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City Council Agenda 
 

City Council Chambers 
214 SE 8th Street  

Topeka, Kansas 66603 
 

December 10, 2013 

6:00 PM 

Mayor: Larry E. Wolgast  

Councilmembers

Karen A. Hiller District No. 1 Chad Manspeaker District No. 6

John Campos II District No. 2 Elaine Schwartz District No. 7

Sylvia E. Ortiz District No. 3 Nathan Schmidt District No. 8

Denise Everhart District No. 4 Richard Harmon District No. 9

Michelle De La Isla District No. 5   

 

City Manager: Jim Colson 

 

Addressing the Council: No person shall address the Council during a Council 

Meeting, unless they have notified the City Clerk by 5:00 P.M. on the day of any 

Council Meeting of their desire to speak on a specific matter on the published 

meeting agenda or during the public comment portion of the Council Meeting. 

This limitation shall not apply to items added during the course of a meeting. 

The Council does not take action with respect to any subject not on the agenda 

unless added to the agenda by a two-thirds vote of the Council 

Persons addressing the City Council will be limited to four (4) consecutive minutes of 

public address on a particular agenda item. Debate, question/answer dialogue or 

discussion between Councilmembers will not be counted towards the four (4) minute 

time limitation. The Chair may extend time with the unanimous consent of the Council 

or the Council by affirmative vote of five (5) members may extend the four (4) minute 

limitation. 

Persons will be limited to addressing the City Council one (1) time on a particular 

matter unless otherwise allowed by an affirmative vote of five (5) members of the City 

Council. 

Citizens wishing to offer Public Comment may sign up by phoning the City Clerk’s 

office at 368-3940. 

To make arrangements for special accommodations please call 785-368-3940. A 48-

hour advance notice is preferred.

The Federal Communications Commission (FCC) has adopted use of the 711 dialing code 

for access to Telecommunications Relay Services (TRS). TRS permits persons with a 

hearing or speech disability to use the telephone system via a text telephone (TTY) or other 

device to call persons with or without such disabilities. To reach the City Clerk’s office using 

the TRS, please dial 711.  

 



 

 

 Back  Print  

(Agendas are available on Thursday afternoon in the City Clerk’s office, 215 SE 7th – Room 

166 and on the City’s web site at http://www.topeka.org) 

 

INVOCATION:  

PLEDGE OF ALLEGIANCE:  

1. PROCLAMATIONS:  
    "None scheduled at this time."

 

2. PRESENTATIONS:  
    "Troy Scroggins: YWCA Girls on the Run" 
    "2013 Project Update (Streets and Infrastructure)" 
    "2014 Capital Improvement Program and Budget Review"

 

3. ROLL CALL:  

4. CONSENT AGENDA:  

 

A. Board Appointment - Metropolitan Topeka Airport Authority  
 
BOARD APPOINTMENT recommending the appointment of Joseph Wrona to the 
Metropolitan Topeka Airport Authority for a term ending November 30, 2016.  
(Council District No. 9) 

 

ATTACHMENTS 

 B. MINUTES of the regular meeting of December 3, 2013  
 

 

 C. APPLICATIONS:  
 

 

5. PUBLIC HEARINGS:  

 

A. Public Hearing and Appropriation Ordinance - 2013 Budget Amendment  
 
A PUBLIC HEARING for the purpose of hearing and answering objections of 
taxpayers relating to the proposed amended use of funds, amending the 2013 
City of Topeka Operating Budget. 
 
AN APPROPRIATION ORDINANCE introduced by City Manager Jim Colson, 
approving and adopting certain amendments to the operating budget for the 
City of Topeka for the year 2013, and appropriating the amounts for the purpose 
as set forth therein.  Final Reading.  
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval would increase the 2013 Adopted Budget by $910,000 in additional 
expenditures to be funded by current revenue or fund balances.) 

 

ATTACHMENTS 

6. UNFINISHED BUSINESS:  

A. Ordinance - 2014 Downtown Business Improvement District Service Fee  
 
AN ORDINANCE introduced by City Manager Jim Colson, amending City of 
Topeka Code Section 3.40.030, establishing a service fee levy for 2014 relating 

 

ATTACHMENTS 



 

to the Capital City Downtown Business Improvement District and specifically 
repealing said original section.  Final Reading. 
 
Voting Requirement:  Majority vote of the Governing Body, including the Mayor. 
 
(Approval would authorize the continued imposition of business improvement service 
fees on businesses located within the Capital City Downtown Business Improvement 
District. No fee increase has been proposed for 2014.) 

 

B. Ordinance - Special Street Sales Tax/Capital Improvement Fund  
 
AN ORDINANCE introduced by City Manager Jim Colson, designating the 
Special Street Sales Tax Fund (Fund 292) as a multi-year capital improvement 
fund pursuant to K.S.A. 12-1,118 and amendments thereto.  Final Reading. 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval will designate the half-cent sales tax fund as a multi-year capital 
improvement fund which will allow the City a broader spectrum of investment 
opportunities which may generate a better return on the fund proceeds.)   

 

ATTACHMENTS 

7. NEW BUSINESS:  

 

A. Project Budget and Resolution - Zoo Perimeter Fence Project No. T-301031.01 
Phase 2  
 
A PROJECT BUDGET in the amount of $141,179 and A RESOLUTION introduced 
by City Manager Jim Colson, authorizing Improvement Project No. T-301031.01 
which provides for Phase 2 of the zoo perimeter  fence as more specifically 
described herein, all pursuant to Section A12-1 of the Code of the City of 
Topeka. 
 
(Approval would authorize completion of construction of a perimeter fence as required 
by the U.S. Department of Agriculture - Animal and Plant Health Inspection Service.) 

 

ATTACHMENTS 

 

B. Applications - Retail Cereal Malt Beverage and Scrap Metal Dealers License  
 
APPROVAL of Retail Cereal Malt Beverage and Scrap Metal Dealers License 
Applications.  
 
Voting Requirement:  Majority vote of the Governing Body, including the Mayor.  
 
(Retail Cereal Malt Beverage License applications and Scrap Metal Dealer 
applications must be approved by the governing body prior to issuance of the 
licenses.)  

 

8. ZONING:  

 

A. Resolution - Dillon House LLC (CU13/5)  
 
A RESOLUTION introduced by City Manager Jim Colson, in accordance with 
Section 18.130.030(c) of the Topeka Municipal Code, approving a Conditional 
Use Permit to allow for a Reception, Conference, and Assembly Facility and 
Food Service Facility on property zoned “O&I-2” Office and Institutional District 
and located at 404 SW 9th Street in the City of Topeka, Kansas. (CU13/5) 
(Council District No. 1) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow the historic Dillon House to be used for publicly and privately 
arranged receptions, conferences and meetings with food and beverage service.) 

 

ATTACHMENTS 

B. Ordinance - Topeka Planning Commission (HL07/03A)  
 

 

ATTACHMENTS 



 

AN ORDINANCE introduced by City Manager Jim Colson, removing the "HL" 
Historic Landmark zoning overlay on property presently zoned "M-1/HL" Two-
Family Dwelling District and Historic Landmark, located at 1600 SW Harrison 
Street in the City of Topeka, Kansas, pursuant to City of Topeka Code Section 
18.255. Final Reading.  (HL07/03A) (Council District No. 1) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would remove historic landmark overlay zoning to the property located at 
1600 SW Harrison Street.) 

9. FIRST READINGS:  

 

A. Ordinance - David H. Stevens; Robert J. Stevens; and MLW LLC (PUD13/2)  
 
AN ORDINANCE introduced by City Manager Jim Colson, amending the “District 
Map” referred to and made a part of the Zoning Ordinances by Section 18.50.050 
of the Topeka Municipal Code, by providing for certain changes in zoning on 
property located at 1700 SW Buchanan and 1113-1115 SW 17th Street from “”M-
1” Two-Family Dwelling District TO “PUD” Planned Unit Development District 
(“C-1” Commercial uses with residential occupancy, “O&I-2” Office and 
Institutional District, “M-1” Two-Family Dwelling District on 1700 SW Buchanan 
and 1113-1115 SW 17th Street and a vehicle surface parking lot as a principal 
use on 1113-1115 SW 17th Street.  First Reading.  (PUD13/2) (Council District No. 
3) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow the properties at 1700 SW Buchanan and 1113-1115 SW 17th 
Street to develop for mixed use development including C-1 commercial uses with 
residential occupancy, offices, duplexes, or off-street parking.) 

 

ATTACHMENTS 

 

B. Ordinance - Shunga Multipurpose Trail Extension Project No. 30127-12  
 
AN ORDINANCE introduced by City Manager Jim Colson, amending and 
authorizing the project budget for Improvement Project No. 30127-12, which 
provides for the design and construction to extend the existing Shunga 
Multipurpose Trail, as more specifically described herein and repealing City of 
Topeka Ordinance No. 18721.  First Reading.  (Council District Nos. 7 and 8)  
 
(Approval would authorize the extension of the Shunga Multipurpose Trail near SW 
Fairlawn Road and SW 29th Street. The City's portion of the project funding is 
$105,000 of General Obligation Bonds, $970,000 of Kansas Department of 
Transportation Enhancement Grant funds, and $225,000 of Shawnee County Parks 
and Recreation Department funds for a total project budget of $1,300,000.  This 
project is included in the 2003 and 2005 Capital Improvement Budget.) 

 

ATTACHMENTS 

 

C. Ordinance - Laird Noller Ford/ U.S.D. 501 (PUD13/3)  
 
AN ORDINANCE introduced by City Manager Jim Colson, amending the “District 
Map” referred to and made a part of the Zoning Ordinances by Section 18.50.050 
of the Topeka Municipal Code by providing for certain changes in zoning on 
property located in the southwest quadrant of SW 21st Street and SW Topeka 
Boulevard from “C-4” Commercial District and “M-1” Two-Family Dwelling 
District ALL TO “PUD” Planned Unit Development District (“C-4” Commercial 
and “C-3” Commercial use groups).  First Reading.  (PUD13/3) (Council District 
No. 3) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow expansion of car sales facilities for Laird-Noller Ford vehicle 
dealership.) 

 

ATTACHMENTS 



 

D. Ordinance - Historic North Topeka East Neighborhood Plan (CPA13/2)  
 
AN ORDINANCE introduced by City Manager Jim Colson, pertaining to an 
amendment to the text and map of the Topeka Comprehensive Plan for the 
Historic North Topeka Neighborhood Plan.  First Reading.  (CPA13/2)  
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval adopts the Historic North Topeka East Neighborhood Plan as an element of 
the City's Comprehensive Plan and recommends SORT target area improvements.) 

 

ATTACHMENTS 

10. MISCELLANEOUS:  

 
-  
  

 

11. PRESENTATIONS BY THE CITY MANAGER, MAYOR AND MEMBERS OF 
THE COUNCIL:

 

 
-  
 

 

12. PUBLIC COMMENT:  

 
-  
  

 

13. ADJOURNMENT:  

 
-  
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
    "None scheduled at this time."

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 

    "Troy Scroggins: YWCA Girls on the Run" 
    "2013 Project Update (Streets and Infrastructure)" 
    "2014 Capital Improvement Program and Budget Review"

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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November 18, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Mayor Larry Wolgast DOCUMENT #:

SECOND PARTY/SUBJECT: Metropolitan Topeka 
Airport Authority

PROJECT #:

CATEGORY/SUBCATEGORY 006 Communication / 005 Other

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
BOARD APPOINTMENT recommending the appointment of Joseph Wrona to the Metropolitan Topeka 
Airport Authority for a term ending November 30, 2016.  (Council District No. 9)

POLICY ISSUE:

The Metropolitan Topeka Airport Authority has the responsibility for development, improvement, operation and 
maintenance of public airport facilities in the city of Topeka and Shawnee County.

STAFF RECOMMENDATION:

Mayor Wolgast is recommending the appointment of Joseph Wrona for a three-year term ending November 30, 
2016. This would be Mr. Wrona’s first term.

BACKGROUND:

This is a five member statutory board created by K.S.A. 27-327, et seq., wherein the Mayor recommends and the 
Council has final approval. Three members shall be registered voters and city residents who are appointed by the 
mayor with the approval of the City Council. Two members shall be Shawnee County residents residing out of the 
Topeka city limits and appointed by the County Commission.  All appointees will serve three-year terms and not 
serve more than three consecutive terms. 

BUDGETARY IMPACT:

There is no budgetary impact to the City.

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

JWrona_application_MTAA 

 

Item #6



Attachment number 1 \nPage 1 of 3



Attachment number 1 \nPage 2 of 3



Attachment number 1 \nPage 3 of 3



  
A Capital City Government Working For You�  

www.topeka.org  

Council Action Form 
 

Council Chambers  
214 SE 8th Street  

Topeka, Kansas 66603 

 Back  Print 

 

November 25, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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November 25, 2013 

 DATE: December 10, 2013

CONTACT PERSON: DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

POLICY ISSUE:

STAFF RECOMMENDATION:

BACKGROUND:

BUDGETARY IMPACT:

SOURCE OF FUNDING:

ATTACHMENTS:

No Attachments Available 
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November 27, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Pam Simecka DOCUMENT #:

SECOND PARTY/SUBJECT: Budget Amendment 
Ordinance

PROJECT #:

CATEGORY/SUBCATEGORY 004 Budgets or Appropriations / 001 Operating Budget - City

CIP PROJECT: No

ACTION OF COUNCIL: First Reading 12-03-13 JOURNAL #: 13

PAGE #:

DOCUMENT DESCRIPTION:

 
A PUBLIC HEARING for the purpose of hearing and answering objections of taxpayers relating to the 
proposed amended use of funds, amending the 2013 City of Topeka Operating Budget. 
 
AN APPROPRIATION ORDINANCE introduced by City Manager Jim Colson, approving and adopting 
certain amendments to the operating budget for the City of Topeka for the year 2013, and 
appropriating the amounts for the purpose as set forth therein.  Final Reading.  
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval would increase the 2013 Adopted Budget by $910,000 in additional expenditures to be funded by 
current revenue or fund balances.)

POLICY ISSUE:

Cities are authorized by K.S.A. 79-2929a to amend budgets to spend money not in the original budget.  The 
additional expenditures cannot be financed by additional tax levy. 
 
The policy question is whether to increase the total expenditures of the 2013 Adopted Budget. 

These actions would benefit the city and/or residents: 

1. Fees for holiday decorations are taken out of increased BID revenue funds rather than out of the 
general fund as in previous years.  

2. The Employee Separation Benefit Fund is a pro-active action to help fund the expected peak of 
retirement/layoff costs over the next few years.  

3. The KP&F Equalization Fund is projected to have higher than anticipated retirements; therefore, 

 

Item #9



increase in budget would help this fund not go over budget.  
4. Fees for Community Improvement District were collected via sales tax in the district.  This is simply 

creating a fund to pass the collections on to the developer as agreed upon.  

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance.

BACKGROUND:

The Downtown Business Improvement District with a change in their rates this year generated more revenue 
than originally budgeted; therefore, an additional $30,000 is being requested. The Downtown Business 
Improvement District would like to request additional budget authority to allow the BID to pay for the putting 
up of the Christmas lights downtown instead of taking it from General Fund.      
 
Employee Separation Benefit Fund is the fund that was established as a result of the Council approving the 
sale of GO Bonds to supplement the payment of final costs for retiring and laid-off employees. This is a new 
fund.  An amendment of $600,000 in new budget authority is being requested that was not originally 
budgeted.  
 
KP&F Equalization Fund is the fund established to pay the penalty for police officers and firefighters who 
retire and their final payout exceeds 15% of their average salary.  This fund already has expenditures of 
$166,613 and staff feels there will be more retirements that would cause the City to pay this penalty; 
therefore, an additional $200,000 is being requested to pay the penalty for expected retirements for the 
balance of 2013. 
 
Community Improvement District Fund was established as a result of Council approving Holliday Square for 
this program. The developer has submitted and the City has certified expenditures totaling 
$1,612,007.91. The budgeted authority will allow the City to reimburse the Developer their costs through the 
additional sales tax received from this district. Since the Holliday Square District is new, the City did not  
budget the expenditures to reimburse the developer for 2013.  The request of $80,000 is to allow the City to 
pay reimbursements to the Developer during the 2013 from the sales taxes received by the City. 
 
Scheduled Interfund Transfers anticipated by the FY2013 budget.  The Council approved an additional one-
cent levy of Transient Guest Tax to support the Sunflower Soccer Development.  TGT funds collected will be 
used to pay special assessment bonds issued by the City for the project.  The City anticipates collecting 
$260,000 in TGT proceeds and are requesting to transfer those funds to the General Bond and Interest 
Fund to be used to offset the debt service costs for the project.  The City will only transfer an amount 
permitted by the original FY2013 spending authority as outlined in City ordinance.  

BUDGETARY IMPACT:

All of these amendments would increase the authorized 2013 budget.  The 2013 revenue would be used for 
the new expenditures or the fund balance would be used. 
 
Downtown Business Improvement District Fund:  $30,000 
Employee Separation Fund: $600,000 
KP&F Equalization Fund: $200,000 
Community Improvement District Fund: $80,000 
General Bond and Interest Fund Transfer: $260,000

SOURCE OF FUNDING:

Downtown Business Improvement District - Additional revenue received in 2013. 
 
Employee Separation Benefit Fund - Additional bonding revenue received in 2013.      
 
KP&F Equalization Fund - Fund balance will be used. 
 
Community Improvement District - New revenue received in 2013.

ATTACHMENTS:

Public Hearing Notice Item #9



Budget Amendment Summary and Fund Sheets 

Ordinance 
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Budget'Amendments'for'2013'Operating'Budget'
Most%years,%the%City—like%many%other%communities%in%Kansas—amends%its%operating%budget%to%address%

situations%that%would%potentially%push%actual%expenditures%above%budgeted%authority.%The%paragraphs%below%

summarize%the%amendments%proposed%for%the%FY13%Adopted%Budget.%

Downtown'Business' Improvement'District' (216)% –% This% is% a% fund% supported% solely% by% fees% imposed% at% the%

request% of% businesses% in% the% central% business% district% at% the% request% of% those% businesses.% We% request% an%

additional% $30,000% in% budget% authority% funded% from% the% additional% revenue% generated% this% year% due% to%

changes%in%fees%charged%to%businesses.%This%additional%expenditure%authority%would%allow%the%City%to%use%BID%

funds%rather%than%General%funds%to%pay%for%the%putting%up%the%holiday%lights%in%the%downtown%area.%%

Employee' Separation' Fund' (284)% –% This% is% a% new% fund% the%City% established%due% to% the% issuance%of% taxable%
bonds%this%fall%due%to%the%expected%peak%of%employee%separations%over%the%next%few%years.%This%fund%is%to%be%

used%to%pay%the%outstanding%balance%of%vacation,%sick%leave%and%compensation%time%at%the%time%of%separation.%

This%fund%was%not%established%at%the%time%of%the%2013%budget%approval%and%so%it%has%no%authorized%budget%for%

expenditures.% The%amendment% requests%$600,000% in%new%budget%authority,% financed% from%proceeds%of% the%

bonds,%and%to%be%used%as%necessary%to%cover%costs%of%separation%in%2013.%

KP&F'Equalization'Fund'(287)%–%This% fund% is%used%to%pay%the%penalty%assessed%by%the%KP&F%system%when%a%

member%of%a%certain%cohort%of%police%officers%or%firefighters%retire%and%their%final%payout%of%vacation%and%sick%

leave%results%in%an%increase%in%pension%payments%above%KP&F’s%actuarial%estimates.%So%far%this%year,%the%City%

has%already%paid%$166,613%to%KP&F%for%this%penalty.%We%request%additional%budget%authority%of%$200,000%to%

pay%the%penalty%for%expected%retirements%for%the%balance%of%2013.%This%increase%is%funded%by%moneys%on%hand%

(fund%balance).%The%fund%was%created%in%2004%with%proceeds%of%a%bond%issue.%

Community' Improvement' District' (294)% –% The% Council% authorized% a% CID% for% the% Holliday% Square% Shopping%
Center.%The%CID%created%an%additional%1%%sales%tax%on%any%sales%within%the%district%for%20%years.%The%developer%

provided%the%City%with%invoices%of%all%the%improvements%made%in%the%district%that%comply%with%state%law%and%

our%agreement%for%reimbursement.%As%the%sales%tax%receipts%come%in,%the%City%uses%the%sales%tax%receipts%to%

reimburse%the%developer%until%all% the%certified%costs%are%paid.%Since%Holliday%Square%District% is%new,%the%City%

did%not%budget%the%expenditures%to%reimburse%the%developer%for%2013.%The%request%for%$80,000%is%to%allow%the%

City%pay%reimbursements%to%the%Developer%during%2013%from%the%sales%taxes%received%by%the%City.%

%

Finally,%we%request%an%amendment%to%the%scheduled%interfund%transfers%anticipated%by%the%FY13%budget.%The%

Council% approved% an% additional% one[cent% levy% of% Transient% Guest% Tax% to% support% the% Sunflower% Soccer%

Development.%The%TGT%moneys%collected%will%be%used%to%make%payments%on%special%assessment%bonds%issued%

by% the%City% to% support% the%project.%We%anticipate% collecting% as%much%as% $260,000% in% TGT%proceeds% for% this%

purpose%in%FY13%and%desire%to%transfer%those%moneys%to%the%General%Bond%and%Interest%Fund%(Fund%301)%to%be%

used%to%offset%debt%service%costs%for%the%project.%We%will%only%transfer%an%amount%permitted%by%the%original%

FY13%spending%authority%in%this%fund.%
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City of Topeka, Kansas Operating Budget for Fiscal Year 2013
Summary of Resources and Appropriations

   Resources and Appropriations 2013 2013 Difference
Adopted Amended

216 DOWNTOWN IMPROVEMENT DISTRICT

FUND BALANCE, BEGINNING 32,957$                32,957$                

REVENUE:
SERVICE ASSESSMENT 161,384                196,217                34,833                

-                       -                       -                      
Subtotal Revenue 161,384                196,217                34,833                

TOTAL BALANCE AND REVENUE 194,341                229,174                34,833                

EXPENDITURES:
CONTRACTUAL SERVICES 166,217 196,217 30,000

TOTAL EXPENDITURES 166,217                196,217                30,000                
RESIDUAL EQUITY TRANSFER -                       -                       -                      
FUND BALANCE, ENDING 28,124$                32,957$                
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2

City of Topeka, Kansas Operating Budget for Fiscal Year 2013
Summary of Resources and Appropriations

   Resources and Appropriations 2013 2013 Difference
Adopted Amended

284  EMPLOYEE SEPARATION BENEFIT

FUND BALANCE, BEGINNING -$                      -$                      

REVENUE:
BOND PROCEEDS -                       5,058,353             5,058,353           

-                       -                       -                      
Subtotal Revenue -                       5,058,353             5,058,353           

TOTAL BALANCE AND REVENUE -                       5,058,353             5,058,353           

EXPENDITURES:
PERSONNEL SERVICES 0 600,000 600,000

TOTAL EXPENDITURES -                       600,000                600,000              
RESIDUAL EQUITY TRANSFER -                       -                       -                      
FUND BALANCE, ENDING -$                      4,458,353$           
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City of Topeka, Kansas Operating Budget for Fiscal Year 2013
Summary of Resources and Appropriations

   Resources and Appropriations 2013 2013 Difference
Adopted Amended

287  KP&F Fund

FUND BALANCE, BEGINNING 1,250,599$           1,250,599$           

REVENUE:
BOND PROCEEDS -                       -                       -                      

-                       -                       -                      
Subtotal Revenue -                       -                       -                      

TOTAL BALANCE AND REVENUE 1,250,599             1,250,599             -                      

EXPENDITURES:
PERSONNEL SERVICES 200,000 400,000 200,000

TOTAL EXPENDITURES 200,000                400,000                200,000              
RESIDUAL EQUITY TRANSFER -                       -                       -                      
FUND BALANCE, ENDING 1,050,599$           850,599$              
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City of Topeka, Kansas Operating Budget for Fiscal Year 2013
Summary of Resources and Appropriations

   Resources and Appropriations 2013 2013 Difference
Adopted Amended

294 CID 

FUND BALANCE, BEGINNING -$                      -$                      

REVENUE:
CID SALES TAX -                       80,000                  80,000                

-                       -                       -                      
Subtotal Revenue -                       80,000                  80,000                

TOTAL BALANCE AND REVENUE -                       80,000                  80,000                

EXPENDITURES:
PERSONNEL SERVICES 0 80,000 80,000

TOTAL EXPENDITURES -                       80,000                  80,000                
RESIDUAL EQUITY TRANSFER -                       -                       -                      
FUND BALANCE, ENDING -$                      -$                      
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City of Topeka 2013

Expenditure Receipt Actual Current Proposed Transfers
Fund Transferred Fund Transferred Amount for Amount for Amount for Authorized by

From: To: 2011 2012 2013  Statute

Transient Guest Tax Historic Asset Tourism 94,248 114,354 115,000 12-1697

Transient Guest Tax Capital Project 200,000 200,000 200,000 12-1118

Transient Guest Tax General 200,000 175,000 200,000 12-1697

NEW: Transient Guest Tax General Bond & Interest - - 260,000 12-1697

Totals 494,248 489,354 515,000
Adjustments 260,000

Adjusted Totals 494,248 489,354 775,000

Schedule of Transfers
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ORD/Amend 2013 Budget   11/26/2013  1 

(Published in the Topeka Metro News_______________________________.) 1 
 2 
 ORDINANCE NO. ____________ 3 
 4 
AN APPROPRIATION ORDINANCE introduced by Jim Colson, City Manager, approving 5 

and adopting certain amendments to the operating 6 
budget for the City of Topeka, for the year 2013, and 7 
appropriating the amounts for the purpose as set 8 
forth therein. 9 

 10 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 11 
 12 

Section 1. Amendments to the Budget incorporated by reference as a part of this 13 

Ordinance.  The amendments to the operating budget for the City of Topeka, Kansas, for 14 

the year 2013 as set forth in a document in the format prescribed by the Director of 15 

Accounts and Reports of the Kansas Department of Administration, as required by law, 16 

which has been published in a summary format together with a notice of public hearing, is 17 

hereby incorporated by reference as a part of this Ordinance with the same force and 18 

effect as if it were set forth herein in its entirety. 19 

Section 2. Addition of Authorized Transfer. The Schedule of Transfers related to 20 

the operating budget for the City of Topeka, Kansas, for the year 2013, as amended, is 21 

hereby incorporated by reference as a part of this Ordinance with the same force and 22 

effect as it if were set forth herein in its entirety. The Governing Body hereby approves and 23 

authorizes a transfer from the Transient Guest Tax Fund to the General Bond and Interest 24 

Fund of those moneys collected in support of debt service on the Sunflower Soccer facility, 25 

subject to the limits of the budget authority previously adopted for the Transient Guest Tax 26 

fund for the year 2013. 27 

Section 3. Amendments to the Budget approved and adopted.  The amendments 28 

to the operating budget as described and incorporated by reference in Sections 1 and 2 29 
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ORD/Amend 2013 Budget   11/26/2013  2 

above are hereby approved and adopted as amendments to the operating budget for the 30 

year 2013. 31 

Section 4. Funds appropriated by budget.  The amendments to the budget as 32 

approved and adopted herein shall constitute and shall be declared to be appropriations for 33 

the funds and departments as set forth therein, and the appropriations thus made shall not 34 

be used for any other purpose.  No money in any fund or fund type shall be used to pay for 35 

any indebtedness created in excess of the amount appropriated for such fund or fund type, 36 

or for the departments of such fund or fund type as referred to in the operating budget.  37 

The appropriations made herein are for the year 2013 and no expenditures shall be 38 

incurred as being authorized by such appropriations prior to January 1, 2013 or 39 

subsequent to December 31, 2013. 40 

Section 5. Budget amendments.  Any further amendment to the operating budget 41 

must be approved by the Governing Body and enacted in accordance with the provisions of 42 

K.S.A. § 79-2929a.  43 

Section 6. As used in this ordinance “fund” is defined as follows: 44 

Fund.  A fiscal and accounting entity with a self balancing set of accounts in which 45 

cash and other financial resources, all related liabilities and residual equities, or balances, 46 

and changes therein are recorded and segregated to carry on specific activities or attain 47 

certain objectives in accordance with special regulations, restrictions, or limitations. 48 

Section 7. The following fund types are authorized: 49 

Governmental (or statutory) Fund Type: including General Fund, Special Revenue 50 

Funds, Debt Service Funds, and Capital Projects Funds; Proprietary Fund Type: including 51 

Enterprise Funds and Internal Service Funds (fixed or flexible); and, Fiduciary Fund Type: 52 
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including Trust and Agency Funds.  This Ordinance applies to all funds as listed on the 53 

budget certificate and fund summary adopted and submitted to the county and state. 54 

Section 8. This Ordinance shall take effect and be in force from and after its 55 

passage, approval and publication in the official city newspaper. 56 

PASSED and APPROVED by the Governing Body on _______________________. 57 

 CITY OF TOPEKA, KANSAS 58 
 59 

60 
61 

        62 
Larry E. Wolgast, Mayor 63 

ATTEST: 64 
 65 
 66 
 67 
       68 
Brenda Younger, City Clerk 69 
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November 22, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Mary Feighny, Deputy 
City Attorney

DOCUMENT #:

SECOND PARTY/SUBJECT: Downtown Business 
Improvement District

PROJECT #:

CATEGORY/SUBCATEGORY 013 Ordinances - Codified / 002 Administration

CIP PROJECT: No

ACTION OF COUNCIL: First Reading 12-03-13 JOURNAL #: 13

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, amending City of Topeka Code Section 
3.40.030, establishing a service fee levy for 2014 relating to the Capital City Downtown Business 
Improvement District and specifically repealing said original section.  Final Reading. 
 
Voting Requirement:  Majority vote of the Governing Body, including the Mayor. 
 
(Approval would authorize the continued imposition of business improvement service fees on businesses 
located within the Capital City Downtown Business Improvement District. No fee increase has 
been proposed for 2014.)

POLICY ISSUE:

Approval would impose a business improvement service fee used to provide a variety of services to 
downtown businesses: landscaping and lighting between 4th and 10th Streets on S. Kansas Avenue, 
maintenance of improvements in City right-of-way in the district, programs to enhance downtown and 
promote economic development downtown. 

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance. 

BACKGROUND:

State law authorizes the imposition of service fees on businesses located within a business improvement 
district created by a City.  Topeka has established such a district downtown.  The fees are assessed based 
upon the square footage of the business. Up to 999 square feet, the fee is $60, over 1000 square feet, the 
rate is .0605 per square foot, with a cap of $13,000. 
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BUDGETARY IMPACT:

There is no budgetary impact to the City.

SOURCE OF FUNDING:

Not Applicable

ATTACHMENTS:

Ordinance 
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ORD/BID  fee 2014    10/31/2013 1 

(Published in the Topeka Metro News _______________________________________) 1 
 2 

ORDINANCE NO. _____________ 3 
 4 

AN ORDINANCE introduced by City Manager Jim Colson, amending City of Topeka 5 
Code § 3.40.030 establishing a service fee levy for 2014 relating to 6 
the Capital City Downtown Business Improvement District and 7 
specifically repealing said original section. 8 

 9 
 BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 10 
 11 
 Section 1. That section 3.40.030, Method of raising revenue, of The Code of 12 

the City of Topeka, Kansas, is hereby amended to read as follows: 13 

Method of raising revenue. 14 

(a) The method to be used to raise the funds necessary for the district shall 15 

be the levy of service fees upon all businesses located within the district, as defined by 16 

K.S.A. 12-1782(b), based on the number of square feet of floor area occupied by each 17 

business within the district. For the purposes of this chapter, the operation of multifamily 18 

residential property and the operation of structured parking facilities shall not be 19 

considered to be a business. 20 

(b) The service fees assessed shall be as follows: 21 

Number of square feet Rate 

0 – 999 $60.00 

1,000 plus $0.0605 per square foot 

However, the maximum service fee per business shall be $13,000 regardless of the 22 

number of square feet. 23 

(c) For the purposes of this chapter, the number of square feet of floor area 24 

occupied shall be determined as the total area designated for the exclusive use by the 25 
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ORD/BID  fee 2014    10/31/2013 2 

owner or tenants expressed in square feet and measured from the centerline of joint 26 

partitions and from outside wall faces. In the case of leased property, square feet of 27 

floor area occupied is considered that area for which tenants pay rent. In no event shall 28 

square feet of floor area occupied include public toilets, corridors, stairwells, elevators, 29 

mechanical equipment rooms, lobbies, mall areas, or hotel sleeping rooms. Further, in 30 

no event shall square feet of floor area occupied include area which is unusable, is not 31 

occupied due to applicable city codes, or is not in active use by a tenant. In the case of 32 

a building occupied by a single business, the gross floor area may be reduced by 33 

subtracting the actual measured square footage of excluded areas as defined in this 34 

section or by subtracting 15 percent of the gross floor area, whichever is greater. 35 

(d) Service fees under this section shall be levied for the year 20132014 and 36 

shall be due and payable in two semiannual installments. Service fees shall be deemed 37 

delinquent if not paid within 30 days of the due date provided for the second semiannual 38 

installment.  39 

 Section 2. That original § 3.40.030, of The Code of the City of Topeka, 40 

Kansas, is hereby specifically repealed. 41 

 Section 3. This ordinance shall take effect and be in force from and after its 42 

passage, approval and publication in the official City newspaper. 43 

Section 4. This ordinance shall supersede all ordinances, resolutions or rules, 44 

or portions thereof, which are in conflict with the provisions of this ordinance. 45 

Section 5. Should any section, clause or phrase of this ordinance be declared 46 

invalid by a court of competent jurisdiction, the same shall not affect the validity of this 47 

ordinance as a whole, or any part thereof, other than the part so declared to be invalid. 48 

49 

Attachment number 1 \nPage 2 of 3



ORD/BID  fee 2014    10/31/2013 3 

PASSED AND APPROVED by the Governing Body on _________________________. 50 
 51 
CITY OF TOPEKA, KANSAS 52 
 53 
 54 
 55 
__________________________________ 56 
Larry E. Wolgast, Mayor 57 

ATTEST: 58 
 59 
 60 
 61 
____________________________ 62 
Brenda Younger, City Clerk 63 
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November 22, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Jeff White, Interim 
Finance Director

DOCUMENT #:

SECOND PARTY/SUBJECT: PROJECT #:

CATEGORY/SUBCATEGORY 013 Ordinances - Codified / 002 Administration

CIP PROJECT: No

ACTION OF COUNCIL: First Reading 12-03-13 JOURNAL #: 13

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, designating the Special Street Sales Tax 
Fund (Fund 292) as a multi-year capital improvement fund pursuant to K.S.A. 12-1,118 and 
amendments thereto.  Final Reading. 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval will designate the half-cent sales tax fund as a multi-year capital improvement fund which will 
allow the City a broader spectrum of investment opportunities which may generate a better return on the 
fund proceeds.)  

