatt Avenue - US 24 intersection would begin. 
 
Ott said there is an October 2008 bid date to start construction of the intersection. 
 



Jones asked that the development wait until the intersection is done. He said he has 
lived there for fourteen years raising three kids, one of which put a car in the ditch.  
He there a numerous accidents at that intersection and locating another 286 families 
in the area is playing Russian roulette. He asked that consideration be given to 
connecting Julie Lane to the proposed development, to provide a second access for 
Nelson’s Landing. 
 
Paul Irvine, 3370 Casement Road, expressed concern about drainage and the amount 
of water that will flow through his farm land. He appreciated the developers’ and 
engineers’ efforts and expense in addressing drainage and said that if it works like 
they say it will and the figures are accurate then things should be alright and not 
adversely affect neighbors.  He said he is not opposed to the development if there is 
no reshaping, or modification that will be required on his land, and that water flows 
do not change as it goes across his property. 
 
Responding to citizen questions, Hoke indicating the development will be phased 
starting with 31 lots, not all 286 lots at once.  He said benefit districts still have to be 
formed and construction plans prepared, and that utilities and streets have to be put in 
which will all take time.  He said Marlatt Avenue is to be completed in July, long 
before the development ties streets to it and the Marlatt intersection will be under 
construction. He said the timing of the development and Marlatt Avenue will be 
good.  He said their traffic impact analysis determined that Marlatt Avenue and US 
24 can handle the increased traffic and that levels of service will be good.  He said 
they looked at connecting Julie Lane to the development; however it is bad planning 
to connect a singe family neighborhood into an industrial zone. He said the 
connection also did not appear to be that much of a benefit to the Nelson’s Landing 
neighborhood, as it would be a longer route to Marlatt Avenue. 
 
Rolley closed the public hearing.  
 
Hill said he was somewhat torn about making the Julie Lane connection; however he 
said it doesn’t make sense to connect an industrial area to a residential area. He said 
the tract was not very usable as industrial and asked Knopp to comment.  
 
Knopp said Mr. Vanderstelt has had the tract zoned industrial for a long time and was 
not sure what land uses would develop around it, so he didn’t want to give it up.  It’s 
a very narrow strip between to residential areas and was once an air strip. He said 
they don’t know what they will use it for, but that it is looking more likely to be used 
for residential, than for industrial.  Drainage from Star Farms crosses the northern end 
of the tract and he was glad to hear that the proposed development could reduce that 
impact.  Knopp said the tract has limited use, but that Julie Lane could help provide 
access. He was not asking Northwing to solve his development problems, but 
suggested the Board should consider access to adjoining tracts.   
 
Hill agreed the Planning Board generally tries to provide connectivity and access 
between adjacent areas.  However, he was concerned about potential impacts of an 



industrial area connecting to a residential neighborhood.  He said it didn’t appear that 
the tract was wide enough to accommodate a street for residential development.  
 
Meredith agreed with Hill’s comments regarding Julie Lane connection. 
 
Zilkie cited the Manhattan Zoning Regulation’s restriction on access to commercial 
and industrial tracts from a residential area and noted a similar situation involving the 
Eureka Addition industrial park, which was required to plat no access onto an 
adjoining pre-existing public street in a residential area.  He said the Subdivision 
Regulations have a strong emphasis on connectivity between adjoining areas and the 
proposed development does provide three future access points northward to the 
adjoining land and to Valleywood for the emergency access.  
 
Rolley agreed it is a difficult issue to resolve. She appreciated the applicant’s efforts 
to be creative and use concepts not familiar to the community. She is familiar with the 
coving technique and has concerns about access issues. She said the winding streets 
of the coving technique provide a reputation for good traffic calming and creating a 
certain quality of life.  However, the varied setbacks typical of coving are not being 
emphasized very much in this proposal. She was concerned that over a hundred 
households would be traveling on Northwing, to a dead-end area at the north end of 
the development.  She said future potential connections are provided, however the 
one existing connection point to Julie Lane is not being used as a through street, as 
requested by one of the residents in the area. She wanted to be supportive of 
innovative ideas, however was concerned about the impact on the health, safety and 
welfare of the community. 
 
Hill asked if the applicant is opposed to connecting to Julie Lane.   
 
Ott informed the Board that the western portion of the Julie Lane right-of-way is not 
actually a constructed street and would not connect to the site. 
 
Hill said while he wanted to provide connectivity, he was concerned about the 
county’s industrial zoning on the adjoining tract.  He could not support the connection 
and agreed with the applicant and city staff.   
 
Ott indicated that the specifications used for constructing Nelson’s Landing were 
probably similar to those for Valleywood’s streets.  The Board may be faced with the 
same situation if the County Engineer says he doesn’t want connectivity due to street 
conditions.  Ott was concerned that the County Engineer has not has the opportunity 
to weigh-in on this issue.   
 
Kohlmeier questioned if the Board could address the Julie Lane connection, if it is not 
brought as part of the application they are considering, beyond just saying the Board 
might consider looking at it in the future. 
 
Hill agreed that the Board could not insure Julie Lane’s connection to the proposed 



development even if they approved of it. 
 