POLICY ISSUE:

Approval would designate the special street sales tax fund as a multi-year capital improvement fund allowing 
the City a wider spectrum of investment possibilities which would generate increased revenue.

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance.

BACKGROUND:

State law authorizes the governing body to establish a capital improvement fund which funds public 
improvements pursuant to a multi-year capital improvement plan.   
 
The special street sales tax fund holds the proceeds from the half-cent sales tax that is collected to pay for 
repairs to existing streets, gutters, curbs, and sidewalks.  The current unexpected balance exceeds $13 
million.   Designating this fund as a multi-year capital improvement fund will give the City the ability to invest 
in a wider variety of investment options which is expected to double the expected return. 
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BUDGETARY IMPACT:

If approved, the fund would provide for revenue enhancements for the City.   

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

Ordinance 
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ORD/Street Sales Tax Fund designation 11/21/2013 1 

(Published in the Topeka Metro News ________________________________) 1 
 2 

ORDINANCE NO. _____________ 3 
 4 

AN ORDINANCE introduced by City Manager, Jim Colson, designating the Special 5 
Street Sales Tax Fund (Fund 292) as a multi-year capital 6 
improvement fund pursuant to K.S.A. 12-1,118 and amendments 7 
thereto. 8 

 9 
WHEREAS, the City maintains a five-year capital improvements plan setting forth 10 

the public improvement and infrastructure needs of the City on a prioritized basis, 11 

including projects financed with the City’s the 2009 citywide half cent sales tax which 12 

proceeds are used exclusively for the costs of maintenance and improvements of 13 

existing City streets, curbs, sidewalks, alleys, and street lighting; and 14 

WHEREAS, the special street sales tax fund (Fund 292) was created to hold the 15 

proceeds of such sales tax; and  16 

WHEREAS, K.S.A. 12-1,118 authorizes the governing body to establish by 17 

ordinance capital improvement fund for the purpose of funding the public improvements 18 

and infrastructure needs of the City; and   19 

WHEREAS, it will be beneficial to the City for budget management and 20 

investment management purposes to designate the special street sales tax fund (Fund 21 

292) as a multi-year capital improvement fund. 22 

 NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 23 

TOPEKA, KANSAS, that: 24 

 Section 1. It hereby designates the Special Street Sales Tax Fund (Fund 292) 25 

as a multi-year capital improvement fund within the meaning of K.S.A. 12-1,118 and 26 

amendments thereto. 27 
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Section 2. This ordinance shall take effect and be in full force immediately after 28 

its passage and approval. 29 

 PASSED AND APPROVED by the Governing Body on ____________________. 30 
 31 
CITY OF TOPEKA, KANSAS 32 
 33 
 34 
 35 
__________________________________ 36 
Larry E. Wolgast, Mayor 37 

 38 
ATTEST: 39 
 40 
 41 
 42 
_______________________________ 43 
Brenda Younger, City Clerk 44 
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February 1, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Brendan Wiley DOCUMENT #:

SECOND PARTY/SUBJECT: Fawn Moser/Zoo 
Security

PROJECT #: T-301031-01

CATEGORY/SUBCATEGORY 020 Resolutions / 004 Public Improvements

CIP PROJECT: Yes

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
A PROJECT BUDGET in the amount of $141,179 and A RESOLUTION introduced by City Manager 
Jim Colson, authorizing Improvement Project No. T-301031.01 which provides for Phase 2 of the zoo 
perimeter  fence as more specifically described herein, all pursuant to Section A12-1 of the Code of 
the City of Topeka. 
 
(Approval would authorize completion of construction of a perimeter fence as required by the U.S. 
Department of Agriculture - Animal and Plant Health Inspection Service.)

POLICY ISSUE:

U.S. Department of Agriculture - Animal and Plant Health Inspection Service - animal care subpart F- 
section 3.127 (d) states the facility must be enclosed by a perimeter fence of sufficient height; 8 feet for 
exhibitors that have potentially dangerous animals. Fence must be constructed so that it protects the 
animals in the facility by restricting animals and unauthorized persons from going through or under it and 
having contact with the animals in the facility, and so that it can function as a secondary containment system 
for the animals in the facility.

STAFF RECOMMENDATION:

Staff recommends the Council move to approve the project budget and resolution.

BACKGROUND:

During 2009 and 2010 the condition of the zoo's perimeter fence was cited by regulatory agencies as being 
non-compliant multiple times.  Phase 1, completed in 2011, replaced over half of the zoo's perimeter fence 
addressing non-compliant areas that could not be repaired or patched.  
 
This project represents Phase 2 of a two-part project consisting of replacing the perimeter fence around the 
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zoo to meet the regulatory standards set by the USDA and AZA.  
 
The fence will consist of a mow strip and 8-foot black vinyl coated fence fabric topped with three strands of 
barbed wire. Phase 2 fencing will be constructed in the same manner as fencing in Phase 1. The project 
would address areas on the north, east and west sides of the zoo that were not replaced during Phase 1. At 
the southwest corner of the zoo, the fence will move approximately 180 feet to the west. Approximately 
1,800 feet of this type of fence will be replaced or added. Phase 2 will also replace the aluminum ornamental 
fencing around the public entry with a more secure steel product and may allow for video surveillance of the 
entry zone. 
 
The fence is expected to have a working lifespan greater than 30 years; therefore, staff recommends 
pushing the fence approximately 180 feet to the west at the southwest corner of the zoo to facilitate future 
needs. 

BUDGETARY IMPACT:

The budget impact for construction is $141,179 paid through General Obligation Bonds.  This project 
will allow for some savings to the Public Works Facilities Division in both labor and parts relating to the 
current continuous maintenance of the existing fence. 

SOURCE OF FUNDING:

General Obligation Bonds

ATTACHMENTS:

Resolution 

Zoo Map of Perimeter Fence Project 

Project Budget 

Debt Service Sheet 
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IMPROV.PRJ/T-301031.01    11/22/2013 

 RESOLUTION NO. ____________ 1 
 2 

A RESOLUTION introduced by Jim Colson, City Manager, authorizing 3 
Improvement Project No. T-301031.01, which provides for 4 
Phase 2 of the zoo perimeter fence as more specifically 5 
described herein, all pursuant to Section A12-1 of the Code of 6 
the City of Topeka. 7 

 8 
BE IT RESOLVED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS, that it 9 

finds the following described public improvement to be necessary and in the public interest 10 

and does hereby authorize, pursuant to Section A12-1 of the Code of the City of Topeka, 11 

Improvement Project No. T-301031.01 with a project budget summarized herein and fully 12 

set forth on the attachment hereto: 13 

 A. GENERAL NATURE OF IMPROVEMENT: 14 
 15 

Phase 2 of a two part project consisting of replacing the perimeter fence 16 
around the zoo to meet the regulatory standards set by the USDA and AZA. 17 
The fence will consist of a mow strip and 8 foot black vinyl coated fence 18 
fabric topped with three strands of barbed wire.  Phase 2 fencing will be 19 
constructed in the same manner as fencing in Phase 1. This project will 20 
address areas on the North, East and West sides of the zoo. At the 21 
Southwest corner of the zoo, the fence will move approximately 180 feet to 22 
the West.  Approximately 1700 feet of this type of fence will be replaced or 23 
added. Phase 2 will also replace the aluminum ornamental fencing around 24 
the public entry with a more secure steel product and may allow for video 25 
surveillance of the entry zone. 26 
 27 

 B. ESTIMATED OR PROBABLE COST: 28 
 29 

$141,179 30 
 31 

 C. APPORTIONMENT OF COSTS: 32 
 33 

General Obligation Bonds or any other lawfully available funds 34 
 35 
 D. REIMBURSEMENT OF CAPITAL EXPENDITURES 36 

 37 
The City both reasonably expects and intends to finance the costs of said 38 
improvements from the proceeds of general obligation bonds of the City.  39 
The City does hereby express its official intent to reimburse any such capital 40 
expenditures made or obligations incurred by it on or after the date which is 41 
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60 days before the date of this Resolution from the proceeds of such bonds 42 
in the estimated maximum principal amount of $141,179.  The City will issue 43 
such bonds for such purposes  and make the reimbursements within 44 
eighteen (18) months after the date the expenditure to be reimbursed was 45 
paid or, if later, eighteen (18) months after the date on which the property 46 
resulting from the expenditure was placed in service.  Provided, that, in any 47 
event, the City must make the reimbursement allocation within three (3) 48 
years after the date the expenditure was paid.  This Resolution, as the 49 
expression of the governing body’s official intent regarding the matters 50 
described herein, is available for review on the City’s website or in the City 51 
Clerk’s office at City Hall during regular business hours. 52 

 53 
ADOPTED and APPROVED by the City Council ___________________________. 54 

CITY OF TOPEKA, KANSAS 55 
 56 
 57 
 58 
___________________________________ 59 
Larry E. Wolgast, Mayor 60 

ATTEST 61 
 62 
 63 
 64 
________________________________ 65 
Brenda Younger, City Clerk 66 
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October 21, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Brenda Younger DOCUMENT #:

SECOND PARTY/SUBJECT: Applications PROJECT #:

CATEGORY/SUBCATEGORY 006 Communication / 005 Other

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
APPROVAL of Retail Cereal Malt Beverage and Scrap Metal Dealers License Applications.  
 
Voting Requirement:  Majority vote of the Governing Body, including the Mayor.  
 
(Retail Cereal Malt Beverage License applications and Scrap Metal Dealer applications must be approved by the 
governing body prior to issuance of the licenses.) 

POLICY ISSUE:

Approval helps ensure businesses are in compliance with City regulations. 

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to approve the license application(s) as presented.

BACKGROUND:

Pursuant to K.S.A. 41-2702 as amended, license applications for retail cereal malt beverage must be approved by 
the governing body prior to issuance of the license. 
 
Pursuant to TMC 5.170.040 and L.2011, Ch. 86, Section 2, Scrap Metal Dealer applications have to be approved 
by the governing body prior to issuance of registration. 

BUDGETARY IMPACT:

Budgetary impact is based on the number of licenses issued.

SOURCE OF FUNDING:

City Clerk's Operating Budget

ATTACHMENTS:

No Attachments Available 
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November 18, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Bill Fiander/Bill 
Hoover

DOCUMENT #: CU13/5

SECOND PARTY/SUBJECT: Dillon House LLC PROJECT #: N/A

CATEGORY/SUBCATEGORY 020 Resolutions / 001 Special Permits

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
A RESOLUTION introduced by City Manager Jim Colson, in accordance with Section 18.130.030(c) of 
the Topeka Municipal Code, approving a Conditional Use Permit to allow for a Reception, 
Conference, and Assembly Facility and Food Service Facility on property zoned “O&I-2” Office and 
Institutional District and located at 404 SW 9th Street in the City of Topeka, Kansas. (CU13/5) (Council 
District No. 1) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow the historic Dillon House to be used for publicly and privately arranged receptions, 
conferences and meetings with food and beverage service.)

POLICY ISSUE:

The Governing Body has the following options to considered: 
  
(1) Adopt the recommendation of the Planning Commission by a majority vote (6) of the Governing Body.  
 
(2) Override the recommendation of the Planning Commission by a two-thirds majority vote (7) of the 
Governing Body. 
 
(3) Return the recommendation to the Planning Commission with a statement specifying the basis for the 
Governing Body's decision to approve or disapprove by a majority vote (6) of the Governing Body.

STAFF RECOMMENDATION:

Staff is recommending the Governing Body move to approve the resolution.
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BACKGROUND:

Approval allows for the re-use and rehabilitation of the historic Dillon House, located at 404 SW 9th Avenue.  
This proposal is in compliance with the Secretary of the Interior Standards for Historic Preservation for use 
as an office building, as well as, a reception and conference facility with limited food and beverage services 
for privately arranged events (i.e. weddings, receptions, conferences, meetings, State events, etc.) generally 
outside of normal business hours, a public weekend brunch, and smaller public events (i.e. art shows, 
recitals, poetry readings, etc.) during normal business hours.  All assembly, conferences, and receptions, 
including the weekend brunch, will be contained to the first floor only.  Food and beverage services 
(including alcohol sales and service) for the events and weekend brunch will be pre-arranged by caterer 
only.  The second and third floors will contain the principal use of offices.      
 
The Planning Commission and Topeka Planning Department have recommended approval. 

BUDGETARY IMPACT:

There is no budgetary impact to the City. 

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

Resolution 

Summary Report 

Staff report 

Aerial Map 

Zoning Map 

CUP site plan 

CItizen Participation report 

Citizen Participation presentation 

Citizen Participation sign in 

11-18-13 PC Minutes 
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CU13/5 
 

   RESOLUTION___________________ 

 

 CONDITIONAL USE PERMIT 
 
A RESOLUTION introduced by Jim Colson, City Manager in accordance with Section 18.130.030(c) of the 

Topeka Municipal Code (TMC), approving a Conditional Use Permit to allow for a Reception, 
Conference, and Assembly Facility and Food Service Facility on property zoned “O&I-2” 
Office and Institutional District and located at 404 SW 9th Street in the City of Topeka, 
Kansas.  (CU13/5) (Council District No. 1) 

 
BE IT RESOLVED by the Council of the City of Topeka, Kansas, that the application under the provisions of TMC 

18.130.030(c) approving a Conditional Use Permit to allow for reception, conference, and assembly facility and food 

service facility in the City of Topeka, Kansas, and legally described as: 

Lot 277, EXCEPT the North 32 inches thereof, and all of Lots 279, 281, 283, 285 and 287 on 
Harrison Street, and the Easterly one-half of the vacated alley adjacent to said Lots, Original 
Town of City of Topeka, Shawnee County, Kansas, more particularly described as follows:  
Beginning at the Southeast corner of said Lot 287; thence North 72 degrees 56 minutes 48 
seconds West, on the South line of said Lot 287, a distance of 160.57 feet to the center of 
said vacated alley; thence North 17 degrees 01 minutes 49 seconds East on the center of 
said vacated alley, a distance of 147.38 feet; thence South 72 degrees 56 minutes 39 
seconds East, a distance of 160.66 feet to the East line of said Lot 277; thence South 17 
degrees 03 minutes 52 seconds West, on the East line of said Lots 277, 279, 281, 283, 285 
and 287, a distance of 147.38 feet to the point of beginning. 

 
be, and the same is hereby approved, subject to: 

1. Use and development of the site in accordance with the approved Conditional Use Permit site plan and 

Operational Statement for Dillon House Rehabilitation.    

 
 
ADOPTED AND APPROVED by the Governing Body of the City of Topeka,  
 
___________________________, 2013. 

______________________________ 
                   Larry E. Wolgast, Mayor    

ATTEST: 
 
____________________________________ 
Brenda Younger, City Clerk  

Attachment number 1 \nPage 1 of 1



CITY OF TOPEKA PLANNING DEPARTMENT 

SUMMARY REPORT 

 

Re:      CU13/6 By:  Dillon House LLC 

The proposal is a request for a Conditional Use Permit to establish a Reception, Conference and 

Assembly Facility and Food Service Facility on property currently zoned “O&I-2” Office and 

Institutional District and located at 404 SW 9
th
 Avenue.     

Approval would allow for the re-use and rehabilitation of the historic Dillon House in compliance with 

the Secretary of the Interior Standards for Historic Preservation for use as an office building, as well as, a 

reception and conference facility with limited food and beverage services for privately arranged events 

(i.e. weddings, receptions, conferences, meetings, State events, etc.) generally outside of normal business 

hours, a public weekend brunch, and smaller public events (i.e. art shows, recitals, poetry readings, etc.) 

during normal business hours.  All assembly, conferences, and receptions, including the weekend brunch, 

will be contained to the first floor only.  Food and beverage services (including alcohol sales and service) 

for the events and weekend brunch will be pre-arranged by caterer only.  The second and third floors will 

contain the principal use of offices.     

The Planning Commission recommended the proposal be approved by a vote of 7-0-1 at its 

November 18, 2013 public hearing, as referenced in the attached minutes.  The Planning 

Department recommended the proposal be approved, as referenced in the attached staff report.  

As there are no outstanding issues, the Planning Department requests the Governing Body move 

to approve the resolution.   
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CONDITIONAL USE PERMIT REPORT 
 

CITY OF TOPEKA PLANNING DEPARTMENT 
 

 

CASE NO:  CU13/5        BY: Dillon House LLC 

 

 

PROPOSAL:  Requesting a Conditional Use Permit to establish a Reception, Conference and Assembly 

Facility and Food Service Facility that is subordinate and incidental to the Reception, Conference and 

Assembly Facility on property currently zoned “O&I-2” Office and Institutional District.     

 

LOCATION:  404 SW 9
th

 Avenue, northwest corner of SW Harrison and SW 9
th

 Avenue.   

 

PRESENT USE: Historic Dillon House (Listed on the State and National Registers) that was originally 

constructed as a single family residence in 1913 and has since been used as both an office and a non-

conforming Reception, Conference, and Assembly facility by the State of Kansas.  (The current CUP will 

bring this past use into compliance under current zoning requirements.) The entire three-store building 

comprises approximately 18,078 gross square feet (12,884 net square feet). The first floor comprises 

4,910 gross square feet.  The floor area to be used for offices and reception/assembly by the applicant 

(calculated for parking requirements) is 6,230 sq. ft. 

 

PROPOSED USE:   The re-use and rehabilitation of the existing building in compliance with the 

Secretary of the Interior Standards for Historic Preservation for use as an office building, as well as, a 

reception and conference facility with limited food and beverage services for privately arranged events 

(i.e. weddings, receptions, conferences, meetings, State events, etc.) generally outside of normal business 

hours, a public weekend brunch, and smaller public events (i.e. art shows, recitals, poetry readings, etc.) 

during normal business hours.  The area on the east side of the building that was historically the site of an 

outdoor pergola until the pergola was removed and the new addition added (i.e. as shown on the attached 

photos) will be removed and replaced with a glassed addition that is more in keeping with the Secretary of 

Interior standards.  All assembly, conferences, and receptions, including the weekend brunch, will be 

contained to the first floor only.   

 

Food and beverage services (including alcohol sales and service) for the events and weekend brunch will 

be pre-arranged by caterer only.   

 

CHARACTER OF NEIGHBORHOOD:  The subject property is within an area characterized by State 

office buildings in the vicinity of the Capitol Building and State Legislature and other institutional uses 

within the Capital Plaza Area of Downtown Topeka.  The State Docking Building is directly south of the 

subject property.  The State Insurance Commission is to the west (i.e. Historic Women’s Club Building).  

First Presbyterian Church is to the north of the subject property.    
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ZONING CLASSIFICATION AND USE OF SURROUNDING PROPERTIES: 

 

ZONING CLASSIFICATION                   PRESENT LAND USE 

 

North:  “O&I-2” Office and Institutional District   First Presbyterian Church  

South:  “O&I-2” Office and Institutional District   Docking Office Building                                                

East:                “O&I-2” Office and Institutional District  State of Kansas Capitol 

Building 

West:              “O&I-2” Office and Institutional District   Kansas Insurance Commission 

(Women’s Club building also 

listed on National Register) 

 

GUIDELINES FOR EVALUATION:  In considering an application for a conditional use permit, the 

Planning Commission and Governing Body, according to the zoning code, will give consideration to the 

following criteria in order to protect the integrity and character of the zoning district in which the 

proposed use is located; and to minimize adverse effects on surrounding properties and neighborhood, all 

conditional use permit applications shall be evaluated in accordance with the guidelines established in 

Chapter 18.215 of the Comprehensive Zoning Regulations of the Topeka Municipal Code. 

 

1. The conformance of the proposed use to the Comprehensive Plan and other adopted 

planning policies:  The subject property is located within the Downtown Core –Government 

Core area of the Downtown Topeka Redevelopment Plan. The Downtown Core is intended to 

be re-developed for a mix of uses. The Capitol District area of the Downtown Plan is intended 

for governmental agencies and other office and institutional uses that complement 

governmental uses in the Capital Plaza Area.  A reception, conference, and assembly facility 

that is intended to support governmental uses and encourage mixed-use activity in Downtown 

Topeka is in conformance to the plan. The re-use and rehabilitation of a National Register 

historic property for receptions, conferences, and assemblies with food and beverage service is 

consistent with both the Downtown Topeka Redevelopment Plan and Historic Preservation 

Plan, which encourage the adaptive re-use and rehabilitation of historic Downtown structures.       

 

2. The character of the neighborhood including but not limited to: land use, zoning, density, 

architectural style, building materials, height, structural mass, sitting, open space and 

floor-to area ratio: The subject property is within an area surrounded by State office 

buildings, directly adjacent to the State of Kansas Capitol Building, and other office and 

institutional uses (i.e. church).  The area is predominately zoned “O&I-2” Office and 

Institutional uses, which will remain as the principal use of the subject property. The subject 

property lies adjacent to the historic Women’s Club building (State Insurance Commissioner’s 

office), also listed on the Register of Historic Properties.  In addition to a single-family 

dwelling, the historic Dillon House was constructed in 1913 for the purpose of entertaining 

guests attending functions at the Capitol.  The rehabilitation of the Dillon House in compliance 

with the Secretary of Interior Standards for Historic Preservation will be compatible with the 

surrounding neighborhood, zoning, and land uses.  The exterior of the Dillon House will be 

modified by removing a previous addition that was made to the east side of the building and 
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replacing that with a new enclosed, glassed-in addition that is more in keeping with the 

original structure than the previous addition.   

  

3. The zoning and uses of nearby properties, and the extent to which the proposed use 

would be in harmony with such zoning and uses: The area is predominately zoned “O&I-2” 

Office and Institutional District and surrounded by such uses. The principal use of the property 

for an office building is not changing and will still predominately be used for office purposes. 

The subject property is immediately adjacent to the State of Kansas Capitol Building and the 

proposed subordinate use for a reception, conference, and assembly facility with limited food 

service would be in harmony with and complement other uses within the Capital Plaza Area of 

Downtown Topeka.   

 

4. The suitability of the property for the uses to which it has been restricted under the 

applicable zoning district regulations: The site’s present classification is consistent with the 

established pattern of zoning and land use in the area and, therefore, is viewed as suitable for 

uses to which it has been restricted.  However, there may be other uses appropriate to the 

property that allow for the building to be opened to the public on a limited basis considering 

the single-family residence was constructed in 1913 with the primary propose of entertaining 

guests.  The proposed use of the property for receptions, conferences, and assemblies and 

limited public events (i.e. weekend brunch) is in keeping with its historic purpose.  Food and 

beverage service will be limited to special pre-arranged events, except for the weekend brunch.  

The weekend brunch will be kept subordinate to the use of the reception, conference, and 

assembly facility by limited hours for the “brunch” (i.e. weekends, mid-day by definition of a 

“brunch”) and by the fact that pre-arranged catering only is permitted.    

 

5. The length of time the property has remained vacant as zoned:  The area has remained 

zoned for office and institutional uses as far back as zoning records indicate.  The existing 

building has been on the property since it was constructed in 1913 as a single-family residence 

and used for such purposes.  Since at least the 1940s, the subject property has been used as an 

office.  The property has also been used as an illegal, non-conforming Reception, Conference, 

and Assembly facility historically in the past by both First Presbyterian Church and the State 

of Kansas.  The requested CUP would bring this use into compliance with the current zoning 

code, which requires a reception, conference, and assembly facility to obtain a CUP in the 

“O&I-2” District.   

 

6. The extent to which the approval of the application would detrimentally affect nearby 

properties:  As conditioned by the permit, approval of the application should not have a 

detrimental effect upon nearby properties.    

         

7. The extent to which the proposed use would substantially harm the value of nearby 

properties:  With the implementation of the staff recommendations and conditions, the values 

of nearby properties should suffer no harmful effects by approval of the application.   The 

values of nearby properties may ultimately be increased by the rehabilitation and re-use of the 

historic building to the public’s benefit.       
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8. The extent to which the proposed use would adversely affect the capacity or safety of that 

portion of the road network influenced by the use, or present parking problems in the 

vicinity of the property:   As conditioned by the CUP and as indicated in the applicant’s 

“Operating Statement”, the proposed should not adversely affect the capacity of the road 

network or present parking problems in the vicinity.  The proposed use for a reception, 

conference, and assembly facility should not present parking problems in the area since the 

property is located in Downtown where a mixed use environment is encouraged and the use 

will generally serve patrons already attending meetings at the State Capitol and the 

surrounding offices without the need for parking on-site.  There is adequate on-street parking 

along SW Harrison to handle larger events that have the need for parking.     

 

9. The extent to which the proposed use would create excessive air pollution, water 

pollution, noise pollution or other environmental harm:  The proposed use will not cause 

environmental harm.  

 

10. The economic impact of the proposed use on the community: No detrimental economic 

impact to the community is anticipated.  There may be an improved economic benefit to 

Downtown Topeka by allowing a use that encourages evening and weekend activity in 

Downtown and also benefits the entire community by allowing the historic building to be 

rehabilitated and opened to the public on a limited basis.     

 

11. The gain, if any, to the public health, safety and welfare due to denial of the application 

as compared to the hardship imposed upon the landowner, if any, as a result of denial of 

the application:  There is more of a gain to the public health, safety, and welfare by approving 

the application as compared to a hardship imposed upon the landowner by denial of the 

application since denial would allow the historic building to be used for only private offices.    

The CUP for the reception, conference, and assembly facility allows the re-use of a Downtown 

historic building and, therefore, provides a benefit to the public health, safety, and welfare for 

Downtown and the community-at-large.     

     
COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS: The required off-street 

parking was calculated for the site based on the areas actually to be used for offices and the reception 

halls. These areas contain approximately 6,230 sq. ft., as indicated on the CUP site plan.  (First floor – 

Reception and Assembly hall, Second and third floors – Offices, and Basement – Kitchen used for caterer 

preparations, storage for offices, and an office exercise room). Twenty-two (22) total off-street parking 

spaces are provided, which is short three (3) spaces according to the zoning code. However, the Planning 

Director is allowed to grant a 25 percent variance to the off-street parking requirement if unique 

circumstances exist and sufficient parking exists.  Planning staff believes this variance is justified since it 

is needed to assist in the rehabilitation of a historic property in a Downtown mixed-use environment and 

because of the nature of the use itself. Most patrons are either already within the vicinity without an 

automobile or residing in a hotel overnight. There currently is sufficient on-street parking along SW 

Harrison to accommodate larger events. The applicant is also pursuing a shared parking agreement with 

First Presbyterian Church, who currently uses their parking lot for child care drop-off in the morning.  

The CUP indicates by note that events exceeding 100 people will generally be restricted to non-business 

hours.  The applicant is also improving the current parking lot arrangement by increasing the width of the 

stalls to 9 feet in width (standard) from the current 8 feet 6 inches and providing the required ADA 
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accessible spaces.  The two current diagonal spaces on the west side of the building will be changed to 

parallel spaces to provide better access from off the alley.  The existing parking lot configuration still 

enables two-way access into the lot, which is preferable considering the adjacent church’s use of the lot 

for child care drop on weekdays. (i.e. The applicant still plans on providing the two 10 ft. wide parking 

stalls adjacent to the ADA ramp used by the church.) 

  

Minimum Lot Area: Compliant – (7,500 sq. ft. minimum lot area) 

 

Setbacks:    Compliant – Consistent with the setbacks on the block. Exterior modifications will not be 

made that will alter the existing setbacks.  

 

Platting:    Compliant 

 

CONCERNS OF STAFF AND REVIEWING AGENCIES:  This request has been submitted to all 

applicable reviewing agency staff for consideration and comment.  

 

ADDITIONAL FACTORS: 

     1. Citizen Participation Process:  The applicant held a neighborhood information meeting on October 

14, 2013 after notifying property owners within 300 ft. and neighborhood organizations within ½ 

mile (Ward Meade, Historic Holliday Park, Central Park, and Old Town). The applicant’s report to 

the City is attached.   

     2. Capitol Plaza Area: Yes 

 3. Flood Hazard Area: N/A    

     4. Airport Hazard Area: N/A 

     5. Historic Properties: The subject property is listed on the National and State Registers of Historic 

Properties and rehabilitation is required to comply with the Secretary of the Interior Standards for 

Historic Preservation.  

 

 

STAFF RECOMMENDATION: 

 

Based upon the above findings and analysis planning staff recommends APPROVAL of this proposal, 

subject to:   
 

1.  Use and development of the site in accordance with the approved Conditional Use Permit site 

plan and operational statement for the Dillon House Rehabilitation.   

 

Prepared by: 

Annie Driver,  

Planner II 

 

  

Attachment number 3 \nPage 5 of 5



:

SW 9th ST

SW
 Ha

rri
so

n S
T

SW
 To

pe
ka

 BL
VD

SW 8th AVE

CU13/5 By: Dillon House LLC
City of Topeka Planning Department

SUBJECT 
PROPERTY

Docking Building State of Kansas
Capitol Building

Attachment number 4 \nPage 1 of 1



:

SW 9th ST

SW
 Ha

rri
so

n S
T

SW
 To

pe
ka

 BL
VD

SW 8th AVE

OI2

OI2

OI2

OI2

OI2

OI2

OI2

C4

OI2

OI2

C4

C4

C4C4

OI2

C4
C4
C4

HL_M3

CU13/5 By: Dillon House LLC
City of Topeka Planning Department

SUBJECT 
PROPERTYSW

 Ha
rri

so
n S

T

SW 9th ST

Attachment number 5 \nPage 1 of 1



c 
 2

01
3 

Tr
ea

no
r 

Ar
ch

it
ec

ts
, 

P.
A.

c  2013 Treanor Architects, P.A.

A
 C

on
di

tio
na

l U
se

 P
er

m
it 

fo
r 

th
e

D
ill

on
 H

ou
se

 R
eh

ab
ili

ta
tio

n
40

4 
S

W
 9

th
 S

tr
ee

t
To

pe
ka

, K
S

  6
66

12

A

1

D
A

TE
 P

R
IN

TE
D

:
W

ed
ne

sd
ay

, O
ct

ob
er

 2
3,

 2
01

3
LA

S
T 

S
A

V
E

D
:W

ed
ne

sd
ay

, O
ct

ob
er

 2
3,

 2
01

3
P

R
IN

TE
D

 B
Y

:
B

ria
nn

a 
M

cK
en

zi
e

- - -

Rel. Date: --.--.--

REVISIONS
Comment:

Date:
x --.--.--

Comment:

Date:

Comment:

Date:

Comment:

Date:

UNLESS A
PROFESSIONAL SEAL
WITH SIGNATURE AND
DATE IS AFFIXED, THIS
DOCUMENT IS
PRELIMINARY AND IS
NOT INTENDED FOR
CONSTRUCTION.

APPROVED BY:

Name: Date:

Name: Date:

Name: Date:--.--.--
--.--.--
--.--.--

- - -
- - -
- - -

2345

B

C

D

12345

A

B

C

D

October 24, 2013

1/16" = 1'-0"

ARCHITECTURAL
SITE PLAN

Attachment number 6 \nPage 1 of 1



Attachment number 7 \nPage 1 of 2



Attachment number 7 \nPage 2 of 2



Attachment "B"                                       

Citizen Participation Meeting Presentation

10/14/2013

1

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Saving a Topeka Landmark

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Attachment number 8 \nPage 1 of 5



Attachment "B"                                       

Citizen Participation Meeting Presentation

10/14/2013

2

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Saving a Topeka Landmark Saving a Topeka Landmark

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Rehabilitation & Conditional Use Permit

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Exterior Assessment

H
is

to
ri

c 
D

il
lo

n
 H

o
u
seCondition

� Deteriorated Clay Tile Roof

� Deteriorated Wood Windows

� Sound Brick Masonry Walls

� Sound Foundation

� Sound Roof Structure

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Exterior Assessment
H

is
to

ri
c 

D
il

lo
n
 H

o
u
se

Changes Over Time
� Historic East Porch

Existing North Elevation

Historic North Elevation

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Attachment number 8 \nPage 2 of 5



Attachment "B"                                       

Citizen Participation Meeting Presentation

10/14/2013

3

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Condition
� Deteriorated Finishes

� Deteriorated Features

� Outdated M.E.P. Systems

� 2nd Floor Structural Load Capacity

� Intact Character Defining Features

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Interior Assessment

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Attachment number 8 \nPage 3 of 5



Attachment "B"                                       

Citizen Participation Meeting Presentation

10/14/2013

4

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Use & Occupancy

O & I - 2
� Office Use

Conditional Use Permit
� Assembly

� Catering & Limited Food Service

Continue the Legacy of the Dillon Family
� Entertaining

� Literature & Poetry Readings

� Art and Historical Exhibits

� Scholarly Activities

� Music & Recitals

Authorize the Uses of the Previous Owners 
� Assembly & Limited Food Service H

is
to

ri
c 

D
il

lo
n
 H

o
u
se

Proposed Plan

Site Plan
Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Proposed Plan

First Floor Plan

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Proposed Plan

Second Floor Plan

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Proposed Plan

Third Floor Plan

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Proposed Plan

Basement Floor Plan

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Attachment number 8 \nPage 4 of 5



Attachment "B"                                       

Citizen Participation Meeting Presentation

10/14/2013

5

Exterior Changes

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Existing AdditionHistoric  Pergola Porch

Proposed Remodeling

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Conclusion & Recommendation

The Dillon House is unique in that it was 

built in a grand style that was intended for 

entertaining.  A sensitive rehabilitation 

could make it a welcoming home   

for the citizens of Topeka.

The Dillon House’s finishes and 

mechanical systems are deteriorated, 

yet its sound structure, history, 

architectural character and location 

provide compelling arguments 

for rehabilitation. 

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

H
is

to
ri

c 
D

il
lo

n
 H

o
u
se

O & I - 2
� Office Use

Conditional Use Permit
� Assembly

� Catering & Limited Food Service

Continue the Legacy of the Dillon Family
� Entertaining

� Literature & Poetry Readings

� Art and Historical Exhibits

� Scholarly Activities

� Music & Recitals

Authorize the Uses of the Previous Owners 
� Assembly & Limited Food Service

Saving a Topeka Landmark

Non Nobis, sed omnibus: “Not for Us, But for Everyone”

Attachment number 8 \nPage 5 of 5



Attachment number 9 \nPage 1 of 1



 

1 

 

 

Minutes of the 
Topeka Planning Commission 
Monday, November 18, 2013 

 
CU13/5 by Dillon House, LLC requesting a Conditional Use Permit to allow for a 
Reception, Conference, and Assembly Facility and a Food Service Facility in which 
food and beverage is offered or prepared for sale or for service with or without 
charge on the premises and clearly incidental and subordinate to a principal use on 
property currently zoned “O&I - 2” Office and Institutional District and located at 404 
SW 9th Street.  (Driver) 
 

Richard Beardmore left the room. 

  
Discussion by members:  Annie Driver summarized the staff report for the 
case.  Ms. Driver explained that the Dillon House is listed as a historic 
landmark on both the state and national registry.  Ms. Driver stated the 
property has been previously used as an office space and non-conforming 
reception, conference and assembly facility by the State of Kansas.  Ms. 
Driver stated the requested Conditional Use Permit will bring the previous 
uses into compliance. Ms. Driver explained that the property has 22 off-street 
parking spaces, which is three parking spaces less than the zoning code 
requirements.  Ms. Driver stated an administrative variance would be justified.  
Ms. Driver explained the variance is needed to rehabilitate the historic 
property in the downtown, mixed-use environment, as well of the proposed 
use of the property. 
 
Proponents:  
Ross Freeman, Pioneer Group, spoke in favor of the proposal.  Mr. 
Freeman provided a testimony of the history of the Dillon House.  Mr. 
Freeman stated that the Dillon Family designed the home to be open and 
warm for the intent of entertaining.  Mr. Freeman explained that the State of 
Kansas has historically used the building as a venue for hospitality.  Mr. 
Freeman stated the Pioneer Group hopes to keep with the intent of the Dillon 
family by having guests and extending hospitality for private gatherings in the 
future.  Mr. Freeman explained that he has been contacted since the 
announcement of the application for requests to reserve the Dillon house for 
many events in the near future.   
 
Mr. Freeman stated that the Pioneer Group explained the planned use for the 
building and explained the plan presents an opportunity to preserve a Kansas 
historic landmark.  Mr. Freeman stated that the zoning currently allows for the 
office usage but will not allow for the private events, thus the reason for the 
Conditional Use Permit.   
 
Vance Kelly, Treanor Architects, spoke in favor of the proposed.  Mr. Kelly 
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thanked the Planning Staff for their assistance with the application.  Mr. Kelly 
explained the request for the application.  Mr. Kelly stated the request is in 
response to the public’s desire to continue to use the first floor for reception 
events, meetings and social gatherings. 
  
Mr. Kelly explained the applicant worked with the Planning Department to 
address the existing non-compliant parking lot.  Mr. Kelly explained that there 
were 26 non-compliant parking spaces.  Mr. Kelly explained that the new 
design includes 22 parking spaces that will be compliant with appropriate 
widths and the addition of two handicap parking spaces.  Mr. Kelly stated 
there are 123 off-street parking spaces available on SW Harrison Street 
between 8th and 10th Street and 9th Street between Topeka Blvd and Harrison 
Street.  Mr. Kelly explained that the parking spaces are underused during the 
non-business hours and on the weekends. 
 
Mr. Kelly illustrated the first floor reception area.  Mr. Kelly explained the floor 
plan is flexible and set up for partitioning.  Mr. Kelly stated that there would 
not be more than three different events at a time.  Mr. Kelly explained that the 
rooms can be separated which would allow for all patrons to have access to 
the elevators that serve as access to the public restrooms and catering 
kitchen. 
 
Mr. Kelly explained the exterior changes to the Dillon House.  Mr. Kelly 
explained the changes will include removal of the existing, non-historic 
addition to the east side of the building.  Mr. Kelly stated a new addition will 
be built that is more similar to the historic two-story pergola porch. Mr. Kelly 
stated the new pergola porch will be enclosed to be used year-round.   
 
Opponents:  
No one spoke in opposition of the proposal. 
 

Mike Lackey stated he is very pleased that the Pioneer Group is working to restore 
the building.  Mr. Lackey stated he has attended many functions in the building and it 
is a great project. 

Michelle Cuevas-Stubblefield moved to approve the proposal as written, seconded 
by Mike Lackey.  APPROVAL. (7-0-1, Richard Beardmore abstained, Dustin 
Crook was absent.) 
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November 26, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Bill Fiander, AICP/ Tim 
Paris, Planner II

DOCUMENT #:

SECOND PARTY/SUBJECT: Topeka Planning 
Commission

PROJECT #: HL07/03A

CATEGORY/SUBCATEGORY 014 Ordinances – Non-Codified / 007 Zoning

CIP PROJECT: No

ACTION OF COUNCIL: First Reading. 12-03-
13

JOURNAL #: 13

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, removing the "HL" Historic Landmark 
zoning overlay on property presently zoned "M-1/HL" Two-Family Dwelling District and Historic 
Landmark, located at 1600 SW Harrison Street in the City of Topeka, Kansas, pursuant to City of 
Topeka Code Section 18.255. Final Reading.  (HL07/03A) (Council District No. 1) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would remove historic landmark overlay zoning to the property located at 1600 SW Harrison 
Street.)

POLICY ISSUE:

Approval of the request will remove the local Historic Landmark designation assigned to the property. The 
Governing Body has the following options:  

(1) Adopt the recommendation of the Planning Commission to adopt the ordinance by majority vote (6) of 
the Governing Body.  

(2) Override the Planning Commission’s recommendation by a two-thirds majority vote (7) of the Governing 
Body.  

(3) Return such recommendation to the Planning Commission with a statement specifying the basis for the 
Governing Body's decision to approve or disapprove.  

 

Item #15



STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance.

BACKGROUND:

Due to neglect, the property was approved by the Governing Body for demolition through the City of Topeka 
Code Enforcement Division. The building was destroyed by a fire on October 27, 2013. 

BUDGETARY IMPACT:

There is no budgetary impact to the City.

SOURCE OF FUNDING:

Not Applicable

ATTACHMENTS:

Ordinance 

Updated Summary Report 

Staff Report 

Aerial Photo 

Draft Planning Commission Minutes 
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(Published in the Topeka Metro News __________________) 
 

 ORDINANCE NO. ________________________                    
 

AN ORDINANCE introduced by City Manager Jim Colson, amending the "District Map" referred to 
and made a part of the Zoning Ordinances by Section 18.50.050 of the Topeka Municipal Code 
(TMC), by providing for certain changes in zoning on property located at 1600 SW Harrison Street 

from “M-1/HL” Two-Family Dwelling District with Historic Landmark overlay TO “M-1” Two-Family 

Dwelling District. (HL07/03A) (Council District No.1) 
 

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 
 

 Section 1. That the "District Map" referred to and made a part of the Zoning Ordinances 

by Section 18.50.050 of the Topeka Municipal Code (TMC), be and the same is hereby amended, 

by reclassifying the follow described property: 

Harrison Street, Lots 584, 586, and 598, Orchard Place Addition to the City of Topeka, 

Shawnee County, Kansas. Commonly known as 1600 SW Harrison Street. 

 

From “M-1/HL” Two-Family Dwelling District with Historic Landmark overlay TO “M-1” Two-Family 

Dwelling District. 

Section 2. This Ordinance Number shall be fixed upon the "District Map". 

 Section 3. All ordinances or parts of ordinances in conflict herewith are hereby repealed. 

Section 4. This Ordinance shall take effect and be in force from and after its passage, 

approval and publication in the official city newspaper. 

 

PASSED AND APPROVED by the Governing Body of the City of Topeka, 

_______________________, 2013. 

____________________________ 
Larry E. Wolgast, Mayor 

ATTEST: 
 
_________________________________ 
Brenda Younger, City Clerk                                           

     To Be Codified             _______ 
Not To Be Codified       ___X___        
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  CITY OF TOPEKA    
  

  PLANNING DEPARTMENT 
  620 SE Madison Street, Unit 11           
  Topeka, Kansas   66607-1118             
  Tel.:  (785) 368-3728 
  Fax: (785) 368-2535 
        

 

SUMMARY REPORT 

 

UPDATE: At approximately 08:00 a.m. on October 27, 2013, the Topeka Fire Department 
responded to a reported structure fire at 1600 SW Harrison Ave..  The Fire Department arrived on 
scene and reported heavy smoke coming from the windows of the structure. Fire crews were unable 
to make entry into any part of the structure.  An immediate second alarm was called dispatching an 
additional three (3) engine companies, an additional truck company, an additional aerial apparatus, 
and one (1) additional Battalion Chief.  The fire was extinguished later that same morning and 
contained to the structure of fire origin. A Topeka Fire Department Investigation’s Unit responded 
to this incident to determine the origin (where the fire started) and the cause for the fire.  The 
following is a brief summary; 
 

• Preliminary investigation suggests the fire cause to be Incendiary (intentionally set by 
human means); however the motive for setting the fire remains undetermined pending 
further investigation.  This investigation is ongoing. 

• The area of origin was determined to be within the first floor, eastern end of the structure. 

• The Shawnee County Appraisers Office lists a 2013 property evaluation of $28,000, 
however the loss associated with this incident remains undetermined at this time. 

• The initial 2nd alarm response to this fire involved seven (7) Engine Companies, four (4) 
Truck Companies, one (1) Shift Commander, two (2) Battalion Chiefs and an Investigator. 

• The Topeka Police Department, AMR, Topeka Public Works, and the Salvation Army also 
assisted with mitigation of this incident. No Injuries were sustained during this operation. 

 
BACKGROUND: The property located at 1600 SW Harrison Street was recognized as a Local 
Historic Landmark in 2007 with the application of the “HL” Historic Landmark zoning overlay 
placed onto the property. This designation was assigned to the property in an effort to assist its 
owners gain resources necessary to restore and re-occupy the structure. Since that time, however, 
the property sold to different owners who have allowed the building to fall further into decay. The 
City of Topeka Code Enforcement Division has cited this structure for numerous safety and 
nuisance code violations, but has not received any response or acknowledgement of the violation 
notices from the current owners.  
 
At their meeting on January 14, 2013, at the request of the Code Enforcement Division, the Topeka 
Landmarks Commission, by a vote of 4-3-0, approved a Certificate of Appropriateness for the 
building’s demolition. The designation of this structure as a local Historic Landmark, however, 
required consideration and approval of the demolition by the Topeka’s Governing Body.  
 
At their meeting on August 13, 2013, Topeka’s Governing Body, by a vote of 6-2-0, approved the 
demolition of the structure. On October 21, 2013, the Topeka Planning Commission, by a vote of 6-
0-0, recommended the removal of the “HL” Historic Landmark zoning overlay on the property in 
order to remove its Local Historic Landmark designation.   
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                October 21, 2013 

Agenda Item F-1 

    

 

 

HISTORIC LANDMARKS REPORT 
 

TOPEKA PLANNING DEPARTMENT 
 

CASE NO: HL07/3A    by: City of Topeka Planning Commission 

 

 

PROPOSAL: Requesting to amend the District Zoning Classification by removing the “HL” Historic Landmark 

Overlay District to property currently zoned “M-1/HL” Two-Family Dwelling District and located at 1600 SW 

Harrison Street in the City of Topeka, Kansas. 

 

HISTORICAL BACKGROUND: The subject location at the southeast corner of SW 16
th
 Street and SW Harrison 

Street was originally built as the Walnut Grove Methodist Church in 1903. This structure replaced a nearby church 

of the same congregation, originally named for the neighborhood which lies east of the Kansas Expocenter (Fair 

Grounds) and north of the Shunganunga Creek. The original church building, built at the corner of SW 18
th
 Street 

and SW Harrison Street was abandoned after a flood of the creek in 1903. 

 

The present building was constructed in 1919 to replace the Walnut Grove Methodist Episcopal Church. The 

building is made of a steel and wood frame, with walls of brick and limestone, and is constructed in the Gothic 

Revival style of architecture. The structure stood in continuous use until the mid 1990s, when the occupants sold 

the stained glass windows and abandoned the building. At the time of its recognition as a Local Historic Landmark 

in 2007, the property was being used as an owner-occupied single-family residence. This owner sold the property in 

2008, and it has remained vacant and deteriorating since that time.  

 

In December 2012, the City of Topeka Code Enforcement Unit determined the property to be an unsafe structure, 

and a public safety hazard, and requested approval for the property’s demolition. The Topeka Landmarks 

Commission approved the Certificate of Appropriateness for its demolition at its meeting on January 10, 2013. At 

its meeting on August 13, 2013, the Topeka City Council reviewed the request, and granted its approval for 

demolition by the City of Topeka Code Enforcement Unit. At its meeting on August 26, 2013, the Topeka Planning 

Commission, by a vote of 9-0-0, voted to initiate the rezoning request to remove the “HL” Historic Landmark 

zoning overlay on this property, subsequent with the property’s demolition.  

 

STAFF SUMMARY:  The Topeka Planning Commission is requesting that the “HL” Historic Landmark zoning 

overlay be removed in conjunction with the demolition of this property as an unsafe structure.  

 

STAFF RECOMMENDATION: The Planning Staff Recommends APPROVAL of this proposal. 

  

       Prepared by: Timothy Paris 

Planner II 
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Minutes of the 
Topeka Planning Commission 

Monday, October 21, 2013 
 

HL07/03a by City of Topeka Planning Commission requesting to amend the 
District Zoning classification from “HL-M-1” Historic Landmark Designation/Multiple 
Family Dwelling District to “M-1” Multiple Family Dwelling use group on property 
located at 1600 SW Harrison Street (Paris) 

  
Discussion by members:  Bill Fiander summarized the staff report for the 
case.  Mr. Fiander explained that the property has been approved for 
demolition by the City of Topeka.  Mr. Fiander stated the rezoning to remove 
the “HL” Historic Landmark Designation is a technicality and returns the 
property to “M-1” Multiple Family Dwelling. 
 
Richard Beardmore asked if the property was being demolished by the City of 
Topeka and the costs were being adhered to according to through a property 
tax collection.  Mr. Fiander confirmed and stated that due to the property 
owner being absent or unresponsive, the cost would be placed on the lien for 
potential recovery during a future sale. 
 
Mr. Beardmore asked if property taxes were in the arrears.  Mr. Fiander 
stated he was not able to confirm that information. 
 
Proponents:  
No one spoke in favor of the proposal. 
 
Opponents:  
No one spoke in opposition of the proposal. 
 

Dennis Haugh moved to approve the removal of the  “HL-M-1” Historic Landmark 
Designation/Multiple Family Dwelling District, seconded by Richard Beardmore.  
APPROVAL.   (6-0-0, Michelle Cuevas-Stubblefield, Scott Gales and Mike 
Lackey were absent.) 
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November 18, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Bill Fiander/Bill 
Hoover

DOCUMENT #: PUD13/2

SECOND PARTY/SUBJECT: David H. Stevens; 
Robert J. Stevens; and 
MLW LLC

PROJECT #:

CATEGORY/SUBCATEGORY 014 Ordinances – Non-Codified / 007 Zoning

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, amending the “District Map” referred to 
and made a part of the Zoning Ordinances by Section 18.50.050 of the Topeka Municipal Code, by 
providing for certain changes in zoning on property located at 1700 SW Buchanan and 1113-1115 
SW 17th Street from “”M-1” Two-Family Dwelling District TO “PUD” Planned Unit Development 
District (“C-1” Commercial uses with residential occupancy, “O&I-2” Office and Institutional District, 
“M-1” Two-Family Dwelling District on 1700 SW Buchanan and 1113-1115 SW 17th Street and a 
vehicle surface parking lot as a principal use on 1113-1115 SW 17th Street.  First Reading.  (PUD13/2) 
(Council District No. 3) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow the properties at 1700 SW Buchanan and 1113-1115 SW 17th Street to develop for 
mixed use development including C-1 commercial uses with residential occupancy, offices, duplexes, or off-
street parking.)

POLICY ISSUE:

As a condition of the Planned Unit Development, the request is in conformance to the Chesney Park 
Neighborhood Plan by limiting strip commercial characteristics along 17th Street and requiring new 
construction to be consistent with the plan's design guidelines.  The Governing Body has the following 
options to consider:   
 
(1) Adopt the recommendation of the Planning Commission by a majority vote (6) of the Governing Body. 
 
(2) Override the recommendation of the Planning Commission by a two-thirds majority voted  (7) of the 

 

Item #16



Governing Body. 
  
(3) Return the recommendation to the Planning Commission with a statement specifying the basis for the 
Governing Body's decision to approve or disapprove by a majority vote (6) of the Governing Body.

STAFF RECOMMENDATION:

Staff is recommending the Governing Body move to adopt the ordinance.

BACKGROUND:

Phase 1 of the proposal located near 1700 SW Buchanan, allows for access off of SW Buchanan only; 
signage will be limited to an 18 square foot monument and an 18 square foot wall sign.  Any commercial use 
(C-1) must close by 8:00 p.m.      
 
Phase 2 of the proposal located near 1113-1115 SW 17th Street allows for a vehicle surface parking lot and 
other principal uses.  Access from the existing 17th Street driveway will be permitted if developed as 
residential.  If the property is developed as commercial with residential or office uses, the location of the 
driveway on 17th Street will be determined at the time of site development and approved by the City 
Engineer.  Signage will be limited to an 18 square foot monument sign and an 18 square foot wall sign.  Any 
commercial (C-1) uses must close by 8:00 p.m. 
 
The Planning Commission and the Topeka Planning Department recommends approval. 

BUDGETARY IMPACT:

There would be no budgetary impact to the City. 

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

Ordinance 

Summary Report 

Staff Report 

PUD plan_revised per PC approval 

8-19-13 PC minutes 

9-16-13 PC minutes 

11-18-13 PC Minutes 

Aerial Map 

Zoning Map 

CItizen Participation report 

Design Guidelines along Image Corridors 
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PUD13/2 
 

(Published in the Topeka Metro News __________________) 
 
 

 ORDINANCE NO. ________________________                    
 
AN ORDINANCE introduced by Jim Colson, City Manager amending the “District Map” referred to 
and made a part of the Zoning Ordinances by Section 18.50.050 of the Topeka Municipal Code 
(TMC), by providing for certain changes in zoning on property located at 1700 SW Buchanan and 
1113-1115 SW 17

th
 Street from “”M-1” Two-Family Dwelling District TO “PUD” Planned Unit 

Development District (“C-1” Commercial uses with residential occupancy, “O&I-2” Office and 
Institutional District, “M-1” Two-Family Dwelling District on 1700 SW Buchanan and 1113-1115 SW 
17

th
 Street and a vehicle surface parking lot as a principal use on 1113-1115 SW 17

th
 Street.  

(PUD13/2) (Council District No. 3) 
 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 
 
 Section 1. That the “District Map” referred to and made a part of the Zoning Ordinance by 

Section 18.50.050 of the Topeka Municipal Code (TMC), be and the same is hereby amended, by 

reclassifying the following described property: 

1700 SW BUCHANAN STREET 

 

THE  WEST 57 FEET OF LOTS 618, 620, 622 AND  624 AND  THE WEST  57 FEET OF THE  NORTH  HALF OF 

LOT 626 ON BUCHANAN  STREET, FORMERLY  LINCOLN STREET, BLOCK 4, MARTIN & DENNIS' 

SUBDIVISION, AN ADDITION TO THE CITY OF TOPEKA, SHAWNEE COUNTY, KANSAS. LESS THE 

FOLLOWING DESCRIBED TRACT: PART  OF LOTS 618, 620 AND 622 ON BUCHANAN  STREET, FORMERLY 

LINCOLN STREET, BLOCK 4, MARTIN AND DENNIS' SUBDIVISION IN THE CITY OF TOPEKA, SHAWNEE  

COUNTY  KANSAS, DESCRIBED AS FOLLOWS:   BEGIN AT THE  NORTHWEST CORNER OF LOT 618; THENCE 

SOUTH ALONG THE WEST LINE OF LOTS 618, 620 AND 622 TO A POINT 97.51FEET SOUTH OF THE NORTH 

LINE OF THE SOUTHEAST QUARTER OF SECTION 1, TOWNSHIP 12 SOUTH, RANGE 15 EAST OF THE 6TH 

P.M.; THENCE NORTHERLY TO A POINT ON THE NORTH LINE, 10.14 FEET EAST OF THE NORTHWEST  

CORNER  OF LOT 618; THENCE WEST TO THE PLACE OF BEGINNING. 

 

1113 SW 17TH STREET 

 

THE EAST 41 FEET OF LOT 618, 620, 622, 624 AND THE EAST 41 FEET OF THE NORTH 1/2 OF LOT 626, ON 

BUCHANAN STREET FORMERLY LINCOLN STREET, (BLOCK  4), IN MARTIN AND DENNIS SUBDIVISION,  IN 

THE CITY OF TOPEKA, SHAWNEE COUNTY, KANSAS. 

 

1115 SW 17TH STREET 

 

THE EAST 48 FEET OF THE WEST 105 FEET OF LOTS 618, 620, 622, AND 624 AND THE EAST 48 FEET OF 

THE WEST 105 FEET OF THE NORTH 1/2 OF  LOT 626, ON BUCHANAN STREET, FORMERLY LINCOLN 

STREET, (BLOCK 4), IN MARTIN AND DENNIS SUBDIVISION, IN THE CITY OF TOPEKA, SHAWNEE COUNTY, 
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PUD13/2 
 

KANSAS. 

 
Section 2. The development of the site is from “M-1” Two-Family Dwelling District TO 

“PUD” Planned Unit Development District (“C-1” Commercial uses with  residential occupancy, 

“O&I-2” Office and Institutional District, “M-1” Two-Family Dwelling District on 1700 SW 

Buchanan and 1113-1115 SW 17
th
 Street and a vehicle surface parking lot as a principal use on 

1113-1115 SW 17
th
 Street.)   

Subject to: 

1. Use and compliance of the site in accordance with the recorded Master Planned Unit 
Development Plan for Stevens 17

th
 Street.   

 
 Section 3. The Master PUD Plan shall be recorded with the Shawnee County Register of 

Deeds in accordance with Section 18.190.060(b) of the Topeka Municipal Code (TMC).  Following 

the recording of the Master PUD Plan and prior to any building and/or land development on the site, 

a site development plan shall be submitted for review and administrative approval by the Planning 

Director. 

Section 4. This Ordinance shall take effect and be in force from and after its passage, 

approval and publication in the official city newspaper. 

Section 5. This Ordinance Number shall be fixed upon the “District Map”. 

 Section 6. All ordinances or parts of ordinances in conflict herewith are hereby repealed. 

PASSED AND APPROVED by the Governing Body of the City of Topeka, 

_________________, 2013. 

 
____________________________________ 
Larry E. Wolgast, Mayor 

ATTEST: 
 
 
____________________________________ 
Brenda Younger, City Clerk 
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                                                            To Be Codified _____ 
 

 Not To Be Codified    X__      
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CITY OF TOPEKA PLANNING DEPARTMENT 

SUMMARY REPORT 

 

Re:      PUD13/2 Stevens 17th Street Planned Unit Development Plan 

The proposal is a request on properties located at 1700 SW Buchanan and 1113-1115 SW 17
th

 

Street to amend the zoning classification from “M-1” Two-Family Dwelling District to “PUD” 

Planned Unit Development (“C-1” Commercial District uses with a residential occupancy requirement, 

“O&I-2” Office and Institutional District uses, and “M-1” Two Family Dwelling District uses on all 

properties, and a vehicle surface parking lot as a principal use on the properties at 1113-1115 SW 17
th
 

Street only.)   

• Phase I:  (1700 SW Buchanan) – Allows neighborhood commercial uses (“C-1” District) with a 

residential occupancy requirement, “O&I-2” Office and Institutional District without a residential 

occupancy requirement, residential uses only (“M-1” Two Family Dwelling District) or a 

combination of these uses; Access will be provided off of SW Buchanan only; signage will be 

limited to an 18 sq. ft. monument and an 18 sq. ft. wall sign.  Any “C-1” use must close by 8:00 

pm.  

 

• Phase II:  (1113-1115 SW 17
th
 Street) – Allows neighborhood commercial uses (“C-1” District) 

with a residential occupancy requirement, “O&I-2” Office and Institutional District without a 

residential occupancy requirement, residential uses only (“M-1” Two Family Dwelling District) 

or a combination of these uses.  A vehicle surface parking lot as a principal uses will also be 

allowed.  Access from the existing 17
th
 Street driveway will be permitted if developed as 

residential only.  If the property is developed as commercial with residential or office uses, the 

location of the driveway on to 17
th
 will be determined at the time of site development as approved 

by the City Engineer.  Signage will be limited to an 18 sq. ft. monument sign and an 18 sq. ft. 

wall sign. Any “C-1” use must close by 8:00 pm.    

 

As conditioned on the Planned Unit Development (PUD), the request is in conformance to the 

neighborhood plan.   The PUD requires any new principal buildings conform to the Chesney 

Park Neighborhood Plan’s recommendations for “Design Guidelines along Image Corridors”. 

The Planning Commission recommended the proposal be approved by a vote of 7-0-1 at the 

November 18, 2013, public hearing.  The Planning Department recommended the proposal be 

approved, as referenced in the attached staff report.  

As there are no outstanding issues, the Planning Department requests the Governing Body move 

to approve the Ordinance and adopt the zone change.   
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November 18, 2013 
                                                                                                        Agenda Item # E-1 

David H. Stevens; Robert J. Stevens; MLW LLC 
Page 1 of 5 

 

ZONING REPORT 
 

CITY OF TOPEKA PLANNING DEPARTMENT 

 

CASE NO:  PUD13/2   by:  David H. Stevens, Robert J. Stevens, & MLW LLC 

         (Stevens 17
th

 Street PUD) 

        

 

 

 

 

 

 

 

 

 

 

 

PROPOSAL:  Zone change from “M-1” Two-Family Dwelling District TO “PUD” Planned Unit 

Development (“C-1” Commercial District uses with a residential occupancy component, “O&I-2” Office 

and Institutional District uses, and “M-1” Two Family Dwelling District uses on all properties, and a 

vehicle surface parking lot as a principal use on the properties at 1113-1115 SW 17
th

 Street only.) 

 

LOCATION:  1700 SW Buchanan and 1113-1115 SW 17
th

 Street  

 

PRESENT USE:  A commercial building (1700 

SW Buchanan) that was constructed in 1920 and has 

been renovated and re-used for residential on the 

inside.  The properties at 1113-1115 SW 17
th

 Street 

are vacant.  The total area comprises approximately 

0.35 acres.  The applicants are currently living in the 

existing building as a residence with a home 

occupation permit for online sales for gun sales and 

service. 

 

PROPOSED USE:  The proposed uses are broken 

down into two phases on the PUD as outlined 

below:   

 

• Phase I:  (1700 SW Buchanan) – Would allow commercial uses (“C-1” District) with a residential 

occupancy requirement, “O&I-2” Office and Institutional District without a residential occupancy 

requirement, residential uses only (“M-1” Two Family Dwelling District) or a combination of 

these uses; Access will be provided off of SW Buchanan only; signage will be limited to an 18 sq. 

ft. monument and an 18 sq. ft. wall sign.   

The request was first heard by the Planning Commission at its August 19, 2013 public 

hearing and was deferred at the request of the applicant.  The public hearing was continued to the 

Planning Commission’s September 16
th

 meeting.  The Planning Commission further continued the 

public hearing to its November 18, 2013 meeting to allow staff to work with the applicants and 

develop some alternatives to the PUD as originally proposed.  The PUD plan, as proposed herein, 

recommends a new alternative that is agreed upon by planning staff and the applicants. The staff 

report has been revised accordingly and the zone change request was re-advertised in the Metro 

News.  All property owners within 200 ft. and NIAs within ½ mile were re-sent property owner 

notices indicating the zone change revisions. 
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• Phase II:  (1113-1115 SW 17
th

 Street) – Would allow commercial uses (“C-1” District) with a 

residential occupancy requirement, “O&I-2” Office and Institutional District without a residential 

occupancy requirement, residential uses only (“M-1” Two Family Dwelling District) or a 

combination of these uses.  A vehicle surface parking lot as a principal uses will also be allowed.  

Access from the existing 17
th

 Street driveway will be permitted if developed as residential only.  If 

the property is developed as commercial with residential or office uses, the location of the 

driveway on to 17
th

 will be determined at the time of site development as approved by the City 

Engineer.  Signage will be limited to an 18 sq. ft. monument sign and an 18 sq. ft. wall sign.  

 

CHARACTER OF NEIGHBORHOOD:  The subject property is located directly to the west of an 

existing commercial node located at the intersection of SW Clay (local street) and SW 17
th 

Street (minor 

arterial) in an area comprised of predominately residential uses, except for the American Red Cross office 

(constructed 1969) one block to the west.  The subject properties are considered a transitional area 

between the higher intensity commercial and lower intensity residential.       

 

ZONING CLASSIFICATION AND USE OF SURROUNDING PROPERTIES: 

 

ZONING CLASSIFICATION              PRESENT LAND USE 

 

North:  “R-2” Single-Family Dwelling District  Single-family residences  

 

South:  “R-2” Single-Family Dwelling District   Single-family residences 

   

East:  “C-2” Commercial District    Sign company   

 

West:  “M-1” Two-Family Dwelling District  Single-family residences 

 

LENGTH OF TIME PROPERTY HAS REMAINED VACANT AS ZONED OR USED FOR ITS 

CURRENT USE UNDER PRESENT CLASSIFICATION:  The existing building at 1700 SW 

Buchanan was constructed in 1920 and has historically been used for various commercial uses, including 

an automobile service station.   The property has been zoned “M-1” Two-Family Dwelling District since 

at least 1992 with the most recent City-wide comprehensive zoning code update.  The existing 

commercial building was used most recently as a single-family dwelling in 2009.  The properties at 1113-

1115 SW 17
th

 Street were used as single-family residential until 2012 when these two residences were 

demolished.   

 

SUITABILITY OF PROPERTY FOR USES TO WHICH IT HAS BEEN RESTRICTED:   The 

subject property is still suitable as presently restricted for residential uses since it was most recently used 

for residential, is bounded on all but one side by single-family residential properties, and is located along 

a primarily residential street at a “transition area” between commercial and residential uses.   The subject 

property is along a corridor intended for residential infill development.  The zoning code does provide for 

PUDs to be used in some circumstances on smaller properties (< 1 acre) that transition from non-

residential to residential and are located on the edge of neighborhood commercial areas, such as this.  

These Transition PUDs are intended to allow infill development that is compatible within the adjacent 

residential neighborhoods by addressing design standards, such as, signage, access, building orientation, 

landscaping buffers, setbacks, uses, and fencing.  These standards are typically applied to Transition 
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PUDs because of the nature of the location of the Transition Area, typically next to or within a residential 

setting. As recommended, staff believes the proposed PUD will allow for an appropriate re-use of the 

existing commercial building for live-work uses and some flexibility for the redevelopment of the vacant 

properties fronting SW 17
th

 Street that will be consistent with design guidelines as recommended for new 

development along image corridors in the Chesney Park Neighborhood Plan (Pg. 53).    

 

CONFORMANCE TO COMPREHENSIVE PLAN:   The subject property is located within an area 

identified as Office/Residential – Transition in the Chesney Park Neighborhood Plan (2008).  The plan 

recognizes certain areas as Transition Areas due to underlying zoning and land uses, presence of vacant 

land, and blighted structures.   These Transition Areas are intended to allow for some flexibility of uses 

and provide for compatible infill development.  The neighborhood plan indicates that development within 

these designated Transition Areas should apply appropriate design standards for new development along 

image corridors (pg. 53). The PUD will comply with these requirements for new principal buildings, as 

noted on the PUD.   

The PUD proposes that the existing building will be intensified, as it is already being adaptively 

re-used as a residence.  Adaptive re-use of the property is significant since this structure directly 

contributes to the character of the neighborhood.  The Chesney Park Plan specifically calls it out as a 

model of successful adaptive residential re-use.  The neighborhood plan indicates this property is an 

“anchor” for the neighborhood. Its continued re-use will directly contribute to the goal of the plan which 

is to, “identify, preserve, and enhance community assets to improve neighborhood identity, foster pride, 

and encourage investment.” As recommended by staff, a mixed – use PUD for neighborhood commercial 

uses with a residential component where the commercial use closes by 8:00 pm will likely be in 

conformance to the Chesney Park Neighborhood Plan as it aligns with home occupation limits for 

residential.  The PUD would also allow for duplex or office uses in the future for both Phases I and II.   

Staff still believes there are some “C-1” Commercial District uses that are not in conformance to 

that goal of the plan which recommends that, “New retail be concentrated at existing commercial nodes 

south of SW 21
st
 and north of SW 17

th
 and strip commercialization be prohibited along the neighborhood 

edges”.  The “C-1” District may need to be re-calibrated because of the changes in market and 

neighborhood expectations over the years.  Some of the permitted uses that are allowed in “C-1” have 

tended to become large-scale, community commercial uses serving a broader area than one neighborhood 

and are no longer intended only for pedestrians and short, local traffic trips.  However, the intent of the 

“Design Standards along Image Corridors” in the neighborhood plan is to prevent the kind of strip 

commercialization typically found along arterial streets.  The requirement that any “C-1” use will have a 

residential component will also prevent any stand-alone commercial retail centers, which are 

characteristic in areas of strip commercialization. The PUD will also require a new parking lot within 

Phase II be landscaped and setback at least 15 ft. from the property line, which is the average building 

setback along the block.   