Rolley said it is an annexation issue where many of the surrounding tracts are still in 
county and it will come up sooner or later.  She asked for clarification between the 
front yard setbacks shown on the Preliminary Plat at 25 feet, and the diagram shown 
during the hearing with greater coving setbacks. 
 
Hoke said the Preliminary Plat does not show the coving setbacks that are shown on 
the diagram and which are part of the private covenant deed restrictions. He said the 
City preferred that the greater “private setbacks” not be shown on the Preliminary 
Plat, since 25 feet is the minimum setback under the zoning. 
 
Rolley said the coving setbacks are a big part of the design and asked if the restrictive 
covenants will be part of the Final Plat, so there would insurance that the coving 
setbacks would be followed.  
 
Bunger said the covenants would be filed with the Final Plat, but they are private 
restrictions and not enforced by the City. 
 
Rolley said that while it is the intention of the developer to follow the coving 
setbacks, they are not being required through the Plat. She said without following the 
setbacks that go along with the coving street layout, it results in bad developments 
which she has seen examples of in other communities. 
 
Kohlmeier asked if the Board could make the coving setbacks a condition of approval 
of the Preliminary Plat.   
 
Zilkie informed the Board that if it approves an unusual setback as a part of the Plat, 
the Board will need to cite the applicable section of the Subdivision Regulations it is 
relying on to impose the condition.  
 
Rolley asked why the development was not proposed as a Planned Unit Development 
(PUD), so the varying setbacks could be required as part of the development.  
 
Zilkie said the applicants had not proposed a PUD, which requires a much greater 
level of information to be submitted, including building and landscaping designs.  He 
said they might be able to plat greater setbacks than required by the zoning district, 
but it would still be up to the developer to insure that homes are built accordingly. It 
still doesn’t address the issue of conditioning approval of the Preliminary Plat. 
 
Rolley said the applicant is asking for substantial variations from the Subdivision 
Regulations for the development and there needs to be insurance that the rational for 
the variations can be carried out.  She asked how to insure that the proposed concept 
will actually be built.  
 
Hoke said they are not opposed, if staff can identify a way to require that the greater 



setbacks are followed.   
 
Hill said there are many areas with restrictive covenants controlling development that 
have been approved, so the Board’s condition could be to follow the covenant that is 
filed with the Final Plat.  
 
Rolley said the covenants would only be enforceable by the residents in the 
development and not the city. 
 
Cattell confirmed that the City usually is not a party to private covenants except in 
some specific situations where it needs to be party to them, such as with maintenance 
of drainage basins.  Cattell said it is difficult for the Planning Board to require a Final 
Plat that doesn’t conform with the Preliminary Plat.  He suggested the applicant may 
want to submit a revised Preliminary Plat.   
 
Rolley asked if the Board could approve the Preliminary Plat on the condition that a 
revised Preliminary Plat be submitted showing the coving setbacks. 
 
Cattell said that conditions placed on the Preliminary Plat by the Board need to relate 
as best as possible to the variations necessary for the unique coving layout. 
 
Zilkie suggested the Board could cite Section 10-301(A)(1) of the Subdivision 
Regulations relating to block configurations, which provides “for adequate building 
sites suitable for the special needs of the type of use contemplated”.  
 
Cattell suggested the applicants could submit a revised Preliminary Plat along with 
the Final Plat.  
 
Anders agreed that was acceptable and that following the coving setbacks was a key 
to a successful development. They had planned to file the setbacks through the private 
covenant. 
 
Cattell said the covenants would still need to be filed with the Final Plat, and that 
with submission of a revised Preliminary Plat showing the coving setbacks, the 
covenants would no longer conflict. 
 
Hill moved that the Planning Board recommend approval of the annexation of the 
106-acre tract of land for Northwing Addition, generally located north of Marlatt 
Avenue, based on the findings in the Staff Report and conformance with the 
Manhattan Urban Area Comprehensive Plan. 
 
The motion was seconded by Ham and passed on a vote of 5-0. 
 
Hill moved that the Planning Board recommend approval of the proposed rezoning of 
Northwing Addition from County G-1, General Agricultural District, to R-1, Single-
Family Residential District, based on the findings in the Staff Report. 



 
The motion was seconded by Kohlmeier and passed on a vote of 5-0. 
 
Hill moved that the Planning Board approve the Preliminary Plat of Northwing 
Addition, based on conformance with the Manhattan Urban area Subdivision 
Regulations, with the two conditions recommended by City Administration (i.e. 1. 
The requested variations shall be approved; 2. Northwing Addition shall be annexed 
and rezoned as proposed), and adding a third condition that: to insure the 
development is carried out as proposed, a revised Preliminary Plat shall be submitted 
with the Final Plat reflecting the coving setbacks that are necessary to provide 
adequate building sites, as per Section 10-301(A)(1) of the Subdivision Regulations.  
 

 



PROJECT CHRONOLOGY 
NORTHWING ADDITION 

 
 

April 21, 2008 Manhattan Urban Area Planning Board holds public hearing and 
considers annexation, rezoning and Preliminary Plat of the 
Northwing Addition. MUAPB recommends approval of 
annexation and rezoning to R-1 District, and approves 
Preliminary Plat with three conditions. 

 
May 6, 2008 City Commission approves first reading of ordinances annexing 

and rezoning of the Northwing Addition. 
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