 

THE EXTENT TO WHICH REMOVAL OF THE RESTRICTIONS WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES:  Staff believes as recommended in the PUD, reclassification of the 

subject property should not have a detrimental effect on nearby properties with the appropriate 

considerations being addressed in regards to use, signage, hours of operation for commercial uses, 

landscaping, fencing, setbacks, and building design.   
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GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE DESTRUCTION OF 

THE VALUE OF THE OWNER’S PROPERTY AS COMPARED TO THE HARDSHIP 

IMPOSED UPON THE INDIVIDUAL LANDOWNER:  Denial of the application would restrict the 

properties for only the residential uses that are allowed in “M-1” and not permit the property to develop 

for anything other than residential.  This may also leave the existing commercial building vacant and 

unoccupied in the future, unless used for residential only or for residential with a home occupation permit.  

A building lying vacant for a significant amount of time could potentially cause harm to the neighborhood 

if it is not maintained.  Staff believes with the design standards as indicated in PUD, a live-work use will 

not harm the public health, safety, and welfare since the PUD will allow the existing building to be used 

and maintained for both residential uses, limited retail uses with a residential component, or an office 

building.       

 

AVAILABILITY OF PUBLIC SERVICES:  All essential public utilities, services and facilities are 

presently available to this area. 

 

COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS:   
 

Minimum Lot Area:  Compliant – 0. 35 acres –Transition PUDs are allowed on properties less than 1 

acre pursuant with TMC 18.190.040(a)(2) of the PUD regulations.   

Setbacks:  Compliant – Stipulated on PUD plan.  

Platting:  Compliant –. Platted as Lots 618, 620, 622, 624, and the north ½ half of Lots 628, Martin and 

Dennis Subdivision.   

 

CONCERNS OF STAFF AND REVIEWING AGENCIES:  This request was submitted to all 

applicable reviewing agency staff for consideration and comment.  If a parking lot is developed with 

Phase II, the City Engineer will need to review a drainage report addressing storm water quantity at the 

site development stage prior to the issuance of a parking lot permit. Storm water quality review is not 

required by the City of Topeka for this site since the site was already 1/3 developed and less than 1 acre.     

 

ADDITIONAL FACTORS: 

 

1. Citizen Participation Process:  The applicant conducted a neighborhood information meeting on 

July 25,
 
2013 at the Central Park Community Center.  All neighborhoods within ½ mile and 

property owners within 300 ft. were notified of the original neighborhood information meeting 

(Central Park, Chesney Park, College Hill, Tennessee Town, and Quinton Heights).  The NIAs in 

½ mile were re-notified of the zone change revisions.   

     3. Flood Hazard Area:  N/A 

4. Airport Hazard Area:  N/A 

5. Historic Properties:  N/A 

 

STAFF RECOMMENDATION:  Based on the above findings and analysis, planning staff recommends 

APPROVAL, subject to:   

 

1. Use and development of the site in accordance with the Master Planned Unit Development Plan 

for Stevens 17
th

 Street.   
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2. Adding note #5 under Utility Notes: “If Phase II is developed for a vehicle surface parking lot, a 

stormwater report addressing only drainage quantity shall be submitted for review and approval 

by the City Engineer prior to the issuance of a parking lot permit.” 

 

3. Including “. . .  or a Vehicle surface parking lot as a principal use” under Anticipated 

Development Schedule Phase II also.  

 

 

Prepared By:  

Annie Driver, AICP,  

Planner II 
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Minutes of the 
Topeka Planning Commission 

Monday, August 19, 2013 
 

PUD 13/2 Stevens 17th Street Retail Planned Unit Development by David 
H. Stevens & Robert J. Stevens and MLW, LLC requesting to amend the 
District Zoning Classification from “M-1” Multiple Family Dwelling District TO 
“PUD” Planned Unit Development (“C-1” Commercial District and “M-1” 
Multiple Family Dwelling use group) on properties at 1113-1115 SW 17th 
Street and 1700 SW Buchanan Street.  (Driver) 

 
Discussion by members:  Annie Driver summarized the staff report for 
the case.  Mrs. Driver explained Staff recommends approval. 
 
Richard Beardmore asked what the thought was on #4 to restrict the kind 
of businesses allowed.  Ms. Driver explained it was based on the Home 
Occupation Permit (HMOC) guidelines, which the applicant currently 
operates under and uses are in line with the neighborhood plan. 
 
Dennis Haugh asked if the building is in compliance with zoning.  Ms. 
Driver explained it is. 
 
Mr. Beardmore asked if the property was zoned R-1.  Ms. Driver 
confirmed. 
 
Michelle Cuevas-Stubblefield asked if pharmacy and drug stores are 
excluded but a sporting good/gun shop is permissible.  Mr. Gales added 
the question of what was the process to determine appropriate 
businesses.  Bill Hoover explained pharmacies are drive thru sites and this 
is not a site that drive-thru would work.    
 
Dustin Crook asked if this is a sporting-goods store that will sell guns or a 
gun store.  Ms. Driver confirmed.  Mr. Crook stated the goal of the 
Chesney Park Neighborhood Plan was to rebuild the neighborhood 
character and restore confidence in family safety.  Mr. Crook explained the 
recommended land uses within the plan for offices/residential.  Mr. Crook 
asked how turning a model into a gun shop is following that plan. 
 
Bill Fiander explained this is a transition area of the plan.  Mr. Fiander 
stated what the building looks like is what is in the plan but the particular 
use of the building is not the intent of the plan.  Mr. Fiander explained that 
the gun shop would meet the use of a sporting goods store. Mr. Fiander 
questioned whether a sporting goods store is not more of a community-
wide commercial use instead of neighborhood scale.  Mr. Fiander 
explained a PUD could be tailored to meet the needs of the site and 
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neighborhood.  Mr. Fiander stated that within these conditions, it has 
merit.   
 
Mr. Crook stated the plan indicates office use, which is low density, and 
that a gun shop in the middle of a residential neighborhood does not meet 
that criteria. 
 
Mark Boyd, Schmidt, Beck and Boyd Engineering, appeared, on behalf 
of the applicant, to answer any questions regarding the proposal.   
 
Mr. Boyd stated this case is important because of the essence of small 
business.  Mr. Boyd stated the building was initially a gas station in the 
1920s and has changed a few times over the decades, mostly falling to 
despair.  Mr. Boyd stated the applicant is saving and preserving the 
building.  Mr. Boyd stated the applicant is seeking a very select cliental, 
not the typical retail sporting goods customers.  Mr. Boyd asked the 
Planning Commission to not focus on the gun shop but that it is a retail 
sporting-goods shop. 
 
Mr. Boyd stated he was confused why there were uses excluded, yet it 
was later explained that the uses were being added, not removed.  Mr. 
Boyd stated the case is unique.  There are two owners, one to operate the 
business and the other owns the lot that will be used for parking.  Mr. 
Boyd stated it is better to have an occupant with controlled uses. 
  
Mr. Boyd stated the applicant has agreed to most of the requests but the 
access to 17th Street.  Mr. Boyd stated the applicant has gone to a huge 
expense of demolishing buildings to make the lots yet is not able to have 
the access he wants.  Mr. Boyd described the area and the need for 
parking in the area.  Mr. Boyd explained it is the owner of the lots who is 
not in agreement to the staff recommendations but Mr. Stevens is. 
 
Mr. Boyd reminded the Planning Commission that Neighborhood Plans do 
not always play out the way they are written.  Mr. Boyd stated he wasn’t 
sure what could be done to move forward. 
 
Mr. Boyd asked for clarification as to why the 17th Street access is being 
restricted and how the alley will serve as appropriate access for two way 
traffic.  Mr. Boyd stated in an ideal situation, access to 17th Street should 
be restricted.  Mr. Boyd stated, however, in this instance, the property 
would be better served to leave it unrestricted. 
 
Mr. Boyd asked the Planning Commission to leave the case in the site 
plan review phase.  Mr. Boyd stated he is unsure of how 17th Street will 
develop and to restrict plans today would be overly burdensome.  Mr. 
Boyd explained the development of 17th and Washburn and how it may 
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further develop.  Mr. Boyd explained he hoped the Planning Commission 
understood how important the access is. 
 
Mike Lackey asked the distance of second entrance.  Mr. Boyd stated 127 
feet from center line of Buchanan and 52 feet from alley. 
 
Mr. Gales asked if the client has agreed to all conditions from Planning 
Staff with exception of six, seven, eight and nine.  Mr. Boyd confirmed.  
Mr. Boyd stated he is concerned with the wording of “shall” in item number 
four.  Mr. Gales asked for clarification of hours of operation. 
  
Mr. Crook stated there is a concern with headlights in windows, which may 
be the reason for the hours of operation. 
 
Mr. Klausman asked if retail is allowed or not.  Ms. Driver confirmed and 
stated restaurants limited to 50 people are allowed in C-1 zoning. 
 
Mr. Fiander clarified the list of items explain what could not be allowed in 
the location. 
 
Mr. Gales asked what establishes the hours of operation.  Mr. Fiander 
explained C-1 does not restrict the hours. 
 
Mr. Klausman asked why there are suggested hour restrictions when there 
are not in C-1 zoning.  Mr. Klausman referred to the 37th and Burlingame 
re-zoning case and stated it was similar. Mr. Fiander explained this is a 
transition area and a PUD, which is different. 
 
Mr. Gales asked if the traffic changes later in the day or if it would be that 
supports that timeframe. 
 
Mr. Fiander stated the proposed PUD standards were in line with Home 
Occupation Permits, which are limited to certain conditions and hours.  Mr. 
Fiander stated the Home Occupation Guidelines were used to guide the 
PUD.  Mr. Fiander reminded that this is a residential property currently. 
 
Mr. Lackey asked what hours the businesses on corner of NE corner of 
Clay and 17th Street have.  Mr. Fiander stated he was not sure.  Mr. Boyd 
stated there are a few vacant buildings on the other corners that are 
zoned C-2. 
 
Mr. Crook asked if it was zoned residential when purchased.  Mr. Boyd 
deferred to the property owner. 
 
Dave Stevens, applicant, confirmed.  Mr. Stevens explained the property 
was in an estate and was not zoned appropriately.  Mr. Stevens was told 
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that the attorney handling the estate would have it rezoned appropriately.  
Mr. Stevens stated it was never done. 
 
Mr. Stevens provided a history of the property, including the improvement.   
 
Mr. Stevens explained the business cliental as law enforcement, elite 
clients and gun enthusiasts. 
 
Mr. Gales asked if the gun-smithing requires licensing or approvals.  
Robert Stevens, co-applicant, explained he is a machinist and has been 
approved for the Federal Firearms license and is a licensed gunsmith.  Mr. 
Stevens explained he is certified and holds a security clearance.  Mr. 
Stevens explained his clients are serious sportsman and law enforcement.   
 
Mr. Gales asked if the business that is proposed is permissible in the 
sporting goods classification. 
 
Mr. Fiander confirmed and explained that there have been many Home 
Occupation licenses approved for firearm sales and repair in private 
homes. 
 
Ms. Cuevas-Stubblefield asked if a private citizen can walk in a purchase 
a gun.  Mr. Stevens stated yes and he would like it.  Mr. Stevens added 
that his business will provide training to those customers who purchase a 
weapon. 
 
Ms. Cuevas-Stubblefield asked what considerations have been put into 
place to address safety concerns for the neighborhood. 
 
Mr. Stevens explained his security measures. 
 
Mr. Jefferson asked what inventory would be on hand.  Mr. Stevens stated 
it would be less than 30 weapons.  Mr. Stevens explained the equipment 
is very expensive.  Mr. Jefferson asked if would be more special orders 
than inventory.  Mr. Stevens stated that it is his hopes to address specific 
needs. 
 
Mr. Jefferson asked if there are stats of what the likelihood of break-ins of 
gun-shops in neighborhood.  Mr. Stevens stated he will be by appointment 
only. 
 
Richard Beardmore asked if the access issue was a deal breaker.  Mr. 
Stevens stated the other property owner has a problem with it because it 
interferes with the other business.   
 
Mr. Stevens stated the Chesney Park NIA is in favor of the proposed. 
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Proponents:   
No one spoke in favor of the proposal.   

 
Opponents: 
Robert Fitzgerald, neighbor of the area, spoke in opposition of the 
proposal.   Mr. Fitzgerald stated he is a member of NIA, stated he was not 
in attendance of a meeting in which the NIA endorsed support of the 
proposed.   
 
Mr. Fitzgerald stated he cannot support the change of zoning of returning 
to commercial.  Chesney is a family friendly neighborhood that is in 
transition.  Mr. Fitzgerald doesn’t want to define the neighborhood with a 
gun shop.  Mr. Fitzgerald stated that what happens to the property defines 
the neighborhood. 
 
Mr. Fitzgerald spoke regarding the issues of commercial properties having 
lights shone in the neighbor’s windows.  Mr. Fitzgerald stated this is a 
hardship to the neighborhood yet no hardship to the applicant.  It is a self-
imposed hardship when the property was purchased as residential and is 
now being changed to something else. 
 
Mr. Fitzgerald addressed the parking lots.  Mr. Fitzgerald stated that there 
are two residential lots that can meet the master plan of Chesney for infill 
development.  Mr. Fitzgerald stated this is a lost opportunity to building 
single family homes.   
 
Mr. Fitzgerald stated there should be light commercial zoning with 
restricted parking.  Mr. Fitzgerald requested the Planning Commission 
deny the request for the zoning change. 
 
Dennis Haugh asked if Mr. Fitzgerald would support parking lots being 
built instead of the business going in. 
 
Mr. Fitzgerald stated it would be in support of intended use of the land.  
Mr. Fiander stated if new homes were built on the property, there would be 
flexibility. 
 
Mr. Crook asked if Mr. Fitzgerald could explain the hardship. 
 
Mr. Fitzgerald stated that because the owners purchased it as a home, it 
is self-imposed hardship.   
 
Mr. Klausman asked if the applicant had a Home Occupation Permit, what 
would the difference be. 
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Mr. Fiander explained someone would have to live on the property; there 
is no storage, and no retail sales. 
 
Mr. Beardmore asked if it is Mr. Fitzgerald’s perception that the store 
would bring problems to the neighborhood.  Mr. Fitzgerald stated it is 
sending the wrong message to the neighborhood.  Mr. Fitzgerald would 
support a Home Occupation permit, but not the retail. 
 
Mr. Gales asked Mr. Fitzgerald if he would oppose a deli being at the 
location.  Mr. Fitzgerald stated he would oppose based on the information 
received at the Planning Commission and the challenges faced by the 
neighborhood under a commercial zoning.  Mr. Fitzgerald stated this is an 
anchor property in a transitional area. 
 
Mr. D. Stevens clarified that he paid $35,000 for the property and $45,000 
in improvements on the property. 
 
David McDonald, owner of properties in the neighborhood spoke in 
opposition of the proposed.  Mr. McDonald stated the neighborhood is 
safe and many question that.  Mr. McDonald stated he would disclose that 
the property is a gun shop.  Mr. McDonald stated there is interest to move 
into the community but a business that sells guns will cause concerns in 
the community.  . 
 
Mr. Klausman asked if the community would have benefitted from a coffee 
shop.  Mr. McDonald stated any additional commercial properties are not 
needed in the Chesney neighborhood.  
 
Mr. R. Stevens commented that he ran his business and never had any 
problems.  When he rented the property out, there was a damaging break-
in. 
 
Mr. Crook stated he does not see a benefit to the neighboring properties in 
allowing this property to become a commercial property nor would it 
present a hardship to an owner.  Mr. Crook stated that he is opposed to 
supporting the request. 
 
Mr. Lackey stated it is inappropriate to close access to a property when 
the access granted is another property owner.  Mr. Lackey stated he 
would support granting the access to 17th Street.  Mr. Lackey added the 
alley is not appropriate access. 
 
Mr. Lackey added that nearly forty-five percent of the neighborhood is 
surrounded by commercial property.  Mr. Lackey suggested a low-density 
zoning. 
 

Attachment number 5 \nPage 6 of 8



 

7 

 

Mr. Crook stated that he doesn’t understand how the zoning change 
supports the neighborhood plan to revitalize the residential aspect yet 
would approve a commercial property.  Mr. Crook asked if the Planning 
Commission is abandoning the plan to approve this. 
 
Mr. Fiander stated he did not believe the Plan is being abandoned.  Mr. 
Fiander stated he wrote the Neighborhood Plan and is sensitive to 
following those plans.  Mr. Fiander stated the direction for this property 
was from light commercial on 17th Street.   
Mr. Fiander explained the commercial node is most appropriate at 17th 
and Clay, which is where it is at.  Mr. Fiander stated that there were two 
residents on 17th Street with one drive.  Mr. Fiander stated that now the 
department is asking for a transition area in keeping with the plan to blend 
that area with residential purposes.  Mr. Fiander stated this is the main 
reason for recommending against the driveway.  Mr. Fiander explained the 
recommended access along 17th Street is keeping with the established 
character for 17th Street and used the American Red Cross driveway as 
an example.  At least 30% of the landscaped frontage would be lost if the 
drive was put in for a parking lot. 
 
Mr. Fiander stated this is difficult for staff but PC should consider that this 
is a commercial use, not a gun shop.  Mr. Fiander added that when 
considering the driveway, consider if it is appropriate.  Mr. Fiander stated 
this case has presented a challenge when initially brought to the Planning 
Department. 
 
Nicholas Jefferson stated there was a neighborhood info meeting that two 
people attended and only two people are here tonight to attest to the case.   
Mr. Jefferson stated this presents a struggle. 
 
Mr. Lackey stated there is an issue with the two owners of the properties 
and phase II might be development of houses.  If that was the case, 
wouldn’t the drive would be allowed.  Mr. Lackey asked if there is an issue 
with Inverse condemnation. 
 
Mr. Fiander stated there needed to be a drive to access previous house 
on an interior lot.  Mr. Fiander stated ideally there should be cross access 
between the two properties.  Mr. Fiander also stated the alley could be 
widened. 
 
The PC took a break to allow for the Communications staff to change the 
recording tape. 
 
Ms. Cuevas-Stubblefield asked if the engineering decisions would change 
the characteristics. 
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Mr. Fiander responded there could be allowance or to mandate cross 
access.  Mr. Fiander stated it could have definite effect of the 
characteristic.     
 
Mr. Gales asked for clarification of the density that is allowed for 
occupancy or number of units for residents.  Mr. Fiander stated the 
minimum lot size is fairly small.  Mr. Gales stated this is not a single family 
property  
 
Mr. Fiander stated it is single family and two family lots. 
 
Mr. Beardmore asked for clarification of the map in the packet.  Mr. 
Fiander explained it is from the Chesney Neighborhood Plan.  Mr. Fiander 
stated it is for the existing land use, not zoning. 
 
Mr. Gales asked for clarification what a yes vote or no vote means. 
 
Mr. Fiander explained this case would be forwarded to the City Council, 
regardless of the vote.  Ms. Feighny explained that it is yes to approve.  
Mary Feighny stated it a recommendation of disapproval would be 
forwarded to City Council.  Mr. Fiander explained the voting requirements. 
  
Mr. Gales stated the property owner have not agreed to the conditions set 
forth by Planning Staff.   
 
Mr. Klausman asked the applicant could get the property owner engaged 
in conversation regarding the conditions they do not agree with. 
 
Mr. Boyd suggested deferring the proposed to engage the owner and 
pursue engineering decisions.  Mr. Boyd asked to defer the item or 
continuance at this time. 
 
Ms. Feighny stated the Planning Commission could move to defer for 30 
days to afford owners to disc 
 
Mr. Haugh stated he will be absent.    
 

Bret Klausman moves to defer the case until September 16, 2013, seconded 
by Mike Lackey.  APPROVAL.   (8-0-1, Kevin Beck abstained from the 
vote) 
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Minutes of the 
Topeka Planning Commission 
Monday, September 16, 2013 

 
PUD 13/2 Stevens 17th Street Retail Planned Unit Development by David 
H. Stevens & Robert J. Stevens and MLW, LLC requesting to amend the 
District Zoning Classification from “M-1” Multiple Family Dwelling District TO 
“PUD” Planned Unit Development (“C-1” Commercial District and “M-1” 
Multiple Family Dwelling use group) on properties at 1113-1115 SW 17th 
Street and 1700 SW Buchanan Street.  (Driver) 
 
  Kevin Beck left the room. 

 
Discussion by members:  Annie Driver summarized the revised staff 
report for the case.  Mrs. Driver explained Staff recommends approval of a 
PUD, excluding sporting goods sales, pharmacy/drug stores and retail 
liquor stores that would be allowed in C-1 “Commercial” use group. 
 
Dustin Crook stated that the applicant submitted the application for 
rezoning to open a sporting goods store. Mr. Crook asked if the staff 
recommendations are to approve the application for the commercial uses 
but exclude for the sporting goods store.  Mrs. Driver confirmed.  Mr. 
Crook asked what the purpose of approving the other commercial uses of 
the PUD.  Mrs. Driver explained that the limited commercial uses being 
recommended by staff for an approval are suitable for the transition area 
designated in the neighborhood plan.  Mrs. Driver added that the area is 
appropriate for limited commercial uses but only those that are community 
friendly. 
 
Mr. Crook stated the plan indicates the intent to avoid strip 
commercialization on 17th Street but with staff recommendations, this 
property will be commercialized if approved.  Mrs. Driver confirmed. 
 
Mike Lackey asked if there were any changes regarding the access of the 
business.  Mrs. Driver stated item number seven has been updated to 
possibly allow some cross access between the two properties in the 
future.  Mrs. Driver stated that would have to be accomplished during the 
site review stage. 
 
Mr. Crook asked if the signed petition received from Chesney Park 
residents was taken into account when making the staff 
recommendations.  Mrs. Driver stated the petition was received on 
September 16, 2013 and it was not. 
 
Scott Gales stated the Planning Commission had closed the public 
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hearing regarding this matter during the previous meeting.  Mr. Gales 
asked if there was allowance for response or is anyone allowed to speak 
during this meeting.  Mr. Hoover stated the applicant or his representative 
should be allowed to respond but the decision lies with the Chairman.  Mr. 
Gales stated he would allow the applicant or applicant’s representative to 
speak regarding the matter. 
 
Mark Boyd, Schmidt, Beck and Boyd Engineering, appeared, on behalf 
of the applicant, to answer any questions regarding the proposal.   
 
Mr. Boyd explained that thirty days of waiting on the issue has caused the 
issue to move backwards.  Mr. Boyd stated that since the Planning Staff 
has re-evaluated the proposal and changed the recommendation of the 
particular use the applicant requested, it has presented challenges for the 
client.  Mr. Boyd stated that in viewing the recommended conditions, there 
is a need for clarification to the Planning Commission as to what the client 
is in agreement with. 
 
Mr. Boyd stated that excluding sporting goods stores in condition two is 
not agreeable.  Mr. Boyd stated that the Planning Commission recently 
approved a rezoning for a retail store that sells firearms within the confines 
of a school district, so he does not understand the difference.    Mr. Boyd 
stated the applicant is not in agreement with this condition. 
 
Mr. Boyd stated that he is concerned with item number three.  Mr. Boyd 
stated he is concerned with why the issue becomes a major amendment if 
there are any changes to the exterior of the building.  Mr. Boyd stated 
there is a 5% threshold for increasing square footage in any other PUD 
submitted, yet this case has zero tolerance.  Mr. Boyd stated he, nor the 
owner, are in agreement with that condition. 
 
Mr. Boyd stated he is not in agreement with recommendations 6-9, which 
address the access on 17th Street.  Mr. Boyd stated that the access to 17th 
should not be restricted, especially with the separate parcel that has a 
different owner.  Mr. Boyd explained the applicant is in agreement with 
closing one access.  However, Mr. Boyd explained that restricting the 
other owner’s access completely is not agreeable.  Mr. Boyd suggested 
that the condition be changed to allow for one access to be determined 
during site review plan. 
 
Mr. Boyd stated that staff has referred to the Chesney Park Neighborhood 
Plan for the decision.  Mr. Boyd stated that he was a member of the 
Planning Commission at the time the plan was adopted.  Mr. Boyd stated 
there was no plan to restrict commercial business on 17th Street when 
adopting the plan.  Mr. Boyd stated that when viewing the future land use 
map, this parcel is identified as a transitional parcel for a PUD and it does 
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not indicate what the use should be.  Mr. Boyd stated this is a commercial 
node, and is adjacent to the other commercial nodes.  Mr. Boyd stated the 
denial of this proposal is picking and choosing what are appropriate uses 
without justification. 
 
Mr. Boyd stated there is no way of knowing how a petition is being 
presented to the individuals who signed it.  Mr. Boyd stated that petitions 
should be presented through the Planning Department to ensure that 
those eligible to sign get a thorough understanding of what is happening.  
Mr. Boyd stated that allowing a petition to stand in the way of a decision 
by the Commission is unprofessional. 
 
Mr. Lackey asked if there was any further discussion regarding the access 
on 17th Street.  Mr. Boyd stated there really wasn’t any additional 
discussion.  Mr. Boyd stated the main discussion focused on the use of 
the commercial property.  Mr. Boyd stated that Mr. Fiander explained the 
morning after the August hearing was that he was unable to support the 
proposed.  Mr. Boyd stated that when two owners are involved, both 
should have access and the access point should not be used as leverage.   
 
Mr. Lackey stated he agreed. 
 
Mr. Boyd stated he felt the restriction of access was used as leverage to 
achieve other things.  
 
Mr. Crook asked if Mr. Boyd is requesting that the Planning Commission 
not consider the petition.   
 
Mr. Lackey asked if the petition stated why.  Mr. Lackey asked what the 
opposition is in the petition. 
 
Mr. Crook stated that the signed petition is in opposition to strip 
commercialization.  Mr .Crook stated that it is obvious that those who 
signed the document do not want commercialization along 17th Street. 
 
Mr. Lackey stated that the property is in a transitional area though. 
 
Mr. Crook stated that it does not change the fact that the residents are 
opposed to the application. 
 
Mr. Lackey stated he questions how the petition was presented to the 
residents.  Mr. Lackey stated there isn’t anyone who knows how it was 
done or checked signatures. 
 
Richard Beardmore stated that he wasn’t sure if the signatures were 
property owners or residents.   
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Mr. Crook asked Mr. Boyd if the Planning Commission should not consider 
the petition due to the inability to verify how the signatures were obtained.  
Mr. Boyd confirmed. 
 
Mr. Beardmore asked if the applicant is requesting to withdraw the 
application based on the staff recommendations with conditions that are 
not agreeable. 
 
Mr. Boyd stated he wanted to see what the Planning Commission decides 
and will re-evaluate if need be.  Mr. Boyd stated he is standing firm on the 
requested PUD.  Mr. Boyd stated these issues goes back to negotiations 
of good faith.  Mr. Boyd stated that if the use of this property was truly 
negotiated, the applicant may have made changes.  Mr. Boyd stated there 
wasn’t really any discussion about the access. 
 
Brett Klausman asked why the sporting goods store was specifically 
excluded or withdrawn from staff recommendations.  Mr. Klausman asked 
if it was due to gun sales or traffic patterns.  Mrs. Driver explained that due 
to traffic patterns, it is not appropriate for the transitional node.  Mr. 
Klausman asked if a hair salon would be appropriate and would have less 
traffic than sporting goods stores.  Mr. Klausman stated that the limitations 
sounded like it was geared more towards the use than any other reason. 
 
Mr. Gales asked how long have those particular uses been zoned for C-1 
use.  Mr. Hoover stated approximately thirty years.  Mr. Hoover explained 
not much has changed in the code on commercial land uses in the past 
ten to fifteen years. 
 
Mr. Crook asked if the applicant purchased the property as a residential 
property.   Mr. Boyd confirmed.  Mr. Lackey asked if the property was 
previously zoned as commercial.  Mr. Hoover explained the building was 
once used as a gas station. 
 
Mrs. Driver stated the property was M-1 since 1992.  Mr. Boyd corrected 
and stated it was changed in 1998. 
 
Mr. Beardmore stated that in his discussion, people refer to this building 
as a light-commercial property. 
 
Dennis Haugh asked if someone could live in the building and have gun 
sales.  Mrs. Driver stated that through a Home Occupation Permit, this 
could happen but they would not have retail or walk-in customers, just 
internet sales.  Mrs. Driver added that the owner would have to live at the 
property also. 
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Michelle Cuevas-Stubblefield asked if the building was being occupied as 
a residence. 
 
Robert Stevens, owner, explained he currently resides at 1700 SW 
Buchanan and operates under a home occupation permit as a gunsmith 
and conducts online sales of firearms.   
 
Mr. Stevens stated he doesn’t understand the decision to change the use 
of the building to exclude a sporting goods store and feels it is 
discriminatory.  Mr. Stevens asked to be judged on merit and have the 
same opportunity as others to exist.  Mr. Stevens stated he is the only line 
of defense in illegal gun sales, person-to-person gun sales and gun-show 
loopholes.  Mr. Stevens stated that the Planning Staff changed their 
recommendation due to their fear and apprehension of a sporting goods 
store and how it would reflect negatively on the neighborhood.  
 
Mr. Stevens stated that he suggested to putting the logo up, instead of 
advertising on a sign that says he sells guns and do appointments only to 
make the proposed work.  Mr. Stevens stated when standing on the 
property, looking around, everything in the vicinity is commercial except 
one residential property. 
 
Mr. Crook asked if the properties behind the proposed are residential.  Mr. 
Stevens confirmed.   Mr. Crook asked if the area is predominately 
residential.  Mr. Stevens agreed. 
 
Mr. Crook stated he is an Iraq war veteran and appreciates firearm sales.  
However, Mr. Crook stated that he does not agree with gun sales in a 
predominately residential neighborhood. 
 
Mr. Stevens stated he understood and just wants the opportunity to 
conduct his business.  Mr. Stevens explained the property was not 
purchased with the intent of using as residential.  Mr. Stevens explained 
that the property was bought through an estate sale and it was assumed 
to be commercial.  Mr. Stevens explained that the property was used as 
an office and rented to others for that purpose.  Mr. Stevens explained he 
had viewed other properties as prospective locations but once this 
property became available, he felt it was appropriate.  Mr. Stevens stated 
he received he received 100% support from the NIA and stated that Anne 
Marshall supported him and was going to be in attendance at the Planning 
Commission.  Mr. Stevens stated that the minutes of the NIA meeting will 
reflect a unanimous vote to support the business. 
 
Mr. Gales asked how far the proposed is from the pawn shop located at 
17th and Washburn.  Mr. Stevens stated approximately four blocks.  Mr. 
Stevens testified he was almost assaulted in that area recently during a 

Attachment number 6 \nPage 5 of 11



 

6 

 

walk. 
 
Mr. Klausman asked how firearms fall into sporting goods category or how 
that is defined.  Mr. Klausman asked if one were to advertise by logo, can 
that fit into another designation.   Mr. Hoover explained there is not a 
specific classification for firearms, so the best description the City of 
Topeka has is sporting goods.  Mr. Hoover explained the designation 
covers the sale of archery, football helmets or gear for a college team. 
 
Mr. Klausman asked if collectible sporting cards would fit into that 
category.  Mr. Hoover stated the collectibles are not considered sporting 
goods.  Mrs. Driver stated that sporting goods are larger operations, such 
as Dicks Sporting Goods. 
 
Mr. Klausman asked what is to stop Mr. Stevens from opening the shop as 
a specialized dealer of a specialized product.  Mr. Hoover stated the 
zoning is the issue.  Mr. Hoover the advantage of the PUD rezone allows 
a zoning district to be custom tailored.  Mr. Hoover stated this case starts 
with a C-1 zoning district.  Mr. Hoover stated that it is customary to delete 
or add uses when doing a PUD rezone. 
 
Mr. Lackey stated the Planning Commission did not do this with the recent 
approval of the rezoning on 37th and Burlingame when the applicant 
wanted to put a liquor store at the location proposed.  Mr. Hoover 
explained that case was not a PUD, but a regular rezoning application.  
Mr. Lackey stated the issues with that case pivoted on the use of the 
property being for a liquor store.  Mr. Lackey stated that if the application 
was for a Dairy Queen, there probably wouldn’t be the same discussion.  
Mr. Crook stated he would oppose a Dairy Queen at that location due to 
the traffic and the nuisance to the neighborhood. 
 
Michelle Cuevas-Stubblefield asked how the Dairy Queen and sporting 
goods store further west on 17th Street compared to the proposed.   Mrs. 
Driver stated the properties Ms. Cuevas-Stubblefield questioned are 
zoned C-2, Commercial, and have been for a long time. 
 
Mary Feighny suggested to Mr. Gales that anyone else wishing to speak 
should be allowed since the applicant spoke. 
 
Proponents:   
No one spoke in favor of the proposal.   

 
Opponents: 
Robert Fitzgerald, resident of the area, spoke in opposition of the 
proposal.   Mr. Fitzgerald stated that he is sympathetic to Mr. Stevens’ 
situation and has visited with him.  Mr. Fitzgerald stated he is still in 
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opposition of the proposed as it exists.  Mr. Fitzgerald offered to discuss 
the petition and how it was presented to the neighborhood.  Mr. Fitzgerald 
explained that he asked the Planning Staff if a petition would be 
considered and was told it would as long as it was presented by 
September 16, 2013.  Mr. Fitzgerald stated that is when he submitted the 
petition.  Mr. Fitzgerald apologized for not turning it in sooner, if it would 
have been helpful, but he was following the instruction he received.   
 
Mr. Fitzgerald explained that the Planning Commission should consider 
the petition as it would be no different than a commissioner speaking to a 
constituent and taking into considering their thoughts when making a 
decision.  Mr. Fitzgerald stated he is an attorney in the community and he 
would not state false accusations before the governing body. 
 
Mr. Fitzgerald stated there are over fifty signatures on the petition.  Mr. 
Fitzgerald stated the language in the petition and discussions explained 
the change regarding three parcels to a commercial zoning.  Mr. 
Fitzgerald explained that he spoke to the neighbors and most were 
shocked to learn that a gun shop was going in the proposed location.  Mr. 
Fitzgerald stated that he learned in his discussions with neighbors that 
many are legal owners of weapons and have them in their home but are 
opposed to a gun shop in the area.  Mr. Fitzgerald stated that he 
explained that parking lots are unlikely to become residential lots again.  
Mr. Fitzgerald stated that once residential lots are available, there are 
organizations that are willing to rehabilitate the property and build new 
homes.  Mr. Fitzgerald explained the properties at 1816 and 1820 Fillmore 
are Habitat for Humanity project homes.  Mr. Fitzgerald suggests that 
properties, such as 1115 and 1117 SW 17th Street could be considered 
the same as long as they remain residentially zoned.  Mr. Fitzgerald stated 
that once a property is rezoned as commercial, the neighborhood loses 
the opportunity to have new homes in the area. 
 
Mr. Fitzgerald’s time expired.  Mr. Crook moved to give Mr. Fitzgerald two 
more minutes to speak, Mr. Beardmore seconded. 
 
Mr. Fitzgerald continued that the Chesney Park Plan prohibited strip 
commercialization.  Mr. Fitzgerald stated the proposed is strip 
commercialization.  Mr. Fitzgerald stated that changing the property is 
changing three parcels and will have an affect on the neighborhood. 
 
Mr. Fitzgerald stated the signatures were accompanied with addresses 
and phone numbers and are easily verifiable.  Mr. Fitzgerald express 
concern with the comment that some of the properties were rentals.  Mr. 
Fitzgerald stated there are residents, not only owners, on the petition and 
their concern should be weighed in the decision. Mr. Fitzgerald explained 
he understands the Protest Petition process. 
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Mr. Klausman asked if Mr. Fitzgerald is a resident of the neighborhood.  
Mr. Fitzgerald confirmed with his address.  Mr. Klausman asked Mr. 
Fitzgerald how he felt about the applicant operating a gun store from the 
home currently.  Mr. Fitzgerald explained that he understood that Mr. 
Stevens lives at the property and there isn’t anything he can do to oppose 
that.  Mr. Fitzgerald stated he had conversations with individuals that 
confirmed Mr. Stevens lives there and is there a good portion of the time.  
Mr. Fitzgerald stated that he understands that if the property was 
commercial, the property would be vacant after 8:00 p.m. and would be 
until opening the next day.  Mr. Fitzgerald added that the potential that a 
firearms dealer is not being there at night poses great concern. 
 
Mr. Haugh asked how members of the Neighborhood Association 
supported the proposed yet there are residents who have signed the 
petition in opposition.  Mr. Haugh asked how many members of the 
neighborhood are members of the association.  Mr. Fitzgerald stated he 
has attended many of those meetings and as long as someone goes to 
the meetings they are a member of the association.  Mr. Fitzgerald stated 
he spoke with Anne Marshall and she stated there were ten or fewer 
members in attendance the night the proposed was presented.  Mr. 
Fitzgerald stated he was told no one in attendance opposed  the proposal.  
Mr. Fitzgerald added that he was not in attendance at the meeting in 
which the applicant presented this.  Mr. Fitzgerald stated that in speaking 
with Ms. Marshall, she did not recall a vote just that no one spoke in 
opposition of supporting Mr. Stevens request. 
 
Mr. Lackey asked since the NIA had an opportunity to hear from the 
applicant, why didn’t people attend to hear everything the applicant had to 
present.  Mr. Fitzgerald stated he went out in the community and solicited 
the feedback.  Mr. Fitzgerald stated their concern could be about 1700 SW 
Buchanan or the nature of the business.  Mr. Lackey stated it could be 
because residents only heard one side of the story.  Mr.  Fitzgerald stated 
the point is that there is one side requesting the rezoning and the other is 
those that oppose the change.  Mr. Fitzgerald stated that the clear point is 
that there is a reason the residents oppose the change.  Mr. Lackey stated 
that there would be more stock in his petition if we knew the residents had 
heard both sides of the issue. 
 
Ms. Cuevas-Stubblefield asked if both sides were represented at the NIA 
meeting and when presenting the petition to the neighbors.  Mr. Fitzgerald 
stated his side was not represented at the NIA meeting. 
 
Testimony 
 
Ann Marshall, President of Chesney Park NIA.  Ms. Marshall stated 
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there are 525-550 residences in the neighborhood.  Ms. Marshall stated 
the NIA was approached about the proposed by Mr. Stevens.  Ms. 
Marshall stated she cannot remember specifically how many members 
were present at the meeting.  Ms. Marshall stated Mr. Stevens presented 
the information and what the use was for the property and was eager to 
work with the NIA to make his change.  Ms. Marshall explained there was 
no one in opposition at the time so the NIA stated they would support the 
change.  Ms. Marshall stated she wasn’t sure that there was vote but 
rather a consensus that the NIA would support the change of usage for 
the property.  Ms. Marshall stated Mr. Stevens has been very active and 
the NIA welcomes that. 
 
Dave Stevens, resident of neighborhood and father of applicant.  Mr. 
Stevens stated there were signs in the neighborhood advertising the 
proposed zoning change.   Mr. Stevens explained that he bought the 
property through an estate sale and bought the property with the intention 
of using it as an office. Mr. Stevens explained that he rented the property 
as a residence and had problems with the renter.  Mr. Stevens stated that 
he is pro-business and a life-long Topekan who want opportunities for 
persons to start a business. 
 
Mr. Klausman asked if it is common to carve out uses for a PUD and if Mr. 
Hoover could provide an example.  Mr. Hoover confirmed and stated there 
is a case upcoming that will be in the same situation.  Mr. Hoover stated it 
is a home that is zoned O&I but will seek a PUD with one C-2 use.  Mr. 
Hoover stated there will be limits placed on the use the applicant is 
requesting.  Mr. Hoover explained that there were uses that were deleted 
from the recent Walmart case.  Mr. Hoover explained one example was 
the deletion of an auto-body repair business in C-4 and Mr. Hoover stated 
it was removed in the Walmart case. 
 
Mr. Gales asked if there is a recommendation from the Planning Staff with 
some modifications from the staff report from the August hearing.  Mr. 
Gales explained that the applicant’s representative stated the applicant is 
not in agreement with the conditions presented at the current hearing. 
 
Mr. Klausman asked Ms. Feighny what options the Planning Commission 
has in regard to this matter. Ms. Feighny explained the Planning 
Commission may approve the PUD subject to (and list the conditions) and 
then forwarded to the City Council with a recommendation.  Ms. Feighny 
explained the City Council can modify the recommendation also.  Ms. 
Feighny explained that if nothing is approved, the proposed would go to 
the City Council as a disapproval of the application. 
 
Mr. Lackey asked if the Planning Commission can move to approve the 
applicant and exclude the items that the applicant does not agree to.   
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Mr. Klausman stated he is in favor of passing the PUD without the limit of 
uses. Mr. Klausman stated he is concerned with the access to 17th Street 
but believe it makes sense to leave it in. 
 
Mr. Gales stated he agrees with Mr. Klausman but is leery about being 
selective about what C-1 uses they agree to or not.  Mr. Gales suggested 
that the Planning Commission be consistent with the zoning uses and not 
being selective of the specific uses.  Mr. Gales stated that there are more 
problems when picking and choosing the uses.  Mr. Gales stated there is 
a history of commercial uses and he understands people not wanting a 
specific use.  Mr. Gales explained he appreciates the diligence the 
Planning Staff has put into the recommendations and suggests the 
Planning Commission should consider looking forward in the code to 
review the re-zoning of properties in small districts. 
 
Mr. Crook stated that it is significant to consider the fifty signatures of the 
petition that do not support the re-zoning of the proposed property.  Mr. 
Crook asked if the commissioners are respecting the wishes of a portion 
of the neighbors in the area.  Mr. Crook asked if the Commissioners are 
serving the community. 
 
Mr. Gales stated he agrees but the Planning Commission should be 
considering the zoning of the property, whether commercial or another 
zoning district.  Mr. Gales stated the Commission needs to be careful in 
picking the uses of the proposed. 
 
Nicholas Jefferson asked if C-1 zoning is approved, what would prevent a 
larger sporting goods store from building on the three parcels of the 
proposed in the future.  Mr. Gales explained that the property will still be 
required to go through the design requirements.   
 
Mr. Hoover explained that the proposed two parcels are for vehicle 
surface parking.  Mr. Hoover stated there have been a few petitions in the 
past dealing with parking resolving issues of not having enough parking.  
Mr. Hoover stated vehicle surface parking is a transitional use because it 
is used mostly during the day.  Mr. Gales asked if on-street parking is 
allowed on this road.  Mr. Hoover stated on-street parking is permissible 
on Clay and Buchanan. 
 
Mr. Gales asked if commercially zoned properties have cut-back parking, 
for example Huntoon and Oakley.  Mr. Hoover confirmed.  Mr. Gales 
explained this is an exception due to the nature of the neighborhood.   
 
Mr. Beardmore stated he is disappointed that staff has presented a 
recommendation that the applicant does not agree with.  Mr. Beardmore 
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stated they are receiving conflicting information regarding the NIA meeting 
and the petition, regarding how it was presented.  Mr. Beardmore stated 
the area will not be a high traffic area with the proposed use.  Mr. 
Beardmore stated a sandwich shop would have more traffic.  Mr. 
Beardmore stated he feels as though staff’s recommendations are picking 
and choosing the use of the property.  Mr. Beardmore stated he felt as 
though staff has not worked with the applicant enough to come to an 
agreement.  Mr. Beardmore stated it is difficult to decide what to do and 
maybe there is another option. 
  
Mr. Klausman stated that it is important to keep in mind that the case will 
be forwarded to City Council.  Mr. Klausman stated that moving it forward 
will allow City Council the opportunity to review the decision. 
 
Mr. Gales stated the Planning Commission should feel obligated to 
prepare the best recommendation before forwarding to City Council.  Mr. 
Klausman agreed. 
 
Bret Klausman moved to approve the proposed with staff 
recommendations with the exception of condition number two.  The motion 
failed to receive a second.  Motion failed. 

 
Mr. Gales asked if a motion is disapproved, what the limitations of the 
applicant are.  Ms. Feighny stated the recommendation to disapprove 
would be forwarded to City Council.  Mr. Gales asked if the applicant is 
limited to the time when they may reapply.  Mr. Hoover stated it is twelve 
months.  Ms. Feighny added that the time limit can be waived by the 
Planning Commission.  Mr. Hoover cited the City Codebook with the 
limitations. 
 
Ms. Feighny explained a “yes” vote means that the application is 
disapproved and will invoke a twelve month waiting period for the 
applicant.  Mr. Klausman asked if the neighbor could apply.  Ms. Feighny 
stated the twelve months is for the applicant. 
 
Dustin Crook moved to disapprove the proposed PUD, seconded by 
Nicholas Jefferson.    The motion to disapprove failed.  
Commissioners (2-6-1, Kevin Beck abstained from the vote) 

 
Scott Gales moved to defer the case until November 18, 2013 Planning 
Commission Meeting, seconded by Dennis Haugh.  APPROVAL.   (8-0-1, 
Kevin Beck abstained from the vote) 

 
Kevin Beck entered the room. 
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Minutes of the 
Topeka Planning Commission 
Monday, November 18, 2013 

 
PUD 13/2 Stevens 17th Street Planned Unit Development by David H. Stevens & 
Robert J. Stevens and MLW, LLC requesting to amend the District Zoning 
Classification from “M-1” Multiple Family Dwelling District TO “PUD” Planned Unit 
Development (“C-1” Commercial District uses with a residential component, “O&I-2” 
Office & Institutional District use group, and “M-1” Multiple Family Dwelling District 
use group) on properties located at 1700 SW Buchanan Street and 1113-1115 SW 
17th Street and a vehicle surface parking lot as principal use on the property at 1113-
1115 SW 17th Street only. (Driver) PUBLIC HEARING CONTINUED FROM 
September 16, 2013. 
Kevin Beck left the room. 

 
Discussion by members:  Bill Fiander introduced the staff report and 
explained what has changed and what is now proposed based on the 
agreement of the applicant and the Planning Department.  Mr. Fiander stated 
the case was heard in public hearings on August 19th and September 16th, 
2013.  Mr. Fiander explained the previous staff recommendations were made 
based on two key issues: research that indicated that gun shops and 
gunsmith shops are allowed in higher intensity zoning districts and the use 
and the consistency of use with the neighborhood plan.  Mr. Fiander stated 
the extra time has allowed staff to review and separate the two issues.  
Separate from this case, Mr. Fiander stated that the Planning Department is 
preparing to calibrate the zoning districts and the uses allowed. Staff 
recommendations for this case address consistency with the neighborhood 
plan. 
 
Annie Driver summarized the staff report for the case.   
 
Proponents:  
Mark Boyd, Schmidt Beck and Boyd, Engineering, PA., spoke in favor of 
the proposal.  Mr. Boyd stated there are considerably fewer conditions on the 
proposed than previously set.  Mr. Boyd thanked the Planning Department for 
thinking outside the box. Mr. Boyd stated that the applicant agrees with the 
conditions. 
 
Michelle Cuevas-Stubblefield asked for clarification on phase two regarding 
the requirement of having either an office with residential or just residential.  
Mr. Boyd confirmed.  Ms. Cuevas-Stubblefield asked if the vehicle surface is 
for vehicle parking only.  Mr. Boyd stated if developed as an office, it can 
stand alone with other design elements with the landscape buffer and access 
to be addressed at the time of site plan review.  Mr. Boyd stated that if the 
property was to be developed as a “C-1”, the residential component, with live 
in condition, would be required.  Mr. Boyd stated if it is “C-1” or office space 
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use, the access issue will be reviewed during the site plan review.  Mr. Boyd 
added that if the property is developed as a two-family property, the access is 
still viable on 17th Street. 
 
Mike Lackey asked if the applicant agrees to prolong addressing the issues.  
Mr. Boyd confirmed and stated it makes sense to address the issues when 
determining the design elements.  Mr. Boyd stated it is difficult to guess what 
the future will bring. 
 
Mr. Lackey stated he agreed. 
  
Tom Bennaka, President of Chesney Park Neighborhood Improvement 
Association, spoke in favor of the proposal.  Mr. Bennaka stated there are a 
lot of vacant lots in the neighborhood and the Neighborhood Improvement 
Association has worked to revitalize the neighborhood.  Mr. Bennaka stated 
this is a great opportunity and looks forward to Mr. Stevens being a part of the 
revitalization.  Mr. Bennaka added that the applicant has been involved with 
the Neighborhood Improvement Association. 

 
Ms. Cuevas-Stubblefield asked if the Chesney Park Neighborhood 
Improvement Association will still support the proposed if the property 
becomes a surface parking lot.  Mr. Bennaka stated the Neighborhood 
Improvement Association were notified that there was a chance that the 
property could become a surface parking lot.  Mr. Bennaka stated that they 
are looking forward to getting cars off the streets and having the building 
occupied.  Mr. Bennaka stated he supports any neighborhood revitalization 
and improvement. 
 
Opponents:  
No one spoke in opposition of the proposal. 
 
Dennis Haugh asked if the residential component requires an apartment or 
dwelling if they run the business.  Ms. Driver stated residential occupancy. 
 
Mr. Haugh if the business would close if the renter leaves.  Mr. Fiander stated 
it becomes a reasonable factor of whether it is intentionally vacant or 
temporarily vacant. 
 
Nicholas Jefferson asked if there could be situation with a store below and a 
resident on upper level.  Mr. Fiander confirmed and stated a resident could be 
in the rear of the building.  Mr. Fiander stated there is a situation similar down 
the block. 

Richard Beardmore moved to approve the proposal as written, seconded by Mike 
Lackey.  APPROVAL. (7-0-1, Kevin Beck abstained, Dustin Crook was absent.) 
Kevin Beck returned to the room. 
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CATEGORY/SUBCATEGORY 020 Resolutions / 004 Public Improvements

CIP PROJECT: Yes

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, amending and authorizing the project 
budget for Improvement Project No. 30127-12, which provides for the design and construction to 
extend the existing Shunga Multipurpose Trail, as more specifically described herein and repealing 
City of Topeka Ordinance No. 18721.  First Reading.  (Council District Nos. 7 and 8)  
 
(Approval would authorize the extension of the Shunga Multipurpose Trail near SW Fairlawn Road and SW 
29th Street. The City's portion of the project funding is $105,000 of General Obligation Bonds, $970,000 of 
Kansas Department of Transportation Enhancement Grant funds, and $225,000 of Shawnee County Parks 
and Recreation Department funds for a total project budget of $1,300,000.  This project is included in the 
2003 and 2005 Capital Improvement Budget.)

POLICY ISSUE:

Approval would extend the Shunga Multipurpose Trail and improve safety and accessibility for pedestrians 
and bicyclists in the area. 

STAFF RECOMMENDATION:

Staff recommends the Council move to approve the revised project budget and adopt ordinance. 

BACKGROUND:

On October 3, 2006, a project budget in the amount of $554,700 was approved by City Council to extend the 
Shunga Multipurpose Trail near SW Fairlawn Road and SW 29th Street to be funded by City General 
Obligation Bonds ($143,500) and by a Kansas Department of Transportation Grant ($421,200). Due to 
issues with the design consultant going out of business, the project was not constructed at that time. 

 

Item #17



 
The Shawnee County Parks & Recreation Department would like to move forward with the construction of 
this trail extension and is authorized to contribute $225,000 towards the project. The Kansas Department of 
Transportation has also increased their funding to $970,000. The City's share of costs will decrease to 
$105,000 with this Revised Project Budget from the originally approved amount of $143,500. 

BUDGETARY IMPACT:

Total Project Budget Cost: $1,300,000 

SOURCE OF FUNDING:

City of Topeka (General Obligation Bonds)                 $ 105,000 
Kansas Department of Transportation 
(Transportation Enhancement Grant)                            $  970,000 
Shawnee County (Parks and Recreation Department)  $  225,000  
 

ATTACHMENTS:

Ordinance 

Revised Project Budget 

Debt Service 

Fact Sheet 

30127-12 Map 

Ordinance No. 18721 

Item #17



IMPROV.PRJ/30127-12 Amend    10/7/2013 1 

(Published in the Topeka Metro News________________________________________) 1 
 2 

ORDINANCE NO._______ 3 
 4 

AN ORDINANCE introduced by City Manager Jim Colson, amending and authorizing 5 
the project budget pursuant to § A12-1 of the Topeka Municipal Code 6 
for Improvement Project No. 30127-12 which provides for the design 7 
and construction to extend the existing Shunga Multipurpose Trail, as 8 
more specifically described herein, and repealing City of Topeka 9 
Ordinance No. 18721. 10 

 11 
 WHEREAS THE COUNCIL OF THE CITY OF TOPEKA passed and approved 12 

Ordinance No. 18721 on October 3, 2006, which authorized Improvement Project No. 13 

30127-12 which provided for the extension of the Shunga Multipurpose Trail; and 14 

 WHEREAS, Ordinance No. 18721 established a project budget of $564,700.00 to 15 

be funded by general obligation bonds in the amount of $143,500.00 and $421,200.00 16 

from a Kansas Department of Transportation Grant; and 17 

 WHEREAS, the total project budget has increased and Shawnee County has been 18 

added as funding source, so the project budget must be amended to reflect these changes. 19 

NOW, THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF THE 20 

CITY OF TOPEKA, KANSAS, that it finds the following described public improvement to be 21 

necessary and in the public interest and does hereby authorize, pursuant to Section A12-1 22 

of the Topeka Municipal Code, Improvement Project No. 30127-102 with a project budget 23 

summarized herein and fully set forth on the attachment hereto. 24 

A. GENERAL NATURE OF IMPROVEMENT: 25 
 26 
This project is located on the Shunga Trail from Fairlawn Avenue to SW 29th 27 
Street.  The project will include the development of plans and specifications 28 
to extend the existing Shunga Multipurpose Trail westerly and southerly 29 
following Shunga Creek on the north side of the Creek from SW Fairlawn 30 
Street to the south side of SW 29th Street. This project includes design and 31 
construction of a 10-foot wide concrete sidewalk, bridge across the creek, 32 
slope stabilization, retaining walls, construction inspection, project 33 
administration, and right of way acquisition. 34 
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 35 
B. ESTIMATED OR PROBABLE COST: 36 

 37 
$1,300,000.00 38 
 39 

 C. APPORTIONMENT OF COSTS: 40 
 41 

Kansas Department of Transportation 42 
Transportation Enhancement Grant $970,000.00 43 
 44 
Shawnee County Parks and Recreation $225,000.00 45 
 46 
City of Topeka 47 
General Obligation Bonds and any other legally available funds  $105,000.00 48 
 49 
TOTAL $1,300,000.00 50 

 51 
 BE IT FURTHER ORDAINED that Ordinance No. 18721 is hereby repealed. 52 
 53 
 PASSED and APPROVED by the City Council on _________________________. 54 
 55 
       CITY OF TOPEKA, KANSAS 56 
 57 
 58 
 59 

________________________________ 60 
       Larry E. Wolgast, Mayor 61 
ATTEST: 62 
 63 
 64 
 65 
______________________________ 66 
Brenda Younger, City Clerk 67 
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December 4, 2013 

 DATE: December 10, 2013

CONTACT PERSON: Bill Fiander/Bill 
Hoover

DOCUMENT #: PUD13/3

SECOND PARTY/SUBJECT: Laird Noller Ford/USD 
501

PROJECT #: NA

CATEGORY/SUBCATEGORY 014 Ordinances – Non-Codified / 007 Zoning

CIP PROJECT: No

ACTION OF COUNCIL: JOURNAL #:

PAGE #:

DOCUMENT DESCRIPTION:

 
AN ORDINANCE introduced by City Manager Jim Colson, amending the “District Map” referred to 
and made a part of the Zoning Ordinances by Section 18.50.050 of the Topeka Municipal Code by 
providing for certain changes in zoning on property located in the southwest quadrant of SW 21st 
Street and SW Topeka Boulevard from “C-4” Commercial District and “M-1” Two-Family Dwelling 
District ALL TO “PUD” Planned Unit Development District (“C-4” Commercial and “C-3” Commercial 
use groups).  First Reading.  (PUD13/3) (Council District No. 3) 
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor. 
 
(Approval would allow expansion of car sales facilities for Laird-Noller Ford vehicle dealership.)

POLICY ISSUE:

The Governing Body has the following options to consider:  
 
(1) Adopt the recommendation of the Planning Commission by a majority vote (6) of the Governing Body, 
 
(2) Override the recommendation of the Planning Commission by a two-thirds majority vote (7) of the 
Governing Body.  
 
(3) Return the recommendation to the Planning Commission with a statement specifying the basis for the 
Governing Body's decision to approve or disapprove by a majority vote (6) of the Governing Body.

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance.

 

Item #18



BACKGROUND:

Laird Noller Ford is also requesting a variance of 10 feet from the front yard setback along SW Topeka 
Boulevard on the northern parcel so the existing sales and administration building can be remodeled and 
expanded with the front face of the building expansion having a 15-foot setback in lieu of the standard 25-
foot setback.  
 
Any sales of vehicles having a gross vehicle weight rating of 12,000 pounds would be conducted on the 
northern parcel or the truck sales lot located on the east side of SW Topeka Boulevard, as these are “C-4” 
Commercial uses.  As proposed, the southern parcel would only need “C-3” Commercial uses since only 
automobiles (or trucks under 12,000 pounds gross vehicle weight rating) would be sold on this parcel. 

A neighborhood information meeting (NIM) was held for this petition on October 29, 2013.  About 50 
neighboring property owners within 500 feet of the site and two NIA’s were notified.  No property owners 
attended the meeting; however, representatives for Laird Noller Ford and the City Planner attended. 

The Planning Department recommended conditional approval of the PUD. One of the key recommendations 
was that the southern parcel provide a 6-foot wide residential buffer along its western and southern property 
lines and a 20-foot wide landscaped area along its eastern property line fronting SW Topeka Boulevard. 
These are standard requirements in the City’s landscape regulations and staff believed they were important 
so the proposed PUD rezoning could transition down from the more intensive northern parcel to the nearby 
residential parcels to the south in order to meet transition requirements of the comprehensive plan. The 
applicant requested that the Planning Commission support reducing or eliminating the 20-foot landscaped 
area since the balance of the dealership properties had no landscaping along Topeka streets.   
 
The Planning Commission recommended the petition be approved on November 18, 2013. 

BUDGETARY IMPACT:

There would be no budgetary impact to the City.

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

Ordinance 

Summary Report 

staff report 

Aerial Photo 

Zoning Map 

Site Plan 

NIM data 

11-18-13 PC Minutes 
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(Published in the Topeka Metro News __________________) 
 
 

 ORDINANCE NO. ________________________                    
 

AN ORDINANCE introduced by City Manager Jim Colson, amending the “District Map” referred to 
and made a part of the Zoning Ordinances by Section 18.50.050 of the Topeka Municipal Code 
(TMC), by providing for certain changes in zoning on property located in the southwest quadrant of 
SW 21

st
 Street and SW Topeka Boulevard from “C-4” Commercial District and “M-1” Two-Family 

Dwelling District ALL TO “PUD” Planned Unit Development District (“C-4” Commercial and “C-3” 

Commercial use groups). (PUD13/3) (Council District No. 3) 
 

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 
 

 Section 1. That the “District Map” referred to and made a part of the Zoning Ordinance by 

Section 18.50.050 of the Topeka Municipal Code (TMC), be and the same is hereby amended, by 

reclassifying the following described property: 

A TRACT OF LAND BEING ALL OF All of lots 0 through 25 on SW 21st Street, lots 4 

through 26 on 22nd Street, lots 10 through 26 on 23rd Street, lots 757 through 809 on SW 

Topeka Boulevard, including vacated 22nd Street and vacated alleys adjacent to said 

lots, all in Ladies Addition, less any right of way taken for street purposes. 

 

And, 

 

Beginning at a point on the North line of said Lot 811 in said Ladies Addition, at a point 

15.00 feet West of, measured perpendicular to the West line of SW Topeka Boulevard; 

thence South 13° 05’ 43” West, parallel with the West line of said SW Topeka Boulevard a 

distance of 206.98 feet; thence South 88° 10’ 25” West on the South line of said Lot 826 

and it’s extension a distance of 326.63 feet to the center of Tyler Street; thence North 00° 

56’ 33” West on the center of said Tyler Street a distance of 200.02 feet; thence North 88° 

10’ 25” East on the North line of said Lots 811, 812 and there extensions a distance of 

376.84 feet to the point of beginning. 

 

All in the Northwest Quarter of Section 7, Township 12 South, Range 16 East of the 6th 

P.M., in the City of Topeka, Shawnee County, Kansas and  

 

CONTAINING 8.07 ACRES, MORE OR LESS. 
 

 

Section 2. The development of the site is from “C-4” Commercial District and “M-1” 

Two-Family Dwelling District ALL TO “PUD” Planned Unit Development District (“C-4” 
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Commercial and “C-3” Commercial use groups). 

Subject to: 

1. Use and compliance of the site in accordance with the recorded Master Planned 

Unit Development Plan for Laird Noller PUD.  
 

 Section 3. The Master PUD Plan for Laird Noller shall be recorded with the Shawnee 

County Register of Deeds in accordance with Section 18.190.060(b) of the Topeka Municipal Code 

(TMC).  Following the recording of the Master PUD Plan and prior to any building and/or land 

development on the site, a site development plan shall be submitted for review and administrative 

approval by the Planning Director. 

Section 4. This Ordinance shall take effect and be in force from and after its passage, 

approval and publication in the official city newspaper. 

Section 5. This Ordinance Number shall be fixed upon the “District Map”. 

 Section 6. All ordinances or parts of ordinances in conflict herewith are hereby repealed. 

PASSED AND APPROVED by the Governing Body of the City of Topeka, 

_________________, 2013. 

 
____________________________________ 
Larry E. Wolgast, Mayor 

ATTEST: 
 
 
____________________________________ 
Brenda Younger, City Clerk 

                                                            
 

                                                            To Be Codified _____ 
 

 Not To Be Codified    X__      
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CITY OF TOPEKA PLANNING DEPARTMENT 

SUMMARY REPORT 

Re:      PUD13/3  by: Laird Noller Ford / United School District #501 

This is a request to rezone 8.07 acres in the SW quadrant of SW 21st Street and SW 

Topeka Boulevard. The site is comprised of two parcels, with the northern parcel being 

the 6.46 acres where the Laird Noller Ford dealership is located and the vacant 

southern parcel being 1.61 acres that is owned by USD #501.  Laird Noller Ford has the 

southern parcel under purchase contract and desires to construct an automobile sales 

lot on it.  The southern parcel currently has “M-1” Two Family Zoning and is proposed 

for PUD Zoning with “C-3” Commercial uses for the automotive sales lot and the 

northern parcel has “C-4” Commercial Zoning and is proposed for PUD Zoning with “C-

4” Commercial uses. 

Laird Noller Ford is also requesting a variance of 10 feet from the front yard setback 

along SW Topeka Boulevard on the northern parcel so the existing sales/administration 

building can be remodeled and expanded with the front face of the building expansion 

having a 15-foot setback in lieu of the standard 25-foot setback. Any sales of vehicles 

having a gross vehicle weight rating of 12,000 pounds would be done on the northern 

parcel or the truck sales lot located on the east side of SW Topeka Boulevard, as these 

are “C-4” Commercial uses.  As proposed, the southern parcel would only need “C-3” 

Commercial uses since only automobiles (or trucks under 12,000 pounds gross vehicle 

weight rating) would be sold on this parcel. 

A neighborhood information meeting (NIM) was held for this petition on October 29, 

2013.  About 50 neighboring property owners within 500 feet of the site and two NIA’s 

were notified but no one showed up besides representatives for Laird Noller Ford and 

one City Planner. 

The Planning Department recommended conditional approval of this PUD, as 

referenced in the attached staff report. One of staff’s key recommendations was that the 

southern parcel provide a 6-foot wide residential buffer along its western and southern 

property lines and a 20-foot wide landscaped area along its eastern property line 

fronting SW Topeka Boulevard. These are standard requirements in the City’s 

landscape regulations and staff believed they were important so the proposed PUD 

rezoning could transition down from the more intensive northern parcel to the nearby 

residential parcels to the south in order to meet transition requirements of the 

comprehensive plan. The applicant requested that the Planning Commission support 

reducing or eliminating the 20-foot landscaped area since the balance of the dealership 

properties had no landscaping along Topeka streets. The Planning Commission 
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recommended the petition be approved with the 20-foot landscaped area by a vote of 5-

2-1 at its November 18, 2013 meeting, as referenced in the attached minutes.  (Most of 

the Planning Commission’s discussion was whether the 20-foot landscaped area should 

be reduced or eliminated not whether the PUD should be approved.) 

As there are no outstanding issues, the Planning Department requests the Governing 

Body move to approve this Conditional Use Permit.   
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Laird Noller PUD 

ZONING REPORT 
 

CITY OF TOPEKA PLANNING DEPARTMENT 

 

CASE NO:  PUD13/3 Laird Noller PUD                   by:  Laird Noller Ford and USD 501 

     

 

PROPOSAL:  A request to amend the District Zoning Classification from “C-4” Commercial District 

and “M-1” Two-Family District all to “PUD” Planned Unit Development District (with a “C-4” 

Commercial use group on the northern “C-4” Commercial area and a “C-3 Commercial use group on the 

southern “M-1” Two-Family area.  

 

LOCATION:  In the southwest quadrant of SW 21st Street and SW Topeka Boulevard. 

 

PRESENT USE:  The subject property is 8.07 acres in size and the existing Ford dealership occupies the 

northern 6.46 acres (Section “A” on the PUD Master Plan) and a vacant lot, owned by USD 501, is on the 

southern 1.61 acres (Section “B” on the PUD Master Plan).  

 

PROPOSED USE:  The entire site would be used for the Laird Noller Ford dealership with the vacant lot 

to the south being purchased by Laird Noller Ford for use as an auto sales lot, which is a permitted use in 

the “C-3” Commercial District. Any sales of vehicles having a gross vehicle weight rating of 12,000 

pounds or higher would be done on the northern portion of the site or on the truck sales lot at the SE 

corner of SW 21
st
 Street and SW Topeka Boulevard, as these are “C-4” permitted uses.  

 

This rezoning is in a PUD format since a planned building remodeling and addition of the existing 

sales/administration building on Section “A” would expand the building’s new front face further to the 

east and it would not be able to meet the 25-foot front yard setback along SW Topeka Boulevard.  A 

variance of 10 feet for this has been requested in the PUD Master Plan, so the building could be located a 

minimum of 15 feet from the SW Topeka Boulevard right-of-way. Otherwise, nothing is really changing 

zoning-wise on Section “A”, since it is currently zoned “C-4” Commercial District and being proposed for 

a PUD with “C-4” Commercial District uses. 

 

BACKGROUND/EXISTING CONDITIONS:  Section “A” has been zoned for commercial uses for 

over 50 years. Section “B” has been zoned “M-1” Two-Family Residential as far back as the extent of the 

City’s zoning records.   

 

CHARACTER OF NEIGHBORHOOD:  This site is located in a neighborhood where a variety of uses 

come together.  South of SW 24
th

 Street is basically a single-family neighborhood. However, north of SW 

24
th

 Street it is predominantly commercial uses with some institutional and occasional residential uses 

along SW Topeka Boulevard. Directly east of Section “B” along the east side of SW Topeka Boulevard 

are four single-family homes and further east are more single-family homes along SW Harrison Street and 

the west side of SW Van Buren Street.  
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ZONING CLASSIFICATION AND USE OF SURROUNDING PROPERTIES: 

 

ZONING CLASSIFICATION  PRESENT LAND USE 
 

North:  ”C-4” Commercial District   Harley Davidson dealership  

South:  ”M-1” Two-Family Residential District   Pre-school and school administrative facilities 

East:  ”C-4” Commercial District      Laird Noller Ford truck sales lot 

  “PUD”   with “C-3” Commercial Uses  Vacant but approved for auto sales lot 

  “M-1” Two-Family Residential District  Single-family homes 

West:  “M-1” Two-Family Residential District    Vacant USD 501 land with some parking lots  

           

LENGTH OF TIME PROPERTY HAS REMAINED VACANT AS ZONED OR USED FOR ITS 

CURRENT USE UNDER PRESENT CLASSIFICATION:  Noller Auto Sales has been on most of 

Section “A” for over 50 years while Section “B” has been vacant and likely used as accessory recreational 

land for Quinton Heights Elementary School when it had classes for elementary students. 

 

SUITABILITY OF PROPERTY FOR USES TO WHICH IT HAS BEEN RESTRICTED:  The 

site’s present classification is still consistent with the established pattern of zoning and land uses in the 

area. However Section “B” which is really the key element of this rezoning, is not very conducive to 

single-family or two-family homes since a large auto dealership is to the north, a major arterial roadway 

to the east, and school administrative facilities with a preschool to the south and southwest.  The proposed 

auto sales lot with landscape buffers along its eastern, southern and western property lines will help 

transition the existing Ford dealership on Section “A” with the less intensive land uses to the east, south, 

and west. This new auto sales lot would not allow the sale of vehicles having a gross vehicle weight rating 

of 12,000 pounds or higher as currently allowed on Section “A”.   

 

CONFORMANCE TO COMPREHENSIVE PLAN: Section “A” is designated “Mixed Use Zone” and 

Section “B” is designated “City Residential” on the Future Land Use Map.  In both these zones 

commercial uses are allowed in nodes where arterial roadways intersect (SW 21
st
 Street and SW Topeka 

Boulevard).  This proposal is considered to be consistent with the Comprehensive Plan provided it can 

effectively transition down in the level of intensity.      

 

THE EXTENT TO WHICH REMOVAL OF THE RESTRICTIONS WILL DETRIMENTALLY 

AFFECT NEARBY PROPERTIES:  The proposed amendment would permit Section “B” to develop 

consistent with the established larger overall pattern of zoning and land uses in the area but would extend 

the commercial uses further to the south. Staff believes the proposed changes should not have any 

significant negative impacts on nearby less intensive properties if:  

a. Section “B” has landscape residential buffers of 6 feet wide along its southern and western 

property lines and a general landscaped area of 20 feet wide along its eastern property lines, as 

required by the City landscape regulations. A 6-foot high fence or hedge is required as part of the 

two 6-foot wide residential buffers 

b. No auto service facilities are constructed on Section “B”.  
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These recommendations will minimize any impacts on single-family homes located directly across SW 

Topeka Boulevard; office/institutional type uses to the southeast, south and southwest; and single-family 

homes located about 700 feet to the west.  

 

THE RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE 

DESTRUCTION OF THE VALUE OF THE OWNER’S PROPERTY AS COMPARED TO THE 

HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNER:  No detrimental results are 

anticipated if staff’s recommendations are implemented since the perimeter landscaping and elimination 

of the auto service facility on Section “B” should make it reasonably compatible with the lower intensity 

uses to the east, south and west.  Thus, as recommended by staff there would appear to be no particular 

gain to the public health, safety, and welfare by maintaining the present restrictions. 

 

AVAILABILITY OF PUBLIC SERVICES:  All essential public utilities, services and facilities are 

presently available to this property and will not be overburdened by this proposal.    

 

COMPLIANCE WITH ZONING AND SUBDIVISION REGULATIONS:  
  

Application:  Complete. 

 

Minimum Lot Area: Compliant.  

 

Setbacks:  Compliant. 

 

Platting:  Section “B” would be replatted prior to purchase by Laird Noller Ford and issuance of any 

building permits. Currently Section “B” is platted (Ladies Subdivision) but the perimeter lot lines of the 

area being purchased do not align with the existing lot lines within Ladies Subdivision.  Additionally, 

Laird Noller Ford representatives have indicated they would like to vacate SW 23
rd

 Street, between SW 

Topeka Boulevard and SW Tyler Street, and SW Tyler Street, between SW 21
st
 Street and SW 23

rd
 Street, 

and replace it with a private, paved access road with maintenance by the property owners. These proposed 

changes, if approved, would also be included on the replat. 

 

CONCERNS OF STAFF AND REVIEWING AGENCIES:  This request has been submitted to all 

applicable reviewing agency staff for consideration and comment.  The outside reviewing staff had no 

concerns related to the proposed zoning changes for this project other than those that will be addressed 

during the replat, site plan, and building permit reviews.  

 

ADDITIONAL FACTORS: 

 

     1. Citizen Participation Process:  Neighboring residents within 500 feet of the site were notified and 

the Neighborhood Information Meeting was held at 6:00 PM on October 29, 2013, at 525 SW 21
st
 

Street (Laird Noller Ford meeting room).  However, no one showed up outside of the applicant’s 

representatives and a City planner. 

 

2. Neighborhood Improvement Association:  Not applicable. 
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     3. Capitol Plaza Area: Not applicable. 

 

     4. Flood Hazard Area: Not applicable. 

 

     5. Airport Hazard Area: Not applicable. 

 

STAFF RECOMMENDATION: 

 

Based upon the above findings and analysis Planning Staff recommends APPROVAL of the proposal 

subject to the following conditions: 

 

1. Use and development of the site in substantial accordance with the recorded PUD Master Plan of 

the Laird Noller Planned Unit Development. 

2. Modify the PUD Master Plan to show a 6-foot wide residential landscaped buffer along the 

southerly 6 feet of Section “B”, per Section 18.235.060(d)(1) TMC and a 20-foot wide 

landscaped area along the easterly 20 feet of Section “B”, per Section 18.235.060(d)(2)(ii) TMC. 

3. Modify the Project Performance Objectives for Section “A” to clarify that sales and service of 

trucks over 12,000 pounds gross vehicle weight rating are also permitted. 

4. In the Project Performance Objectives for Section “B” remove “service facility” as a proposed 

use. 

5. The auto sales area shall be permitted and paved prior to using Section “B” for the display or 

storage of motor vehicles. 

 

 

 

  Prepared by:   Bill Hoover, AICP 

              Planner III  
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1 

 

 

Minutes of the 
Topeka Planning Commission 
Monday, November 18, 2013 

 
PUD 13/3 by Laird Noller Ford and USD 501 requesting to amend the District 
Zoning Classification from “C-4” Commercial District and “M-1” Two-Family Dwelling 
District all to PUD with “C-4” Commercial District uses on the existing auto 
dealership land and “C-3” Commercial District uses on the vacant property to the 
south, all located in the southwest quadrant of SW Topeka Boulevard and SW 21st 
Street. (Hoover) 
 

Richard Beardmore remained out of the room. 

 
Discussion by members:  Bill Hoover summarized the staff report for the 
case.  Mr. Hoover stated that the applicant held a Neighborhood Information 
Meeting on October 29th but none of the invited neighbors, within 500 feet of 
the property, attended. 
 
Dennis Haugh asked if there were lighting restrictions in Section B.  Mr. 
Hoover stated the lighting brightness is limited to three foot candles and must 
be shielded.  Mr. Hoover stated the requirement would cover all four property 
lines. 
 
Mr. Lackey asked for clarification of what is on the east property line.  Mr. 
Hoover stated there is a 20- foot landscaped area required along the right of 
way of a property being platted.  Mr. Hoover explained the property would 
require a plat prior to development.  Mr. Lackey asked how high the 
landscaping would be.  Mr. Hoover explained it is open but requires to be 20 
foot wide and landscaping is to be emphasized between the building and the 
right of way.  Mr. Lackey stated he could not understand blocking the view of 
the parking lot from Topeka Boulevard with landscaping.  Mr. Hoover 
explained that the landscaping plan would be reviewed during the site plan 
review which includes review of appropriateness of the height of the 
landscaping. 
 
Kevin Beck stated the 20 foot is often used to block the headlights but does 
not see that being an issue with this case. 
 
Nicholas Jefferson asked why there was a restriction on the trucks in Section 
B.  Mr. Hoover explained that campers and larger trucks are allowable in “C-
4” use but not in “C-3”.  Mr. Hoover explained that Section B will act as a 
transition area between the school property and residential uses to the south 
and the “C-4” uses to the North.  Mr. Hoover explained the “C-3” is less 
intensive. 
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Mr. Lackey asked if the larger trucks could be sold on the existing lot on the 
southeast corner of 21st and Topeka Boulevard.  Mr. Hoover confirmed.  
Scott Gales asked if there is a record of built structures on the Section B 
property.  Mr. Hoover stated there is no record of buildings or zoning other 
than “M-1”. 
 
Proponents:  
Kevin Holland, Cook, Flatt & Strobel Engineers, spoke in favor of the 
proposal.  Mr. Holland stated Gary Bennett, President of Laird Noller Ford, 
was available in the audience for questions.  Mr. Holland explained that the 
expansion is to use the empty lot that was vacated by the Quinton Heights 
Elementary School.  Mr. Holland stated the client is cautious with the 
vegetation issue and the applicant wants to ensure the automobiles are 
visible and would appreciate a waiver of the 20 foot landscaped area, if given. 
 
Mr. Beck asked if the client is opposed with the 20 foot green space buffer 
behind the curb.  Mr. Holland stated the applicant is not but the buffer does 
not blend with the other property.  Mr. Holland stated the property, and the 
property across Topeka Boulevard, are paved up to the back of the curb 
without the green space.  Mr. Holland stated the applicant would take the 
option of paving up to the back of the curb, if given the opportunity.  
 
Michelle Cuevas-Stubblefield asked if there is a concern with landscaping for 
the buffer on south side of building.  Mr. Holland stated there isn’t. 
 
Mr. Jefferson asked if the lot would be drained to the west.  Mr. Holland 
stated there is existing storm sewer on Topeka Boulevard.  Mr. Holland stated 
it depended on the detention needs of the lot.  Mr. Holland explained that if 
the lot is a full-surface lot, an underground detention system may be required.   
 
Mr. Beck asked if the applicant has reviewed all of the five stipulations and 
agree to them.  Mr. Holland stated the applicant reviewed them and accepts. 
 
Opponents:  
No one spoke in opposition of the proposal. 

 
Mr. Haugh stated he would recommend maintaining the green-space in front of the 
lot to the east.  Mr. Beck stated that Mr. Holland attested that the properties 
surrounding the proposed are paved from the back of the curb.  Mr. Haugh stated 
that due to the property being a transition area, a low growing, plant materials would 
be appropriate.   
 
Mr. Beck asked if the 20 foot green space was necessary.  Mr. Haugh stated it could 
vary. 
 
Mr. Lackey stated he didn’t see a reason to not allow paving all of the property.   
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Bill Fiander stated the requirement of the 20 foot setback is a code requirement.  Mr. 
Fiander stated that historically it only applies to newly-platted plans.  Mr. Fiander 
stated the Planning Department work with the applicants to meet the requirements.  
Mr. Fiander continued that where a new lot that has not been built, and transitions 
into residential, the 20 foot green space is expected.  A waiver on the green space 
more appropriately comes with redevelopment projects.  Mr. Fiander stated that if 
the applicant cannot meet the requirement, the staff works with the applicant to 
reach a solution.   
 
Mr. Lackey stated there was a circular drive on the east side of the Quinton Heights 
property.  Mr. Lackey asked how much green space the school had.  Mr. Fiander 
stated it was a lot but was unsure of the specific amount.  Mr. Lackey stated the 
required 20 feet of green space is excessive. 
 
Mike Lackey proposed approval of the proposed with the exception of 20 foot green 
space requirement, and allow staff and applicant to negotiate a more reasonable 
number.  Nicholas Jefferson seconded. DISAPPROVED (3-4-1, Kevin Beck, 
Michelle Cuevas-Stubblefield, Scott Gales and Dennis Haugh voted “no”, 
Richard Beardmore abstained, Dustin Crook was absent.) 
 
Kevin Beck stated he voted against the motion because he felt the 20 feet was 
excessive but he felt the acceptable distance need to be determined what is 
acceptable. 
 
Mr. Haugh stated if measured from the back of the curb, not the property line.  Mr. 
Fiander clarified it is 20 feet from the property line to the parking area. 
 
Mr. Beck asked Mr. Holland what is an acceptable amount of green space to the 
owner.  Mr. Holland stated 20 feet if measured from the back of the curb. 
 
Mr. Fiander asked if there is a sidewalk.  Mr. Holland stated there is not.  Mr. Fiander 
stated a sidewalk would be required.  Mr. Holland asked for a six foot buffer from 
curb if it required a sidewalk, which would address the landscape issue.  Mr. Fiander 
explained he is unable to negotiate those terms as that is a matter for Development 
Services.  Mr. Fiander stated the sidewalk is required by City Engineering standards. 
 
Mike Lackey asked what the sidewalk would connect to since there is no sidewalk in 
existence to the south of the property. 
 
Mr. Holland stated there is a sidewalk on the property currently.  Mr. Holland stated 
assuming the property line is one foot from the sidewalk; this would cause the cars 
to be set back significantly from the sidewalk.  Mr. Holland asked if a six foot setback 
off sidewalk would be agreeable for the front landscaped area. 
 
Mr. Beck stated it is something to consider. 
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Scott Gales moved to approve the proposal as recommended by staff, seconded by 
Dennis Haugh.  APPROVAL. (5-2-1, Kevin Beck and Mike Lackey voted “no”, 
Richard Beardmore abstained, Dustin Crook was absent.) 
Richard Beardmore returned to the room. 
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AN ORDINANCE introduced by City Manager Jim Colson, pertaining to an amendment to the text and 
map of the Topeka Comprehensive Plan for the Historic North Topeka Neighborhood Plan.  First 
Reading.  (CPA13/2)  
 
Voting Requirement: Majority vote of the Governing Body, including the Mayor.  
 
(Approval adopts the Historic North Topeka East Neighborhood Plan as an element of the City's 
Comprehensive Plan and recommends SORT target area improvements.)

POLICY ISSUE:

This amendment is designed to update the Neighborhood Element of the Topeka Comprehensive Plan by 
including the Historic North Topeka East Neighborhood Plan. The Governing Body has the following options 
to consider: 

(1) Adopt the recommendation of the Planning Commission by a majority vote (6) of the Governing Body. 

(2) Reject or amend the Planning Commission’s recommendation by a two-thirds majority vote (7) of the 
Governing Body. 
 
(3) Return such recommendation to the Planning Commission by majority vote (6) of the Governing body 
with a statement specifying the basis of the decision to approve or deny the request.   

STAFF RECOMMENDATION:

Staff recommends the Governing Body move to adopt the ordinance.
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BACKGROUND:

Historic North Topeka East was selected to receive Stages of Resource Targeting (SORT) funds for 
infrastructure and housing improvements in selected target areas.  Prior to determining the projects, the 
neighborhood plan is updated to identify both the target areas and necessary improvements.  Neighborhood 
residents participated in community meetings and focus group meetings to update this neighborhood-
specific plan.  
 
The proposed plan considers existing conditions, vision and goals, future land use recommendations, 
revitalization themes and implementation strategies.   
 
Key chapters in the Plan include the following:  
 
Neighborhood Profile:  Historic North Topeka East was originally included in the 1999 North Topeka 
Revitalization Plan but much has changed since then.  Over 75% of the housing stock is sound or has 
intermediate deficiencies, 47% of the homes are owner-occupied, and there has been a dramatic decrease 
in the number of Part 1 crimes (murder, aggravated assault, theft, etc.).  The population has declined and 
the average household income has failed to increase at the same rate as the rest of Topeka.  
 
Vision and Goals: The vision and goals of Historic North Topeka East seek a balance between residential, 
commercial, entertainment, and cultural facilities.  Improving the area for residents, promoting the NOTO, 
the Riverfront, and the Great Overland Station, and creating a memorable sense of place in Historic North 
Topeka East are all main themes.   
 
Future Land Use Plan: Nearly all of Historic North Topeka East’s future land use will remain the same as is 
currently zoned.  Three changes have been listed to reflect what each of these three parcels is currently 
being used for.  A neighborhood commercial node (C-2) is recommended for the corner of NW St. John and 
N. Topeka Blvd.  
 
Revitalization Strategy: Two SORT Target Areas are designated for housing and infrastructure 
improvements. The primary target area is bordered by NW Gordon, NW Morse, NW Harrison and NW 
Central.  The secondary target area is along NW Jackson, NW Van Buren, NW Grant, and NW St. John.  
Neighborhood-wide strategies include improving traffic circulation, promoting North Crossings, improving the 
character and image, identifying community building strategies, utilizing parks and open space, and other 
recommendations.  
 
Implementation: Key action priorities were ranked by the community at the final community meeting.  A 
pedestrian crossing at the Union Pacific Railroad/N. Kansas Ave crossing, wayfinding signs, and rehabbing 
historic homes were the highest ranked priorities.  Infrastructure projects are listed for each of the five 
potential target areas, although it is realized that funding will be completely expended in the primary and 
secondary target areas. 

BUDGETARY IMPACT:

There is no budgetary impact to the City.

SOURCE OF FUNDING:

Not applicable

ATTACHMENTS:

Summary Report 

Kickoff Meeting Survey Results 

Planning Commission Minutes 10.21 

11-18-13 PC Minutes 

Ordinance 

Historic North Topeka East Neighborhood Plan 
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CITY OF TOPEKA PLANNING DEPARTMENT 

SUMMARY REPORT 

 

Re:  CPA13/2 – Historic North Topeka East Neighborhood Plan 

 

Planning Process 

Historic North Topeka East was awarded a Stages of Resource Targeting (SORT) grant in 2013 to improve 

infrastructure and housing in designated target areas.  Prior to determining infrastructure needs and 

target areas, the neighborhood plan needed to be updated.  A total of 10 neighborhood meetings, NIA 

meeting updates, and steering committee meetings were held during the Historic North Topeka East 

planning process.   

The Plan 

The plan includes six chapters and four appendices.  Each chapter is summarized below. 

Chapter 1 – Introduction 

This chapter establishes the purpose of the Historic North Topeka East Plan and describes the process 

used.  It discusses accomplishments since the 1999 North Topeka Revitalization Plan was completed, 

including:  the NOTO Arts District, the Great Overland Station Museum, land acquired for the Riverfront 

Park, the Topeka Rescue Mission expansion 

Chapter 2 – Neighborhood Profile 

The background information for the Plan is 

contained in this chapter: setting and character, 

existing conditions, socioeconomic trends, and a 

needs and opportunities profile summary.  Some 

main points include: 

 

1. Over 75% of the housing stock is sound 

or has intermediate deficiencies. 

2. 47% of the homes are owner-occupied; 

49% are rentals; 4% are vacant 

3. There has been a dramatic decrease in 

the number of Part 1 crimes (murder, 

aggravated assault, theft, etc.) 

4. The population has declined 

5. Average household income has failed to increase at the same rate as the rest of Topeka. 

Chapter 3 – Vision and Goals 

This chapter looks to define what the Historic North Topeka East community wants to accomplish over 

the next 10 years by defining their vision and the goals to achieve it.  The goals within the Plan are:   
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1. Establish a predictable pattern of land use that preserves the viability of residential 

neighborhoods, accommodates services for residents, and promotes a destination-oriented 

mixed-use center and riverfront. 

2. Develop an urban entertainment, dining, retail, cultural, and living district that utilizes assets of 

N. Kansas Avenue business district, Great Overland Station, riverfront, and historic buildings. 

3. Provide a safer, greater, and more efficient means of access to, from, and within Historic North 

Topeka that will connect a diverse mix of land users. 

4. Increase density of population and quality of housing options, both market-rate and affordable, 

that stabilizes the housing market. 

5. Communicate a notable image and unique experience of place by building off of physical and 

cultural heritage. 

6. Upgrade and maintain public facilities to ensure confidence in the future of Historic North 

Topeka. 

 

Chapter 4 – Future Land Use Plan 

Nearly all of Historic North Topeka East’s future land use will remain the same as is currently zoned.  

Three changes have been listed to reflect what each of these three parcels is currently being used for.  A 

neighborhood commercial node (C-2) is recommended for the corner of NW. St John and N. Topeka 

Blvd. 

 

Chapter 5 – Revitalization Strategy 

Two SORT Target Areas are designated for housing and infrastructure improvements. The primary target 

area is bordered by NW Gordon, NW Morse, NW Harrison and NW Central.  The secondary target area is 

along NW Jackson, NW Van Buren, NW Grant, and NW St. John.  Neighborhood-wide strategies include 

improving traffic circulation, promoting North Crossings, improving the character and image, identifying 

community building strategies, utilizing parks and open space, and other recommendations. 

 

Chapter 6 – Implementation 

Key action priorities were ranked by the community at the final community meeting.  A pedestrian 

crossing at the Union Pacific Railroad/N. Kansas Ave crossing, wayfinding signs, and rehabbing historic 

homes were the highest ranked priorities.  Infrastructure projects are listed for each of the five potential 

target areas, although it is realized that funding will be completely expended in the primary and 

secondary target areas.  Potential target area projects include: 

 

Additional Considerations 

The plan contains recommendations on projects in all five potential target areas, in addition to four 

projects outside of the target areas.  Projects in the target area include:  

1. Repaving streets and sidewalks 

2. Paving alleys 

3. Housing rehabilitation 
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Projects outside of the target areas but still playing a large part in the improvement and advancement of 

Historic North Topeka East are: 

1. Bike/pedestrian bridge at Union Pacific Railroad and N. Kansas Ave 

2. North Crossings Master Plan 

3. Wayfinding Signage 

4. Riverfront Park 

Recommendation 

The Topeka Planning Commission met to hold the Public Hearing on the Historic North Topeka East 

Neighborhood Plan on November 25th. The Planning Commission voted unanimously to recommend 

APPROVAL of the Historic North Topeka East Neighborhood Plan as an element of the City’s overall 

Comprehensive Plan to the Governing Body. 

 

Staff recommends APPROVAL of the Historic North Topeka East Neighborhood Plan. 
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At the Historic North Topeka East Kickoff Meeting, participants were asked to complete two surveys 

regarding the 1999 Historic North Topeka Revitalization Plan—one grading the Plan’s Vision Statement 

and one prioritizing the Plan’s Goals.  The results from both surveys show a wide range of how different 

people view the same neighborhood.  While there were some general trends, it is clear that there are 33 

different opinions about how Historic North Topeka East has progressed in the last 14 years.  The results 

from the surveys are listed below and a copy of the surveys is attached at the end of this document for 

reference. 

 

THE RESULTS:THE RESULTS:THE RESULTS:THE RESULTS:    
 

VISION STATEMENT 

The Vision Statement from the 1999 Plan was broken down into 11 statements and participants 

were asked to grade each statement on a scale from “A” to “F” or mark the statement as 

“Done!”  A grade of an “A” was the highest grade and an “F” was a failing grade. 

 

Grade Statements 

A None 

B Great Overland Station 

C North Crossings; Historic Buildings on N. Kansas; Pride and Commitment 

D Reused Schools; Sidewalks with Patrons; School Enrollment and Tests; I-70 

Interchange; Residential Home Reuse; New Infill and Homeowners 

F Riverfront 

 

The results were tallied and are shown below in Figure 1.  The Great Overland Station was the 

highest score and earned the only “B.”  This may not seem like a high grade, but in comparison, 

there was only one “F” in the class as well—development of the Riverfront park area.  This 

shows that in general, participants recognized some progress has been made in the other nine 

statements, as they were graded with “C’s” and “D’s.” 
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Figure 1: Vision Statement Report Card Grades 

 

 

 

RECIPE FOR SUCCESS 

The Recipe for Success was based on the Goals and Objectives section of the 1999 Plan.  Key 

themes or elements were pulled from this section and listed as the “Ingredients for Success.”  

Participants were then asked to rank these ingredients according to the Priority they felt should 

be given.  Priority 1 was the highest priority level and Priority 3 was the lowest.  There was also 

the option of marking the ingredient as “Already Done!”   

 

Priority Ingredients 

Done! Red Water 

1 Heavy Truck Routes; Urban Drainage/Infrastructure; Downzone;  

Preserve Historic Buildings; Reduce Mobile Homes; Entertainment District, et al 

2 Homeownership; Riverfront; Gateways and Edges; Parks/Open Space 

3 Mixed Use; Reuse Commercial and Schools; Design Standards 

 

0

1

2

3

4 3.55

2.66

2.12 2.09
1.87

1.63 1.5 1.48 1.34
1.17

0.88

Grade

Green = “B” 

Yellow = “C” 

Orange = “D” 

Red = “F” 
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One interesting theme that came out of this activity regarded ingredients that have already 

been completed.  Ingredients such as Heavy Truck Routes, Downzoning, and Mixed Use were 

implemented based on the 1999 Plan.   However, the majority of participants did not rank these 

as “Done.”  This could mean that they want to see continued progress in these areas or that 

they do not want to lose the gains made.   

 

 

Figure 2: Recipe for Success Priorities 
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Priority of Ingredients

Green = “Done” 

Red = “Priority 1” 

Orange = “Priority 2” 

Yellow = “Priority 3” 
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In addition to the 14 listed ingredients, participants were also asked for suggestions on what the 

list was missing and to write in their own ideas.  Not everyone assigned a priority to the 

additional suggestions so their averages are not weighted the same as the main 14 ingredients.  

However, they show good examples of new goals that could be established through this 

planning process. 

 

Suggestion Number of Votes Average 

Upscale/Unique Restaurants 1 1.00 

Schmidt Lumber Building and Grounds 1 1.00 

Police the Streets 1 1.00 

North Topeka Dog Park 1 1.00 

More Small, Local Businesses to Meet the Needs of Residents 1 1.00 

Pedestrian Connections and Safety/Sidewalks in Little Russia 14 1.14 

Assist Homeowners in Housing Maintenance 2 1.50 

Children’s Parks 20 1.70 

Housing Incentives/Encourage Former Residents to Move Back 17 1.76 

Help Elderly Homeowners Maintain Properties 1 2.00 

RV Park on the Riverfront 5 2.20 
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For the 1999 Historic North Topeka Revitalization Plan, the community developed this vision statement 

describing what they hoped to see in 2015.  Has there been progress? What has been accomplished? 

Rate each statement below.   

 

 Pass  Fail  

 A B C D F Done! 

In 2015, a vibrant Historic North Topeka is envisioned with a strong North 

Crossings mixed-use entertainment district,  

 

□ □ □ □ □ □ 

a successful Great Overland Station Railroad Museum,  

 □ □ □ □ □ □ 
and rediscovered riverfront for the public’s enjoyment.  

 □ □ □ □ □ □ 
Most of the historic building fronts along N. Kansas Avenue have been restored 

to their original grandeur,  

 

□ □ □ □ □ □ 

the sidewalks are full of patrons during the evening,  

 □ □ □ □ □ □ 
and former residential homes have been adaptively re-used for businesses.  

 □ □ □ □ □ □ 
Nearby residential areas seem fresh with new in-fill housing and homeowners,  

 □ □ □ □ □ □ 
and former residents have returned to in-town living to retire in the renovated 

Curtis and Grant school buildings/grounds or raise their families.  

 

□ □ □ □ □ □ 

School enrollment and test scores are steady after reaching their all-time peak 

several years ago.  

 

□ □ □ □ □ □ 

The I-70 interchange has put Historic North Topeka on the “map” giving its 

residents, businesses, and visitors direct access and identity.  

 

□ □ □ □ □ □ 

No longer is the area’s image viewed with skepticism and doubt – nobody knocks 

Historic North Topeka anymore because knocking it would be a knock against 

yourself.  Renewed pride and commitment to the area shows in every Topekan. 

 

□ □ □ □ □ □ 
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The 1999 Historic North Topeka Revitalization Plan identified many ingredients for a 

successful Historic North Topeka.  Below are 14 key ingredients. What no longer needs to be 

listed?  What other ingredients need to be added? Rate these ingredients to create a recipe 

for a blue ribbon winning neighborhood!   

    Priority Priority Priority Priority     
(choose one) 

 
 

IngredientsIngredientsIngredientsIngredients    

1111    2 3333    

A
lr

e
a
d

A
lr

e
a
d

A
lr

e
a
d

A
lr

e
a
d

y
 

y
 

y
 

y
 

a. Downzone to protect single-family areas □ □ □ □ 
b. Allow mixed use development for living and working together □ □ □ □ 
c. Take advantage of the Riverfront for quality-designed park space □ □ □ □ 
d. Improve parks, open space, greenways and trails linked to the 

regional trail system 

□ □ □ □ 

e. Establish heavy truck routes away from the entertainment district □ □ □ □ 
f. Preserve historic buildings and restore building facades □ □ □ □ 
g. Adaptively reuse commercial and school buildings as apartments □ □ □ □ 
h. Establish an entertainment district, the Riverfront, and the Great 

Overland Station as regional destinations  

□ □ □ □ 

i. Enact design standards for infill housing that compliments historic 

architecture 

□ □ □ □ 

j. Increase homeownership □ □ □ □ 
k. Ensure proper urban drainage and street infrastructure □ □ □ □ 
l. Establish gateways, edges and streetscapes that reflect a positive 

first image 

□ □ □ □ 

m. Eliminate “red water” □ □ □ □ 
n. Reduce the number of mobile homes and replace with site-built 

housing 

□ □ □ □ 

o.  □ □ □ □ 
p.  □ □ □ □ 
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q.  □ □ □ □ 
r.  □ □ □ □ 
s.  □ □ □ □ 
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Minutes of the 
Topeka Planning Commission 

Monday, October 21, 2013 
 

CPA 13/2 by the City of Topeka to amend the text and map of the City of Topeka’s 
Comprehensive Plan updating the Neighborhood Element for Historic North Topeka 
East.  The area affected by the amendment is roughly bound by Old Soldier Creek 
and Garfield Park to the north, the Kansas River to the south and to the east, and 
North Topeka Blvd to the west.  (Hanzlik). 
 

Bill Fiander introduced Susan Hanzlik, Planner I, to the Topeka Planning 
Commission.  Mr. Fiander explained the presentation is an introductory work 
session.   

 
Susan Hanzlik explained that the work on the Comprehensive Plan began 
with a neighborhood kick off meeting in August, 2013.  Ms. Hanzlik explained 
all neighbors were invited to participate in the process.  Ms. Hanzlik 
presented the Historic North Topeka East Comprehensive Plan. 

 
Richard Beardmore asked what the timeframe was for major crimes identified 
in the plan.  Ms. Hanzlik stated it was for the year of 2012. 

 
Mr. Fiander explained the target area was designated by the City Council for 
investment, which is done every three years.  Mr. Fiander explained this is the 
reason the neighborhood plan was selected to be updated.  

 
Mr. Fiander explained that the plan implementation section was not reviewed, 
with cost estimates, as that is to be determined with the meetings.  Mr. 
Fiander stated that information will be sent in the near future. 

 
Dennis Haugh asked how the city enforces or implements the designs 
adopted in a plan.  Mr. Fiander explained through incentives.  Mr. Fiander 
stated that tax rebates require the design guidelines are met.  Mr. Fiander 
explained an additional tool is through Neighborhood Conservation Districts, 
which are zoning overlays.  Mr. Fiander stated the policy in the plan is 
intended to be enforced through the rebate and potential Neighborhood 
Conservation District applications or historic district overlays.  Mr. Fiander 
added that the Planning Department works with the Housing and 
Neighborhood Development Department to meet the guidelines when using 
city funds and programs. 

 
Mr. Beardmore asked who participated in the meetings and steering 
committee.  Ms. Hanzlik explained there were various home and business 
owners who participated and over thirty people attended at the first meeting 
and thirteen at the last meeting.  Ms. Hanzlik explained there were notices 
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sent to all property owners for each meeting. 
 

Mr. Fiander explained that the neighborhood lacked a Neighborhood 
Improvement Association and struggled to organize ten years ago.  Mr. 
Fiander stated there is new organization, new businesses and people are 
getting involved and interested.  Mr. Fiander stated the plan update may 
assist with the investments made in the NOTO district and hope that residents 
will take ownership and organize.   
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Minutes of the 
Topeka Planning Commission 
Monday, November 18, 2013 

 
CPA 13/1 by City of Topeka to amend the City of Topeka’s Comprehensive Plan 
updating the Historic Preservation Plan.  (Paris)  PUBLIC HEARING CONTINUED 
FROM September 24, 2013. 

 
Discussion by members:  Bill Fiander introduced the case.  Mr. Fiander 
explained the Topeka Planning Commission heard the case, jointly with the 
Topeka Landmarks Commission, at a public hearing on September 23, 2013.  
Mr. Fiander stated there have been 15 public meetings, 22 personal meetings 
with stakeholders and over 300 contacts from the meetings.  Mr. Fiander 
stated the public hearing was televised from the Holliday Conference room 
and viewable on the City of Topeka website.  Mr. Fiander stated the Topeka 
Landmarks Commission reviewed the document in October during two 
meetings and provided recommendations to the Planning Commission.   
 
Mr. Fiander stated that the plan has a large number of recommendations and 
have been prioritized in the executive summary, chapter one.  Mr. Fiander 
explained the traditional goals and objectives in chapter two.  Mr. Fiander 
stated chapter three contains the approach to preservation.   
 
Mr. Fiander stated the Historic Preservation is the Landmarks Commissions 
work program for the next one to five years.  Mr. Fiander explained that the 
State of Kansas has repealed the state environs law in July, 2013.   Mr. 
Fiander stated that reviewing environs was a major role for the Topeka 
Landmarks Commission.  Mr. Fiander stated the Topeka Landmarks 
Commissions role will change with the plan. 
 
Mr. Fiander stated that chapter four of the plan covers heritage tourism and 
making historic preservation a part of the economic development program.  
Mr. Fiander stated this could attract visitors and inspire residents.  Mr. 
Fiander stated the stakeholders emphasized the desire of knowing the story 
of Topeka and the assets.   
 
Mr. Fiander stated chapter five identifies special places and where surveys 
have been accomplished or should be done. 
 
 Tim Paris summarized the staff report for the case.   Mr. Paris stated the 
Topeka Landmarks Commission voted to recommend approval of the plan (7-
0-0).  Mr. Paris stated there are three recommended changes from the 
Topeka Landmarks Commission to the proposed plan.   
 
Mr. Paris stated the first suggested change is to chapter one, goal five, to add 
the City Council, the City Manager, and the Mayor as entities that affect the 
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operational capacity and programing for preservation activities.  Mr. Paris 
stated there is currently no reference to policymakers and the Topeka 
Landmarks Commission felt it was appropriate to list them.  
 
Mr. Paris stated the second change is to chapter 3, recommendation 3.31 to 
include the addition of the Topeka/Shawnee County Public Library as a 
leading organization involved in presenting Topeka to residents and visitors 
that have overlapping missions, interests and capabilities.   
 
Mr. Paris stated the third recommendation is to chapter 5, page 5-5 to include 
the addition of Westwood Place Addition as a post WWII neighborhood that 
should be considered for survey. Mr. Paris explained the idea was conveyed 
to the Topeka Landmarks Commission and they supported it.  Mr. Paris 
clarified this is the neighborhood north of 21st, across from Kansas 
Neurological Institute.  Mr. Paris stated the neighborhood represents a period 
of development in Topeka’s history. 
 
Mr. Paris stated pictures have been added to the Historic Preservation Plan 
that were not previously included in the draft. 
 
Richard Beardmore asked if the Topeka Landmarks Commission works with 
GoTopeka, JEDO, or the Chamber of Commerce to make income producing 
venues as part of the Topeka Historic Landscape.  Mr. Paris stated 
historically they have not but it is a recommendation of the Historic 
Preservation Plan to extend the relationship between those entities. 
 
Scott Gales stated he attend events during the planning process and was 
very impressed. 
 
Kevin Beck asked if the proposed changes are moving forward or something 
the Planning Commission should consider.  Mr. Fiander stated the Planning 
Commission could include the three recommendations in the motion.  Mr. 
Fiander added the intention was to include them. 
 
Mr. Beardmore asked about the Westwood neighborhood was WWI or WWII.  
Mr. Paris explained there is some pre-WWII but significantly post-WWII.  Mr. 
Beardmore stated the memo stated WWI.  Mr. Paris stated it was an error on 
his behalf. 
 
Mike Lackey asked if the Kenwood area bungalows are post WWII .  Mr. Paris 
stated the Kenwood is not post WWII, but identified as an area that should be 
surveyed.  Mr. Lackey added that the neighborhood was featured as an 
example of post-WWII architecture. 
 
Proponents:  
No one spoke in favor of the proposal. 
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Opponents:  
No one spoke in opposition of the proposal. 

 

Scott Gales moved to approve the proposal as written, seconded by Dennis Haugh.  
APPROVAL. (8-0-0, Dustin Crook was absent.) 
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(Published in the Topeka Metro News __________________) 
 
 ORDINANCE NO. ________________________                    
 
AN ORDINANCE introduced by Jim Colson, City Manager, pertaining to an amendment to the 
text and map of the Topeka Comprehensive Plan for the Historic North Topeka Neighborhood 
Plan. (CPA 13/2)   
 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF TOPEKA, KANSAS: 
 
 Section 1. The Comprehensive Plan for the City of Topeka may be adopted by the 

Governing Body upon the recommendation of the Topeka Planning Commission. 

Section 2.   Section 18.05.020 of the Topeka Municipal Code lists the elements that may 

be included in the Comprehensive Metropolitan Plan, and specifies that the Plan may include 

neighborhood plans for all geographic sub-areas of Topeka. 

Section 3. The Historic North Topeka East Neighborhood Plan, a copy of which is 

attached hereto as Attachment A and incorporated by reference as if fully set forth herein, 

provides long-range guidance for the future growth and development of the area generally 

bounded by Old Soldier Creek and Garfield Park to the north, the Kansas River to the south and 

the east, and North Topeka Blvd to the west.  The Neighborhood Plan sets forth a ten (10) year 

vision with goals and strategies relating to land use, commercial and image corridors, housing, 

parks, infrastructure, public safety, and community organization in a comprehensive manner that 

recognizes the desire to increase the livability of the Historic North Topeka East Neighborhood.   

Section 4. The Topeka Comprehensive Metropolitan Plan is hereby amended by the 

addition of the Historic North Topeka East Neighborhood Plan as a separate Plan Element. 

Section 5. This ordinance shall take effect and be in force from and after its passage, 

approval and publication in the official City newspaper. 
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PASSED AND APPROVED by the Governing Body of the City of Topeka, 

_______________________, 2013. 

____________________________ 
Larry E. Wolgast, Mayor    

ATTEST: 
 
_________________________________ 
Brenda Younger, City Clerk                                           

     To Be Codified             _______ 
Not To Be Codified       ___X___        

Attachment number 5 \nPage 2 of 2



 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

HISTORIC NORTH TOPEKA EAST 
Topeka, Kansas 

 

 
 

Neighborhood Plan 
 

An Element of the 
Topeka Comprehensive Plan  

A Cooperative Effort By: 
The Historic North Topeka East 

Neighborhood Improvement Association 
& 

Topeka Planning Department 
 
 

ADOPTED: 
Topeka Planning Commission, ______ 

Topeka Governing Body, ________ 
  

Attachment number 6 \nPage 1 of 88



 
Historic North Topeka East Neighborhood Plan Update DRAFT 11.15.13 

ACKNOWLEDGEMENTS 
 

Historic North Topeka East Neighborhood Improvement Association 
 

Debbie Dunkin, President 
 

Katrina Bayless, Vice-President 
Joe Hodgson, Treasurer/Secretary 

 
 
 
 

City of Topeka Mayor 
 

Larry Wolgast 
 
 
 
 

Topeka City Council 
 

John Campos Michelle De La Isla Denise Everhart 
Richard Harmon Karen Hiller Chad Manspeaker 
Sylvia Ortiz Nathan Schmidt Elaine Schwartz 

 
 
 
 

Topeka Planning Commission 
 

Kevin Beck, Chairman 
 

Richard Beardmore Dustin Crook 
Michelle Cuevas-Stubblefield Scott Gales, Vice-Chairman 
Dennis Haugh Nicholas Jefferson 
Carole Jordan Mike Lackey 

 

 
 
 

Topeka Planning Department 
 

Bill Fiander, AICP, Director 
Dan Warner, AICP, Comprehensive Planning Manager 

Susan Hanzlik, CNU-A, Planner I (Project Manager) 
  

Attachment number 6 \nPage 2 of 88



 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

TABLE OF CONTENTS 

I. INTRODUCTION ................................................................................................................................................. 4 

PURPOSE .................................................................................................................................................... 1 
PROCESS .................................................................................................................................................... 2 

II. NEIGHBORHOOD PROFILE .............................................................................................................................. 4 

SETTING AND CHARACTER .................................................................................................................... 4 
EXISTING CONDITIONS* ....................................................................................................................... 6 
SOCIOECONOMIC TRENDS .................................................................................................................. 9 
PROFILE SUMMARY: NEEDS AND OPPORTUNITIES .......................................................................... 9 

III. VISION AND GOALS ..................................................................................................................................... 12 

VISION 2025 ......................................................................................................................................... 12 
GOALS & GUIDING PRINCIPLES ....................................................................................................... 12 

IV. FUTURE LAND USE PLAN ............................................................................................................................... 15 

LAND USE PLAN CATEGORIES ........................................................................................................... 15 

V. REVITALIZATION STRATEGY ......................................................................................................................... 19 

THEMES.................................................................................................................................................... 19 
TARGET AREA STRATEGIES ................................................................................................................. 20 
NEIGHBORHOOD-WIDE STRATEGIES .............................................................................................. 30 

CIRCULATION PLAN .................................................................................................................. 30 
NORTH CROSSINGS ................................................................................................................. 32 
CHARACTER AND IMAGE ......................................................................................................... 39 
HOUSING .................................................................................................................................... 52 
COMMUNITY BUILDING AND INITIATIVES ........................................................................... 54 
PARKS ........................................................................................................................................... 55 
OTHER RECOMMENDATIONS ................................................................................................. 58 

VI. IMPLEMENTATION .......................................................................................................................................... 59 

KEY ACTION PRIORITIES ...................................................................................................................... 59 
TARGET AREAS ...................................................................................................................................... 60 
REZONING ............................................................................................................................................. 63 

VII. APPENDIX A: TABLES AND CHARTS ............................................................................................................ 67 

VIII. APPENDIX B: MAPS ........................................................................................................................................ 71 

IX. APPENDIX C: MEETING SURVEY .................................................................................................................. 79 

X. APPENDIX D: HOUSING & INFRASTRUCTURE SURVEYS ........................................................................ 82 

 

  

Attachment number 6 \nPage 3 of 88



 
Historic North Topeka East Neighborhood Plan Update DRAFT 11.15.13 

MAPS 
Map 1: Land Use ..................................................................................................................................... 71 
Map 2: Zoning .......................................................................................................................................... 72 
Map 3: Housing Conditions - Historic North Topeka East ................................................................ 73 
Map 4: Home Ownership - Historic North Topeka East ................................................................... 74 
Map 5: Code Violations - Historic North Topeka East ...................................................................... 75 
Map 6: Major Crimes - Historic North Topeka East .......................................................................... 76 
Map 7: Infrastructure - Historic North Topeka East ........................................................................... 77 
Map 8: Development Activity 1999-2013 - Historic North Topeka East ..................................... 78 
Map 9: Future Land Use Map ............................................................................................................... 16 
Map 10: Pre-1915 Residences ............................................................................................................. 81 
Map 11: Target Area Evaluation ......................................................................................................... 23 
Map 12: Target Area Concept Map ................................................................................................... 24 
Map 13: Circulation Plan ....................................................................................................................... 31 
Map 14: Urban Design Framework ..................................................................................................... 40 
Map 15: Parks, Utility Infrastructure, and Public Facilities............................................................... 56 
Map 16: Proposed Zoning Map ........................................................................................................... 64 
Map 17: Primary Target Area .............................................................................................................. 65 
Map 18: Brick Street, Sidewalk, and Alley Condition Map ............................................................ 66 

 
 
 

ILLUSTRATIONS 
Illustration 1: Traditional Storefront ..................................................................................................... 44 
Illustration 2: Commercial Building Design Guidelines (831 N. Kansas Ave.) .............................. 47 
Illustration 3: Commercial Building Design Guidelines (816 N. Kansas Ave) ............................... 48 
Illustration 4: Major Gateway ............................................................................................................... 49 
Illustration 5: Housing Infill Design Guidelines .................................................................................... 52 
Illustration 6: Sardou Recreation/Nature Park .................................................................................. 57 

 
 

TABLES 
Table 1: Land Use .................................................................................................................................... 67 
Table 2: Housing Density ........................................................................................................................ 67 
Table 3: Housing Conditions .................................................................................................................. 68 
Table 4: Home Ownership ..................................................................................................................... 68 
Table 5: Median Residential Property Values ................................................................................... 68 
Table 6: Quincy Elementary School ..................................................................................................... 68 
Table 7: Population and Race ............................................................................................................... 69 
Table 8: Age ............................................................................................................................................. 69 
Table 9: Households ................................................................................................................................ 70 

Attachment number 6 \nPage 4 of 88



1 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

I. INTRODUCTION 
 
Background  
In the fall of 1996, the North Topeka on the Move Association (NOTOMA) completed the 
Strategic Action Plan to Revitalize North Topeka. Following this, in 1998 NOTOMA and the City 
of Topeka partnered on a more comprehensive, resulting in the “Historic North Topeka 
Revitalization Plan,” adopted by City Council in August, 1999. 
 
1999 Plan Accomplishments 
Historic North Topeka is now a booming area of the city and has gone through a major transition 
since 1999.   
 
The business district, now known as the NOTO Arts District, has grown to 29 shops including 
restaurants, art galleries, art studios, antique and curiosity shops. Today, as many as 2,300 
people attend the First Friday monthly Art Walks.  The streetscape and facades along North 
Kansas Avenue has been improved through programs with the City. 
 
The Great Overland Station Museum, opened in 2004 as a railroad heritage museum, is now also 
the home to the Kansas Hall of Fame, the historic railroad park, the All Veterans Memorial and 
Corridor of Flags, and the Annual Railroad Days Festival, an event which attracts over 4,000 
visitors to the Station.   
 
Just to the south of the Station, the Shawnee County Parks and Recreation Department has 
acquired property along the north bank of the Kansas River and intends to establish a Riverfront 
Park, complete with trails and other recreational activities.  The City of Topeka has devoted funds 
through its Transient Guest Tax to specifically help fund this project.   
 
The Topeka Rescue Mission is expanding its services and doubling its capacity; very shortly the 
Mission will have space for over 1,000 daily visitors.   
 
Other improvements have been made throughout the neighborhood as well.  Business owners have 
improved the landscaping around their properties, enhancing the aesthetic appeal of the area. 
Traffic circulation has been improved with the Curtis Flyoff, Sardou Flyoff, and Sardou Bridge 
improvements.  The Garfield Park pool completed major renovations in 2011 and the 
Neighborhood Improvement Association has been awarded grants that have gone for additional 
park improvements.  And, Curtis Junior High has been placed on the National Register of Historic 
Places and has been renovated for low- to moderate-income senior housing. 
 
 

PURPOSE 
 
In 2012, the Historic North Topeka East Neighborhood Improvement Association (NIA) applied to 
the City of Topeka for Stages of Resources Targeting (SORT) funding.  In early 2013, the Topeka 
City Council approved the Historic North Topeka East (HNTE) Neighborhood to be one of two 
designated neighborhoods to receive planning assistance in 2013 and implementation funding in 
the following two years.   
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Whereas the previous plan covered the entire North Topeka area, this plan update focuses on the 
southern area of Historic North Topeka East—from N. Topeka Boulevard east to the Kansas River, 
and from Garfield Park south to the Kansas River. 
 
The purpose of the Historic North Topeka East Plan Update is to provide long-range guidance 
and feasible alternatives to the City, its agencies, residents, and private/public interests for the 
future revitalization of HNTE. It establishes a 10-15 year vision with appropriate strategies and 
implementation measures for land use, housing, urban design, parks, commercial districts, 
infrastructure, and circulation. This Plan provides the policy basis from which to identify 
appropriate zoning, capital improvements, and programs to implement it. 
 
Relation to Other Plans 
The Plan is a comprehensive community-based approach to neighborhood planning that constitutes 
an amendment to the Metropolitan Comprehensive Plan and is regularly monitored, reviewed, 
and updated as needed. It is intended to balance neighborhood needs with city-wide objectives 
and be consistent with goals of existing and future elements of the Comprehensive Plan including 
Downtown, Transportation, Economic Development, and Trails Elements. 

 

PROCESS 
 
This document has been prepared in collaboration with the Historic North Topeka East NIA, with 
input from residents, and other stakeholders in the neighborhood as well. Beginning in the spring 
of 2013, planning staff conducted a property-by-property land use and housing survey of the 
neighborhood and collected pertinent demographic data. This “state-of-the-neighborhood” 
information was shared and presented during the kickoff meeting on April 10.  The steering 
committee, comprised of neighborhood volunteers, met five times over the summer and looked in-
depth at issues such as goals and guiding principles, land use and zoning, circulation and parks, 
NOTO and the Riverfront, and selected SORT Target Areas.  Updates on the planning process 
were also given at the May and July NIA meetings.  A compass meeting was then held on August 
14 to make sure the plan and the steering committee’s recommendations were on the right course.   
 
A summary of the final plan was presented to the community and the Planning Commission at a 
confirmation/wrap-up meeting held on October 16, 2013 at the Garfield Community Center. A 
public hearing was held before the Planning Commission on October 28, 2013. 
 
All property owners in the Historic North Topeka East planning area were specifically notified of 
public meetings twice during the planning process.  Attendees of the first public meeting were 
notified a third time, for the Compass Meeting.  Other owners in the potential rezoning areas 
were notified by mail a third time. A total of 10 meetings in the neighborhood were held with 
citizens and Planning staff to develop the plan.  
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II. NEIGHBORHOOD PROFILE 

SETTING AND CHARACTER 
 
Location  
Historic North Topeka East is located along the north bank of the Kansas River, approximately 
one mile from the Capitol in downtown Topeka. The planning area is bound by the Kansas River 
to the east and south, the old Soldier Creek channel to the north and NE Topeka Boulevard to the 
west. The planning area comprises approximately 742 acres.  
 
The community is intersected by one major north-south thoroughfare –N. Kansas Avenue – and 
bordered by another—N. Topeka Boulevard.  These connect to the downtown south of the Kansas 
River by way of two bridges at N. Topeka Boulevard and NE Quincy Street.  The community is 
surrounded by residential land uses to the north and west, with commercial uses and green space 
dominating the street front along N. Topeka Boulevard.   
 
History 
Historic North Topeka can be referred to as a crossroads in the settling of the West. In 1849, 
three brothers named Joseph, Achan and Louis Pappan moved to what is now North Topeka and 
began a ferry service across the Kansas River for Oregon Trail travelers. Pappan’s Landing 
rested somewhere in the vicinity between Topeka Boulevard and Harrison Street and was also 
utilized as a segment by John Brown’s followers on the Underground Railroad. The first African-
American churches in Topeka were established just north of the river. 
 

Originally called “Eugene” by its 
founders William Curtis 
(grandfather of Charles Curtis, Vice 
President of The United States 
during the Hoover Administration) 
and Louis Laurent, the town was 
laid out on the north side of the 
Kansas River in 1865, near the 
landing of the Pappan’s Ferry. The 
first passenger train in Topeka 
rolled through North Topeka in 
1866 when there were only a 
handful of houses and a few stores. 
Shortly thereafter in 1867, the 
area was annexed into the City of 
Topeka. Once the railroad arrived, 

the community began to grow with the construction of a flourmill, hotels, saloons, banks, homes 
and schools. In 1869, after several previous floating bridges were swept down the river, a 
permanent structure was built connecting North Kansas Avenue to South Kansas Avenue. After that 
North Topeka was booming with development, including the construction of the Union Pacific 
Passenger Depot and Place Hotel built at the southwest corner of Kansas Avenue and Railroad 
Street in 1872. The following was printed in the North Topeka Times describing North Topeka 
before the turn of the century: 
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“A more live and energetic class of businessmen cannot be found in the whole 
state of Kansas. Broad streets, tastily built houses and a busy thoroughfare 

present indisputable evidences of present activity and future growth of this ‘city 
over the river.’” 

 
The community is made up of more than 35 different subdivisions, beginning with Eugene’s 
Addition in 1867. Lots sizes range from 25’ x 130’ to 25’ x 175’ with the exception of Eugene’s 
Addition which is typified by 75’ wide lots. The streets in Historic North Topeka typically lie within 
60’ wide rights-of-way, except Topeka Boulevard and Kansas Avenue, which are 100’ and 80’, 
respectively.  
 
The history of the community is filled with 
frequent floods, the most notable 
occurring in 1903 and 1951. After the 
floods of 1903 and again in 1908, a 
dike system was built to protect North 
Topeka from future floods and restore 
confidence in the community. However, in 
1951 a major flood once again 
inundated the community, causing 
tremendous damage. Many homes were 
razed or left uninhabitable following the 
flood and were often replaced by 
mobile homes as a low-cost alternative to 
traditional site-built homes. Concurrently, 
suburban development trends were also 
accelerating migration from inner city 
neighborhoods to outlying areas. In an effort to encourage redevelopment, much of the area was 
“up-zoned” from its base zoning of single-family and two-family districts, to zoning districts that 
allowed multiple-family dwellings and highly intensive commercial and industrial uses. The Army 
Corps of Engineers built a new levee system in the mid-50s to protect the area from flooding and 
reassure property owners. A decline in population was soon followed by a decline in 
neighborhood business activity years later when the Kansas Avenue Bridge was rebuilt in the mid-
60s and relocated to Quincy Street thus bypassing the traditional business district on Kansas 
Avenue. Many historic buildings from the turn of the century still exist in Historic North Topeka, 
although most are in need of rehabilitation.  
 
The Kansas Avenue business district has morphed from supporting construction businesses and bars 
in the early 2000’s, to the home of the NOTO Arts District today. The 1927-edition of the Union 
Pacific Depot, moved to the west side of Kansas Avenue in line with the Capital building, has been 
revitalized as the Great Overland Station Museum.  Three structures within the planning area are 
listed on the National Register of Historic Places: the Great Overland Station, the North Topeka 
Baptist Church, and Curtis Junior High School.  In addition, the Segar Place at 1132 NW Harrison 
Street is listed as a Topeka Local Landmark. 
 
In 2000, the Historic North Topeka East area was rezoned to reflect the Future Land Use Map of 
the 1999 Plan.  This created a mixed-use district of varying intensities primarily south of Gordon 
and along Kansas Avenue.  Industrial uses—other than those currently grandfathered in—are now 
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limited to the area south of the railroad tracks and east of the Quincy Bridge.  The remaining 
neighborhood areas are now classified as Low-Density Residential. 
 

EXISTING CONDITIONS* 
* All tables and maps are found in Appendix A and B 
 
Health 
The Neighborhood Element of the Comprehensive Plan establishes a neighborhood health rating 
system for all the neighborhoods in Topeka.  This uses five categories—Poverty Level, Public 
Safety, Residential Property Values, Single Family Homeownership, and Boarded Houses—to 
assign a health rating to each Census Tract Block Group.  The HNTE planning area falls in two 
block groups.  The block group for the southern half of the planning area covers the area from 
Morse Street to the Kansas River and was rated an “Intensive Care” neighborhood in 2011, one 
of only four such areas in the city.  The northern half contains parts of two block groups, both 
which were rated as “At Risk.” 
 
Land Use 
The HNTE Planning Area contains 741.8 acres, with 180.8 of those acres being public right-of-
way (Table 1). The neighborhood is mostly residential, accounting for 65% of the parcels and 
39.3% of the total land area.  Most of the residential is single-family; however, the next highest 
residential land use are homes that have been converted to apartments.  Open 
Space/Recreational land comprises the highest percent of total land area with 53.2%.  This is due 
to the large vacant tracts that border the Kansas River on the east side of the planning area, 
providing open space and a natural buffer.  One interesting example of the accomplishments of 
the 1999 Plan is shown in the Commercial-Mixed Use category.  This category increased 400% 
since 1999, from 3 parcels to 12 in 2013. 
 
Map 1 shows the existing land uses within HNTE.  Commercial and Mixed Use development is 
predominantly located along North Kansas Avenue, consistent with the future land use plan 
developed in the 1999 Plan.  Industrial uses are mainly located between of Laurent Street and 
the Kansas River.  A major land use change has occurred in the northwest area of the 
neighborhood with the old Curtis Junior High being converted to senior and affordable housing 
units.  Residential uses fill most of the remaining neighborhood.  Previous zoning allowances are 
still seen throughout the neighborhood in the form of mobile home sites and courts.  Circling the 
neighborhood is an open space and greenway—Garfield Park, old Soldier Creek, and the 
Kansas River levee.   
 
Zoning 
After the 1951 flood in North Topeka, Historic North Topeka East was “up zoned” for industrial 
and multi-family uses in an attempt to prompt redevelopment.  However, a rush of new high 
intensity land uses did not develop.  One of the goals of the 1999 Plan was to “down zone” to 
bring back neighborhood uses.  In 2000, the neighborhood was rezoned based on the future land 
use map in the 1999 Plan.  Now, HNTE is predominantly residential throughout the north half and 
predominantly mixed use in the southern half.  There is still some industrial zoning located along 
the railroad tracks in the southern portion of the planning area.  This and all of the current zoning 
areas are shown in Map 2 with a breakdown of land uses described in Table 1.   
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Housing Density 
The overall housing density in Historic North Topeka East is fairly high at 6.2 dwelling units per 
acre for residential purposes.  However, due to the open space along the Kansas River and the 
industrial uses south of Laurent, the overall density drops to 1.7 for all land (Table 2).   
 
Housing Conditions 
Residential structures were evaluated on their structural condition by Planning staff in March 
2013.  This was done through a rubric that ranked minor, intermediate, and major deficiencies 
based on the severity of the problem and the results are shown in Table 3.  Over 75% of the 
residential structures were Sound or had Intermediate Deficiencies.  The other 24.9% showed 
more severe deficiencies, indicative of deteriorating conditions.  These individual results were 
aggregated by block to show overall trends throughout the neighborhood, shown in Map 3.   
 
Tenure 
Historic North Topeka East continues to have a high percentage of renter-occupied housing, as it 
did when the 1999 Plan was completed.   However, in 1999, the entire North Topeka planning 
area had 59% of all units occupied by renters.  Today, 49% of all residential units are renter-
occupied, compared to 47% being owner-occupied.  Vacant units—for sale, abandoned, or 
boarded—account for the remaining units as shown in Table 4.  This data was aggregated by 
block to show homeownership trends throughout HNTE (Map 4). 
 
Environment/Public Safety 
The City of Topeka’s Codes Enforcement Unit provided data on nuisance and housing codes 
violations in the Historic North Topeka East neighborhood during 2012 (Map 5)  These cases 
include issues such as inoperable vehicles, accumulations of junk and debris on a property, or 
structural concerns.  While there are high violation areas throughout HNTE, the Northwest area of 
the neighborhood shows a higher instance of violations than the others.   
 
Public safety was measured by the number of Part 1 crimes per block (Map 6).  These include 
crimes such as murder, aggravated assault, rape, theft, burglary, and robbery.  In 1999, there 
were blocks that had up to 11-41 crimes per block.  However, there was a large shift in these 
types of indicator crimes throughout HNTE.  During 2012, the highest occurrence of these major 
crimes were just 6-10 crimes per block, and both of the blocks with this higher value were areas 
with a higher-than-average concentration of people—the Pioneer Curtis Homes redevelopment 
and the commercial blocks at Fairchild and Kansas Avenue.   
 
Infrastructure 
The original town site of North Topeka was laid out in 1865; much of the area retains the historic 
feeling from its early history and can use this as an advantage. However, historic infrastructure 
rarely attracts nostalgic feelings and this, too, is still present in Historic North Topeka East. Blocks 
near the main thoroughfares have been renovated with repaving, sidewalks, curb and gutter, and 
storm drain improvements.  Blocks in the interior sections of HNTE have not been as fortunate.  
Many streets lack sidewalks or the sidewalks are in significant disrepair, forcing people to walk in 
the streets.  Streets in the northeast corner of the planning area are as narrow as 15’ and rely on 
ditch drainage to move storm water.   
 
Map 7 illustrates the infrastructure of HNTE, showing both the completeness and the condition.  
The central blocks around Kansas and Quincy show the best infrastructure in the planning area.  
All four “corners” show the need for major repairs or replacement. 
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Development Activity 
Much of the development in Historic North Topeka East occurred during the early days of the 
community with the 1950’s showing the last major period of new construction.  This was due, in 
part, to the Flood of 1951.  According to the Shawnee County Appraiser’s website, 705 
properties list the year the building was built.  Of these, only 26 (4%) have improvements built 
after 1960. 
 
HNTE has not seen much development activity since the 1999 Plan was completed (Map 8).  There 
have been many more demolition permits issued since 2000 than new residential construction.  
One new site built home has been added, through the Infill Housing Program, using both HOME 
and Neighborhood Stabilization Program funding.  In addition to this new site built home, one 
manufactured home has been added as well.   
 
While single family home construction has been lagging, there has been a substantial investment 
in affordable housing and senior housing with the completion of the Pioneer Curtis Junior High 
facility.  This renovated historic junior high school and grounds added 59 affordable residential 
units.  It dramatically improved the blocks and brought new households back to the neighborhood.   
 
Property Values 
According to information provided by the Shawnee County Appraiser’s Office, the median value 
of single-family homes in HNTE was a little over $31,000.  Multi-Family converted homes were 
valued slightly higher, at $33,000.  Mobile home sites and courts are valued at the cost of the 
land, with the mobile home not counting as an improvement, and so were significantly lower than 
site built homes at $2,900.  Multi-family housing averaged the highest property values, 
$332,870, due in part to the high property value of the Pioneer Curtis Junior High project.  
Additional information can be found in Table 5. 
 
Circulation 
A diverse street network provides pedestrian and vehicular circulation in Historic North Topeka 
East. It is intersected by one principal arterial street (Topeka Boulevard), three minor arterial 
streets (Quincy, Kansas and Morse) and two collector streets (Tyler and Gordon). The Topeka 
Boulevard, Kansas Avenue and Sardou Avenue bridges provide access to areas south and east of 
the Kansas River.  HNTE is served by one bus route with three stops located in the planning area.   
 
One major circulation issue raised during the 1999 Plan concerned the railroad tracks that 
separate the Great Overland Station, Topeka 
Rescue Mission, and the Riverfront from the rest of 
HNTE.  This line has 75-85 trains per day, 
frequently stopping traffic and pedestrians.  
Over the years, there have been several 
pedestrian fatalities here, with two occurring in 
2013 alone.  
 
Two additional circulation issues were raised in 
the 1999 Plan and have since been addressed—
posting “No Trucks” signs around the NOTO area 
on North Kansas Ave. and improving access to 
HNTE and Little Russia through the Northeast 
Curtis and Sardou Fly Offs.   
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Public Facilities 
Historic North Topeka East has six public facilities and areas: Garfield Park and Community 
Center, Quincy Elementary School, Veterans Park, Fire Station No. 1, and the Charles Curtis 
Greenway.   
 
The Garfield Community Center provides the main community facility for indoor and outdoor 
recreation and has park facilities including outdoor grills, playground, picnic areas, a shelter 
house, and a swimming pool.  The swimming pool received significant improvements completed in 
2011, featuring a renovated bath house, an open flume slide, a tot slide, a mushroom waterfall, 
shade structures, spray features, floatable water features, and a diving well. 
 
Quincy Elementary School is located just south of Garfield Park at the north of the planning area.  
This school serves just over 250 students with data in Table 6 showing the economic indicators of 
this student population.  Quincy Elementary has the fourth highest rate of economically 
disadvantaged students of all of the schools in USD 501.  The state of Kansas averages 48.8% of 
students that are economically disadvantaged; 93.8% of Quincy students fall in this category.  
Reading and math scores also fall below the averages for the state and USD 501. 

SOCIOECONOMIC TRENDS 
*Refer to Appendix A for Socio-Economic Tables (Table 7-Table 9)  
 
The Historic North Topeka East planning area is located in Census Tract 8 and includes all of Block 
Groups 3 and 4, and a small part of Block Groups 1 and 2.  The socioeconomic data was 
extrapolated from the 1990, 2000 and 2010 United States Censuses, with tables located in 
Appendix A.  The neighborhood lost 829 people between 1990 and 2010, losing 16% between 
1990 and 2000 and 21% between 2000 and 2010.  HNTE saw a steady loss of population 
along all ethnicities.  The overall number of total households decreased 33% during this 20 year 
period, with the most dramatic loss occurring between 2000 and 2010.   The total number of 
female-headed households with children under the age of 18 decreased between 1990 and 
2000 by 11% but increased nearly 300% between 2000 and 2010. 
 
The population of nearly all age groups in HNTE declined, with the exception of adults aged 45-
54 which continuously increased between 1990 and 2010.  Between 1990 and 2000, all age 
categories decreased except for adults 35-44 and 45-54.  From 2000 to 2010, children 10-14 
years and 15-19 increased, in addition to adults 45-54.  This may show a trend of families with 
children moving back into the neighborhood. 
 
Economically, the average household income (AHI) in HNTE has increased to $24,300 but is still 
lagging behind Topeka’s AHI.  The AHI for HNTE actually increased at a higher rate than 
Topeka’s between 1990 and 2000 but fell even further behind from 2000 to 2010. This could be 
due in part to the Great Recession and the Housing Crisis in 2007 impacting this community more 
so than the rest of the Capital City.  Regardless, this community is more economically 
disadvantaged now then it was in 1990.  

PROFILE SUMMARY: NEEDS AND OPPORTUNITIES 
 
Historic North Topeka East, once a thriving residential community capable of supporting its own 
business district, has lost its original character to the effects of several devastating floods and 
urban-to-suburban migration patterns.  The result is a community with vast potential, but in dire 
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need of re-investment.  Many positive changes have occurred since the 1999 Plan, but there is still 
much more that needs to be addressed.  The preceding sections have identified the following 
opportunities and needs, which are summarized below. 
 
Strengths/Opportunities 

 The traditional small town design found in HNTE, if restored to its original character, could 
be an attractive alternative to suburban living with shopping and entertainment within 
walking distance from residential areas and the close proximity to downtown. 

 The area has retained its original low-density residential character despite being zoned for 
multiple-family and highly intensive nonresidential uses for the better part of 50 years. 

 The area has retained many of its historic residential and commercial buildings, although 
many are in need of rehabilitation. North Kansas Avenue is the only intact traditional 
commercial district in Topeka. 

 NOTO has become an economic development engine, adding businesses along N. Kansas 
Avenue and assisting the development of the artistic community.  The First Friday art event 
draws 1,500 visitors to Historic North Topeka on the first Friday of every month. 

 The Great Overland Station museum represents a destination anchor for the Kansas Avenue 
business district. 

 The substantial investment going into the renovation of the Great Overland Station could 
attract people and new investment to the community’s historic commercial district on N. 
Kansas Avenue.  

 The large number of vacant lots presents an opportunity for new in-fill housing development. 

 Residential blocks in the community boast relatively low crime on average. 

 The riverfront offers significant development potential and an opportunity to redefine 
Topeka’s and North Topeka’s regional image. 
 

Needs/Constraints 

 The low density of population in HNTE, which is due in large part to a preponderance of 
vacant parcels and non-residential land uses, presents a constraint to developing a critical 
mass of population that can thrive as a traditional urban community and be better able to 
support commercial services. 

 25% of all residential structures exhibited major deficiencies. 

 47% of the housing units are owner occupied. 

 Mobile homes and vacant lots, which together account for 7% of the parcels in HNTE, are 
scattered throughout traditional residential neighborhoods with a median property value 
more than 10 times less than the surrounding homes. 

 Three building permits were issued in Historic North Topeka East from 1999 – 2013 in 
contrast to the 45 demolition permits issued.   

 The population in HNTE decreased by 34% from 1990 – 2010.  

 94% of students at Quincy Elementary are economically disadvantaged. 

 Declining population, homeownership, and concentration of low income households are a 
combination signaling potentially devastating economic, educational, and social divestiture 
in the community. 

 Perception that the area is prone to flooding. 
 
Historic North Topeka East is one of the oldest and most diverse areas in Topeka. The area is rich 
in history and still exhibits many characteristics of its original traditional small town design. 
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However, the effects of several devastating floods forever altered its original character. Today 
the areas’ hidden qualities remain largely undiscovered, with numerous vacant lots, dilapidated 
building conditions, and a declining population more dependent on other areas of Topeka for 
basic services. The residential areas have suffered from the blighting influences of industrial uses 
and heavy truck and railroad traffic. These factors have eroded any homeowner confidence in 
the community. With the recent renovation efforts on the Great Overland Station and the activity 
in NOTO, much attention is once again focused on the area. It is this renewed interest in 
conjunction with a new neighborhood vision that, if capitalized on, will help to revitalize the 
historic business district, riverfront area, and surrounding residential areas and to redefine Historic 
North Topeka East’s image as a viable mixed-use community of choice. 
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III. VISION AND GOALS 

VISION 2025 
 
In 2025, a vibrant Historic North Topeka is envisioned with a strong NOTO arts district, a 
successful Great Overland Station Museum, and a rediscovered riverfront open for community 
gatherings and recreation. Most of the historic building fronts along N. Kansas Avenue have been 
restored to their original grandeur, the sidewalks are full of patrons during the evening, and 
former residential homes have been adaptively re-used for businesses. Nearby residential areas 
seem fresh with new in-fill housing and homeowners, and former residents have returned to in-
town living to retire in the renovated Curtis and Grant school buildings/grounds or raise their 
families. School enrollment and test scores are steady after reaching their all-time peak several 
years ago. The just completed I-70 viaduct through Downtown has put Historic North Topeka on 
the “map,” giving its residents, businesses, and visitors direct Interstate access and identity. No 
longer is the area’s image viewed with skepticism and doubt – nobody knocks Historic North 
Topeka anymore because knocking it would be a knock against yourself. Renewed pride and 
commitment to the area shows in every Topekan. 
 

GOALS & GUIDING PRINCIPLES 
 
The Historic North Topeka Stakeholders Committee identified six primary ingredients to achieving 
this vision: land use, circulation, Great Overland Station District, housing, community character and 
design, and infrastructure. These “mini-visions” have been articulated into goal statements for 
each topic and are supported by “guiding principles”, or instructions, on achieving the goals. 
 

LAND USE 
Goal 

Establish a predictable pattern of land use that preserves the viability of residential 
neighborhoods, accommodates services for residents, and promotes a destination-oriented 

mixed-use center and riverfront. 

Guiding Principles 

 Identify single-family residential preserves and protect them from encroachment of 
incompatible land uses. 

 Concentrate commercial activity within neighborhood friendly nodes and limit “strip” 
development not compatible with traditional neighborhood design. 

 Condense industrial districts and lessen negative impacts industrial-type uses have upon 
stable residential, commercial, or “image” areas. 

 Allow for the re-imagination of the area surrounding NOTO and the Great Overland 
Station. 

 Develop a system of quality-designed open space that links a variety of uses and users 
and takes advantage of the riverfront. 

 Encourage mobile home development as part of planned unit developments and outside 
of traditional neighborhood settings. 
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NOTO/RIVERFRONT 
Goal 

Develop an urban entertainment, dining, retail, cultural, and living district that utilizes assets 
of N. Kansas Avenue business district, Great Overland Station, riverfront, and historic 

buildings. 

Guiding Principles 

 Encourage a mixed-use urban environment that promotes “in-town” living while limiting 
creation or expansion of industrial uses. 

 Restore historic building fronts and retain integrity of block frontage on N. Kansas. 

 Maintain public streetscape improvements that complement the area’s character and 
entice investment. 

 Develop a destination riverfront area that compliments the historic nature of Historic North 
Topeka. 

 Promote a “walkable” setting and pedestrian-oriented development. 

 Improve pedestrian connections from N. Kansas Avenue to the Great Overland Station  

 Recruit destination-oriented uses and plan for expansion of district beyond N. Kansas 
Avenue 

 Enhance and maintain the NOTO Board to oversee NOTO business promotion. 

 Encourage and support a diversity of cultural, recreational, and commercial attractions for 
young and old, residents and visitors alike. 

 

CIRCULATION 
Goal 

Provide a safer, greater, and more efficient means of access to, from, and within Historic 

North Topeka that will connect a diverse mix of land users. 

Guiding Principles 

 Eliminate heavy truck traffic from the NOTO area and establish alternate heavy truck 
routes without unreasonably impacting residential areas 

 Improve routing of non-local traffic into Historic North Topeka and the NOTO/Riverfront 
area. 

 Develop a recreational trail system that is linked to a regional trail system. 

 Improve pedestrian connections and safety. 

 Establish bikeway connections to other areas of the City to enable alternate means of 
transportation. 

 Promote destinations to non-residents through wayfinding signage. 
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HOUSING 
Goal 

Increase density of population and quality of housing options, both market-rate and 
affordable, that stabilizes the housing market. 

Guiding Principles 

 Establish design standards for new in-fill housing and rehabilitation that compliments the 
historic architectural elements of the neighborhood and maintains affordability. 

 Upgrade housing and neighborhood conditions to retain and attract more homeowners. 

 Target larger strategic blocks for in-fill housing compatible with the neighborhood and 
concentrate rehabilitation improvements around them. 

 Establish neighborhood networks to help homeowners, especially the elderly, maintain 
their property 

 Promote adaptive reuse of commercial buildings for loft apartments. 
 

CHARACTER  
Goal 

Communicate a notable image and unique experience of place by building off of physical 

and cultural heritage. 

Guiding Principles 

 Ensure that new development is compatible in scale, materials, and character with 
surrounding buildings. 

 Maintain urban form and traditional neighborhood design principles. 

 Establish gateways, edges, and streetscapes that reflect a positive first image and 
compliments the area’s historic character. 

 Protect and promote historically significant structures, district, views, and places. 

 Provide an appropriate setting to “tell the story” of the area’s prominence in local history. 
 

PUBLIC FACILITIES 
Goal 

Upgrade and maintain public facilities to ensure confidence in the future of Historic North 
Topeka. 

Guiding Principles 

 Maintain 100-year minimum flood protection from the Kansas River and its tributaries. 

 Ensure that proper drainage systems and urban infrastructure is in place. 

 Develop and maintain a parks system appropriate to meet the needs of the population in 
Historic North Topeka 
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IV. FUTURE LAND USE PLAN 
 

The Historic North Topeka East Future Land Use Plan (see Map 9) graphically illustrates a 
conceptual guide for future development of the neighborhood that embodies the vision and goals 
presented in Section III.  The map illustrates preferred land use concepts and is explained more 
fully in the descriptions below.  The following land uses, zoning districts, and housing densities are 
the “maximum recommended” and do not preclude lower-intensity land uses, zoning districts, or 
housing density levels. 
 

LAND USE PLAN CATEGORIES 
 
Residential – Low Density (Traditional): This category comprises blocks where the highest 
concentrations of cohesive single-family uses exist without a significant mixing of two/multiple-
family or non-residential uses. The “traditional” designation refers to a primarily single-family 
district consisting of traditional neighborhood design elements, such as higher densities, frame or 
“stick-built” houses with porches, historic architectural styles, street and alley systems, narrower lot 
frontages, and a pedestrian friendly environment in proximity to schools, shopping, parks, etc. 
that predominated neighborhood development prior to World War II. These areas were 
originally developed as part of a traditional single-family neighborhood and have realistic 
potential to sustain this as the predominate character. Non-traditional elements such as “ranch-
style” lot layouts and mobile homes/parks are not conducive to retaining the integrity of the 
area’s desired character and should be prohibited. New single-family in-fill development may use 
attached or “townhouse” design units to achieve a higher density within the Focus Area. 
 

Primary Uses: Single-family dwellings (detached, attached) 
Zoning Districts: R-2 (Single Family) 
Density/Intensity: 5-7 dwelling units/acre 

 
Residential – High Density: This category is applied to exclusively to the redesigned Pioneer 
Curtis Junior High School.  Although this is an interior block, this adaptive reuse preserved a 
historic building.  Any future high density residential developments should occur in the X3 Mixed 
Use-NOTO district, which allows a higher number of units/acre. 
 

Primary Uses: Multi-family dwellings (5+ units) 
Zoning Districts: Planned Unit Development 
Density/Intensity: 18 dwelling units/acre (net) 

 
Office: This category applies to those offices located throughout North Topeka. Offices looking to 
locate in North Topeka should be encouraged to use sites along major thoroughfares or in existing 
Mixed Use areas.  Additional expansion of office uses into the residential portion of the 
neighborhood is discouraged.  
 

Primary Uses: Office  
Zoning Districts: O&I-1, (Office and Institutional)  
Density/Intensity: Low 
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Map 9: Future Land Use Map 
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Commercial – Low Intensity:  This category allows for limited commercial facilities to serve as 
convenient services to a residential neighborhood or a limited geographic area of the community.  
Shops in this district should be useful to the majority of the neighborhood residents, should be 
economically supportable by the nearby population, and should not draw community-wide 
patronage. Site and design standards should be high along image corridors.  
 

Primary Uses: Neighborhood Commercial 
Zoning Districts: C1 
Density/Intensity: Low 

 
Mixed Use – Low Intensity:  This district facilitates a compatible mixed use activity center within 
a traditional residential neighborhood. The district includes a balance of compatible residential, 
office, civic, and neighborhood commercial retail/service uses of low to moderate intensity that 
complement and support dense neighborhood residential areas and pedestrian usage with 
quality urban design. 
 

Primary Uses: Mixed 
Zoning Districts: X1; no higher than C-2 
Performance Standards: Yes 
Density/Intensity: 5-7 units/acre, low 

 
Mixed Use – Medium Intensity:  This district facilitates a mixed use area that transitions from a 
higher intensity industrial use area to lower intensity neighborhood-scale residential areas and 
includes a balance of compatible residential, office, commercial service, and light industrial uses. 
 

Primary Uses: Mixed 
Zoning Districts: X2 
Performance Standards: Yes 
Density/Intensity: 5-7 units/acre, low 

 
Mixed Use – NOTO: This district facilitates a 
destination-oriented mixed use district in the area 
known as the North Crossings area of North Topeka 
that serves as the northern cultural anchor of 
downtown. The objectives of the district include: 

• Improving the area as a 24-hour destination for 
positive urban cultural, entertainment, community, 
and residential experiences that highlight the 
historic origins of Topeka’s waterway and 
railways; 

• Redeveloping vacant and under-utilized 
properties through encouraging appropriately 
scaled in-fill development; 

• Encouraging retention and attraction of 
businesses, workplaces and residences through 
adaptive reuse and rehabilitation of existing 
buildings; 

• Improving the quality of urban design in the area and on individual parcels; 
Primary Uses: Mixed – commercial retail/service and residential, public facilities 
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Zoning Districts: X3  
Performance Standards: Yes 
Density/Intensity: 8-20 units/acre, medium-high 

 
Industrial: The purpose of this designation is to concentrate industrial-type uses into districts as far 
removed from viable residential areas as possible. These areas are more conducive to industrial 
development due to their proximity to the Union Pacific rail lines, existing heavy-industrial uses, 
and access to routes that bypass residential neighborhoods. 
 

Primary Uses: light, heavy industrial 
Zoning Districts: I-1 (Light Industrial), I-2 (Heavy Industrial) 
Density/Intensity: High 

 
Institutional: This designation applies to a range of land uses that support the neighborhood 
population’s needs.  These uses include churches, schools, cultural destinations, and shelters.  
Quincy Elementary School, The Great Overland Station, and the Topeka Rescue Mission fall into 
this category. 
 

Primary Uses: institutional 
Zoning Districts: as applicable to surrounding area 
Density/Intensity: Low 

 
Open Space: This category designates several existing green space uses – Garfield Park, Charles 
Curtis Greenway and Family Cemetery, McKinley Park – as well as several potential new green 
space uses to accommodate passive and recreational activities as well as community centers and 
public space. This designation is applied to hard-to-develop, underutilized, or vacant “spaces” 
needed to preserve focal points, gateways, view sheds, natural drainage systems, trail 
development, nature preserves and buffering requirements. 
 

Primary Uses: park, open space, trails, floodways 
Zoning Districts: R-2 (Single-Family), OS-1 
Density/Intensity: Very Low 
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V. REVITALIZATION STRATEGY 

THEMES 
 
1. Destination Known: Linkages within a Metropolitan Hub  
Historic North Topeka and its environs are reminiscent of a “small town” atmosphere. Of course 
this is what Mr. Laurent and Mr. Curtis may have had in mind when they laid out the charming 
town of Eugene. The area was planned and has functioned to be somewhat independent at times 
from the rest of the Topeka. For revitalization efforts to succeed, Historic North Topeka needs to 
be viewed more as a destination that as an extension or northern anchor of downtown and 
therefore, the region as a whole.  However, it should not be viewed solely as a destination to 
visit—it should also be a destination where people want to live. 
 
2. Synergy: Mix, Mass, and Mesh 
Successful revitalization of an area occurs where the total becomes greater than the sum of its 
parts. For example, somebody fixing-up their house stimulates others to fix up their house and 
pretty soon the entire block is fixed up and everybody on the block receives a greater return on 
their investment. This so-called synergy is a dynamic of well-planned and targeted investments 
into a defined area. 
 
By definition, no singular project—such the Great Overland Station or NOTO —can be a true 
catalyst for an area’s revitalization unless there are two or more elements it is in contact with.  In 
a downtown or mixed-use district, an essential mix of ingredients (employees, residents, customers, 
tourists, etc.) in sufficient amounts/densities (critical mass) need to be in contact (the mesh) with one 
another to enable true synergistic effects to take place (Urban Land Institute, 1998). With the 
NOTO arts district and Great Overland Station laying the foundation for the area’s synergy, it 
must come in contact more with 1) each other, 2) a transformed riverfront and 3)  a revived 
residential neighborhood to be true catalysts in the area’s revitalization.  
 
3. Standards: Take Pride in Assets 
Historic North Topeka conveys an identity that is embodied in its very name. Without promoting, 
preserving, or taking pride in the historic assets and characteristics that make this area unique, 
revitalization efforts are sure to fail. It has been noted that there is nothing wrong with Historic 
North Topeka that can’t be fixed with what is right about Historic North Topeka. Actions that 
detract from the integrity of its historic character or “small town” appeal will only serve to make 
revitalization of the area much more difficult. New development should complement, not detract, 
from existing styles. In addition, new investment will be most encouraged in the long term when 
standards are in place to retain the area’s unique character. 
 
4. Brownfields to Greenfields: A Rediscovered Waterfront 
The nearly 300+ acres between the levee and the railroad tracks is largely comprised of open 
industrial uses or underutilized open space. An opportunity to return the riverfront to the public for 
their enjoyment and recreation exists that could provide another point of entry for Topekans and 
non-Topekans to rediscover their heritage and what makes this community so special. The 
riverfront is the scene of many historic events and sits at the door front to the city skyline. Re-
discovering the waterfront and making it user-friendly to the public will only further a re-defined 
image for North Topeka and Topeka as a whole. 
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5. It All Ties Back to the Neighborhood 
The first four themes listed in this section can be viewed separately as goals to obtain in and of 
themselves.  However, the blending of this and the application of each to the surrounding 
community creates a vibrant and lively neighborhood.  For example, combining an exciting 
destination with community pride and a historic focal point and weaving that into the residential 
fabric of the neighborhood creates a memorable place where people want to live, work, and 
play.  The combination of these five themes plus the integration of the neighborhood and the 
impetus of the SORT Grant will energize both the community and complete these four supporting 
themes.  
 

B.  

TARGET AREA STRATEGIES 
 
Target Concept and Principles 
Neighborhoods make up the fabric of a city, but blocks make up the fabric of a neighborhood. 
When the fabric is strong, the city or the neighborhood is strong. If the fabric becomes frayed, 
wears down and tears, the city or neighborhood becomes weak and susceptible to accelerated 
decay. The most successful strategies in neighborhood revitalization involve the repairing and re-
weaving of this fabric. To do this, a neighborhood revitalization strategy must protect key assets 
or anchors, isolate weaknesses, and re-position them as strengths. The Target Area Concept Map 
depicts these current features in Historic North Topeka East as defined below: 
 
Anchor – These are rigid points of support that give a neighborhood its identity. They are long-
term community investments that draw people to them as destination thereby lending stability to 
the area and making them desirous for residential investment (e.g., schools, churches, parks, 
shopping, etc.). 
 
Strength/Potential – These areas are the relatively strongest blocks of a neighborhood that 
exhibit staying power and/or recent investment. These are also underachieving areas that have 
the potential to become strengths or anchors given an appropriate stimulus.  
 
Weakness – In general, weaknesses are areas that have the highest concentrations of negative 
conditions such as low homeownership, vacant/boarded houses, poverty, substandard 
infrastructure, and high crime. The more concentrated these are, the greater social problems occur 
and the more entrenched they become. Diluting their concentration gives surrounding areas a 
greater chance to revitalize on their own.  
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Spatial relationships play a dynamic role in the overall concept. Spread too thin, anchors or areas 
of strength will fail to influence beyond their natural reach leaving poorly performing areas little 
hope of turning around on their own. Conversely, much like a shopping mall where the stores 
between two anchors will benefit from greater pedestrian traffic, weaker blocks isolated 
between two closely placed areas of strength will be prone to more investment because they are 
“attaching” themselves to something more stable and desirable. In a similar fashion, a 
neighborhood can only be re-woven back together if the new threads (i.e., investment) are 
attached to something worth attaching itself to for the long-term. If you try to attach new threads 
to a frayed piece of fabric, you will ultimately and more quickly fail in its purpose to mend. 
 
If the new investment is “public dollars”, the most effective and fair use of such an investment in a 
neighborhood is to maximize the impact and transformation of the neighborhood. Spreading out 
dollars throughout a neighborhood dilutes its effectiveness and impact. Combining the same 
amount of dollars for infrastructure and housing investments into a targeted 3-5 block area will 
give that area a much better chance to transform itself and become a another strength upon 
which to build. The more areas of strength or fewer areas of weakness for a neighborhood, the 
better it will be. The keys to this concept are that the targeted area will have an even greater 
chance to succeed if it can: 
 

 attach itself to an anchor and/or area of strength (protect assets) 

 address a significant need or weakness (transform) 

 provide a benefit to the greatest number of people possible (can include image) 

 leverage private investment to the greatest extent possible (sustainable) 
 

All of those factors should go into selecting the priorities for which “target area” is first, second, 
third, etc. And if done correctly, the targeted public investment will lead to its highest and best 
purpose – to re-establish market forces and stabilize property values. Simply put, this means that 
if you put money into your house you will get that money out at the time of sale.  The matrix 
below rates each proposed target area with the general targeting principles.  Ratings are High 
(3), Medium (2), and Low (1). 
 

 West Central Pioneer 
Curtis Jr. 
High 

East Central Northeast Little Russia 

Attach to 
Strengths and 
Protect Assets 

High High Medium Medium Low 

Significant 
Need/Weakness 

High (At Risk) Medium High (At Risk) Medium High (At Risk) 

# of People 
Benefit 

High High High Low Medium 

Leverage and 
Sustainable 

High Medium Low High Low 

Total 12 10 9 8 7 

 
  

Attachment number 6 \nPage 25 of 88



22 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

Proposed Target Areas 
During the planning process, the residents and participants realized that all of the HNTE planning 
area needed help.  From infrastructure upgrades to housing improvements, every street had some 
need that could be met with the SORT funds.  However, as they all realized, there was only a 
finite amount of funding allocated to their neighborhood.  It was necessary to step back and look 
objectively at the entire neighborhood to see which blocks were most in need and had the most 
potential.  Six rating factors were used to evaluate each block to see which area was most in 
need: 
 

 Housing Conditions 

 Home Ownership (Tenure) 

 Code Violations 

 Major Part 1 Crimes 

 Infrastructure 

 Pre-1915 Residential Structures (Appendix C, Map 10) 
 
These rating factors were each mapped at the beginning of the planning process with the results 
averaged per block, and the maps were overlaid to see which blocks consistently scored low 
(Map 11).  This allowed a pattern to emerge for areas that were in need but, based on their 
proximity to Anchor Areas and Strength/Potential Areas, had the highest potential for responding 
to public investment (Map 12). 
 
Based on the Target Area Map, the highest priority target area should be the West Central 
Target Area (WCTA).  This area is positioned near the blossoming NOTO district and benefits 
from being on two main east-west thoroughfares.  In addition, it is between two relatively stable 
areas of the community—the Kansas/Morse/Monroe/St. John blocks and the 
Morse/Harrison/Gordon/Topeka blocks.  By focusing SORT improvements in WCTA, the projects 
will be visible to both residents and visitors to NOTO.  This can go a long way in changing the 
misconceptions about North Topeka and increase the desirability of the entire neighborhood.  In 
addition, there are a relatively high number of homeowners in this area so the influx of public 
monies will stimulate private investments into additional properties extending beyond the target 
area.   
 
The secondary target area should be the Pioneer Curtis Junior High Target Area.  This area, too, 
scored high in the needs assessment and will benefit from the stability provided by the Pioneer 
Curtis Junior High Anchor Area.  Although this area lacks the proximity and drive by traffic 
associated with NOTO, Morse will provide good visibility to enhancements and improvements to 
this area.  
 
The idea behind targeting is to focus a critical mass of improvements in a concentrated number of 
blocks so that it stimulates additional investment by adjacent property owners, increases property 
values, and leaves behind a visible transformation of the area.  If the improvements are not 
visible enough, then the stabilization of that area is marginalized and investments to the area will 
not be leveraged.  Each Target Area may require a different set of strategies for improvement.  
Ultimately, pubic funding is limited for improvement and some of the strategies outlined for these 
areas will not be made in a sufficiently timed manner for the improvements necessary. 
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Map 11: Target Area Evaluation 
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Detailed descriptions below describe the proposed Target Areas based on their recommended 
order of priority.  The most significant needs within each Target Area should be adequately 
addressed before moving on to the next area. 
 
Map 12: Target Area Concept Map 

 
 
  

1) West Central Target Area 
Pro: Central location; high visibility; old residences; already seeing some benefits from NOTO development 
Con: Just a few blocks have immediate needs; the adjacent blocks are low-moderate need 

2) Pioneer Curtis Jr. High Target Area 
Pro: Already seeing redevelopment; moderate home ownership 
Con: Not many old residences 

3) East Central Target Area 
Pro: Moderate-high need 
Con: Moderate exposure; low homeownership; not as much immediate need 

4) Little Russia 
Pro: High need 
Con: Low visibility/localized area; low homeownership; low impact 

5) Northeast Target Area 
Pro: High need 

Con: Limited exposure; low homeownership 
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1. West Central Target Area 
Location 
This area lies along NW Gordon, a major thoroughfare 
leading to NOTO and is a highly visible target area. It is 
bordered by NW Gordon, NW Morse, NW Harrison, and 
NW Central.  Building conditions for these blocks showed 
intermediate deterioration but tended to have a moderate 
amount of homeownership.  Improvements here will be 
apparent both to the residents, neighboring streets, and visitors to the area.  A main thought 
behind applying the SORT funding to a neighborhood is to stimulate private dollars being 
invested.  By locating the primary target area here, it will have a high impact on the surrounding 
neighborhood through perception and visibility. 
 
Infrastructure 
This section of Historic North Topeka East is in need of street, sidewalk, and alley repairs.  There 
are brick streets along NW Jackson St in the 1000 and 1100 blocks that have been patched with 
asphalt that need to be repaired and returned to good condition.  Additionally, there are brick 
sidewalks along NW Jackson, NW Central, NW Van Buren, NW Harrison, and NW Fairchild that 
are in need of repair (see Map 18).  Curbs along NW Jackson are made of stone but need 
repair in some sections.  Stone curbs should be preserved wherever it is in good conditions.  
Where stone curbing is required because of deterioration, concrete curbing should be used per 
City Engineering standards to mirror the existing stone curbing.  This plan recommends retaining 
and protecting the integrity of the existing brick and stone infrastructure in the streets and 
sidewalks of this Target Area. 
 
 
The alleys in this target area are graded gravel and are filled with potholes.  All alleys here 
should be concreted to improve circulation, drainage, and image.  However, prior to alley 
reconstruction, the sewer lines in the alleys should be evaluated to determine needed repairs or 
maintenance.   
 
Housing 
Housing improvement strategies should include a combination of: 

 Interior and exterior rehabilitiation of many existing owner-occupied homes; 

 Exterior rehab of some renter-occupied homes; 

 Conversion of some renter-occupied homes into owner-occupied homes; 

 Demolition of selected vacant, sub-standard homes in combination with the major 
rehabilitation of adjacent owner-occupied homes or with infill development of 
owner-occupied homes. 

 

 This area is bordered by the NOTO Anchor and relatively 
stable blocks to the west.    

 The Kickoff Meeting survey showed that the residents of HNTE 
value the historic structures in their community.  There are also 
a substantial number of intact houses from pre-1920, brick 
sidewalks, and a brick street, all adding to the historic feel of 
this target area.   
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 Many of the streets in this area are in need of resurfacing and the sidewalks are either 
non-existent or in need of repair.   

 
Street Improvements/Sidewalks 

 NW Central  (1000-1100) 

 NW Jackson (1000 block) 

 NW Harrison (1100 block) 

 NW Van Buren (1000 block) 
 

Sidewalks 

 NW Fairchild (200-400 blocks) 

 NW Van Buren (1000-1100 blocks) 

 NW Harrison (1000 block) 

 NW Jackson (1100 block) 
 
 

2. Pioneer Curtis Junior High Target Area 
Location This area lies to the north of Morse and is adjacent to the 
Pioneer Curtis Junior High Anchor Area.  It includes the 1200 and 
1300 blocks of NW Jackson St, the 1200 block of NW Van Buren St, 
the 200-400 blocks of NW Grant St, and the 300 block of NW St. 
John St.  This development has significantly improved the old Curtis 
Junior High block—improvements now need to be made to the streets 
and housing surrounding Curtis so as to tie it in to the fabric of the 
neighborhood.  Applying SORT funding here will support the private 
investments made thus far and encourage owners to improve the surrounding properties as well.  
 
Infrastructure 
This section of Historic North Topeka East is in need of street, sidewalk, and alley repairs.  There 
are brick streets along NW Jackson St in the 1200 and 1300 blocks that have been patched with 
asphalt that need to be repaired and returned to good condition.  Additionally, there are brick 
sidewalks along NW Jackson, NW Central, and NW Van Buren that are in need of repair.  This 
plan recommends retaining and protecting the integrity of the existing brick and stone 
infrastructure in the streets and sidewalks of this Target Area. 
The alleys in this target area are graded gravel and are filled with potholes.  All alleys here 
should be concreted to improve circulation, drainage, and image.  However, prior to alley 
reconstruction, the sewer lines in the alleys should be evaluated to determine needed repairs or 
maintenance.   
 
Housing 
Housing improvement strategies should include a combination of: 

 Interior and exterior rehabilitation of many existing owner-occupied homes; 

 Exterior rehab of some renter-occupied homes; 

 Conversion of some renter-occupied homes into owner-occupied homes; 

 Demolition of selected vacant, sub-standard homes in combination with the major 
rehabilitation of adjacent owner-occupied homes or with infill development of 
owner-occupied homes. 
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 Pioneer Curtis Junior High has been renovated; by improving the blocks close to it, it 
would be possible to build off its’ success and to keep the improvements blossoming 
outward. 

 Some blocks in this area have relatively high owner-occupied housing. 

 This is located on a major street way and would be used by people accessing Pioneer 
Curtis Junior High—that amount of visibility of improvements here would help in changing 
the perception and associations with Historic North 
Topeka East.  

 
Sidewalks 

 NW Van Buren (1200 block) 

 NW Grant (200-400 blocks)  

 NW Jackson (1200-1300 blocks, brick) 
 

 
 

3. East Central Target Area 
Location 
This target area encompasses the blocks north of Gordon, east of Quincy, and south of Morse.  
There is not as much visibility here than in the first two target areas, as Morse is the only major 
thoroughfare.  Though this is proximal to NOTO and the stabilizing Kansas/Morse/Monroe/St. 
John blocks to the north, the area does not have its own factor to draw people and attention to 
projects occurring within.  Projects in this target area should be completed after significant 
progress has been made in the primary and secondary target areas. 
 
Infrastructure 
This section of Historic North Topeka East is in need of street, sidewalk, and alley repairs.  The 
1100 block of NE Jefferson lacks sidewalks, curbs and gutters.  Prior to any road reconstruction, 
the utility infrastructure underneath the road should be evaluated and replaced if necessary.  
Additionally, there are brick sidewalks along NE Monroe, NE Gordon, and NE Fairchild that are in 
need of repair.  This plan recommends retaining and protecting the integrity of the existing brick 
infrastructure in the sidewalks of this Target Area only if they fall within the environs of a 
designated state or national historic property, a Historic District, or a Local Landmark. 
 
 
The alleys in this target area are graded gravel and are filled with potholes.  All alleys here 
should be concreted to improve circulation, drainage, and image.  However, prior to alley 
reconstruction, the sewer lines in the alleys should be evaluated to determine needed repairs or 
maintenance.   
 
Housing 
Housing improvement strategies should include a combination of: 

 Interior and exterior rehabilitation of many existing owner-occupied homes; 

 Exterior rehab of some renter-occupied homes; 

 Conversion of some renter-occupied homes into owner-occupied homes; 

 Demolition of selected vacant, sub-standard homes in combination with the major 
rehabilitation of adjacent owner-occupied homes or with infill development of 
owner-occupied homes. 
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 These are single family residential blocks but many of the houses show major deterioration 
and dilapidation.    

 The blocks to the south of the target area have shifted to primarily industrial use.   

 Home ownership is still very low in this area (~18-45%) but has actually improved since 
1999. 

 

Street Improvements 

 NE Jefferson (1100 blocks) 
 

Sidewalks 

 NE Gordon  (100-400 blocks) 

 NE Fairchild (200-400 blocks) 

 NE Madison (1000-1100 blocks) 

 NE Monroe (1000-1100 blocks) 
 

4. Little Russia 
Location 
Little Russia had been isolated from the rest of the HNTE community, with access only by crossing 
the railroad tracks, until the flyoff was constructed from the Sardou Bridge in 2001.  The streets 
are narrow and Sardou Street dead-ends without a turnaround.  Because of the isolated nature 
of this section of HNTE, combined with the lower visibility and a lower potential impact, it is 
recommended that improvements to this area begin after the majority of improvements are made 
in the previous target areas.  
 

Infrastructure 
This section of Historic North Topeka East is in need of street, sidewalk, and alley repairs.  The 
500 block of Fairchild lacks sidewalks, curbs and gutters, and needs repairs on antiquated utilities 
underneath the road.  Prior to any road reconstruction, the old utility piping should be replaced. 
 

The alleys in this target area are graded gravel and are filled with potholes.  All alleys here 
should be concreted to improve circulation, drainage, and image.  However, prior to alley 
reconstruction, the sewer lines in the alleys should be evaluated to determine needed repairs or 
maintenance.   
 

Housing 
Housing improvement strategies should include a combination of: 

 Interior and exterior rehabilitation of many existing owner-occupied homes; 

 Exterior rehab of some renter-occupied homes; 

 Conversion of some renter-occupied homes into owner-occupied homes; 

 Demolition of selected vacant, sub-standard homes in combination with the major 
rehabilitation of adjacent owner-occupied homes or with infill development of 
owner-occupied homes. 

 

Street Improvements 

 NE Fairchild (500 block)  
 

Sidewalks 

 NE Gordon (500  block) 
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5. Northeast Target Area 
Location 
This target area is encompassed by NE Madison St, NE Grant St, NE Jefferson St, and NE 
Paramore St.  It lacks significant sections of infrastructure, such as sidewalks, standard street 
widths, and curbs and gutters.  It is also located near three strong areas: Garfield Park, Quincy 
Elementary School, and the Kansas/Morse/Monroe/St. John blocks.  However, it is also extremely 
isolated and removed from major roads.  This significantly limits the impact and promotion of 
projects located in this area.  Therefore, major improvements to this area should be considered 
after completion in the previous target areas.  
 
Infrastructure 
This section of Historic North Topeka East is in need of street, sidewalk, and alley repairs.  The 
1300 through 1500 blocks of NE Jefferson lacks sidewalks, curbs and gutters.  Prior to any road 
reconstruction, the utility infrastructure underneath the road should be evaluated and replaced if 
necessary.  
 
The alleys in this target area are graded gravel and are filled with potholes.  All alleys here 
should be concreted to improve circulation, drainage, and image.  However, prior to alley 
reconstruction, the sewer lines in the alleys should be evaluated to determine needed repairs or 
maintenance.   
 
Housing 
Housing improvement strategies should include a combination of: 

 Interior and exterior rehabilitation of many existing owner-occupied homes; 

 Exterior rehab of some renter-occupied homes; 

 Conversion of some renter-occupied homes into owner-occupied homes; 

 Demolition of selected vacant, sub-standard homes in combination with the major 
rehabilitation of adjacent owner-occupied homes or with infill development of 
owner-occupied homes. 

 
Street Improvements 

 NE Jefferson (1300-1500 blocks)  

 NE St. John  (400 block) 

 NE Grant (400 block) 
 
Sidewalks 

 NE Madison (1300-1500 blocks)  

 NE Paramore (400-500 blocks) 
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NEIGHBORHOOD-WIDE STRATEGIES 

CIRCULATION PLAN 

 
The Plan’s goals and guiding principles translate into the following major recommendations for 
circulation as illustrated on Map 13: 
 

• Specially designed wayfinding signage is needed to help draw attention to the Great 
Overland Station and NOTO and should be placed at key points directing traffic to and 
from Gordon Street, N. Kansas Avenue, and the Curtis Flyoff. 

 

• Heavy truck traffic should be minimized in the NOTO/Riverfront area.  This traffic has 
largely diminished due to the decreasing industrial activity in this area.  Large trucks that 
still do come to this area make use of the Curtis Flyoff to avoid traveling through the 
NOTO area. No heavy truck traffic should be allowed in the 800-900 blocks of N. Kansas 
Avenue. 

 

• Additional parking should be added to support the growth of the NOTO, Great Overland 
Station, and Riverfront areas.  The existing parking capacity in the N. Kansas Avenue 
area is comprised of roughly 150 on-street spaces on N. Kansas Avenue and side streets 
and a 225 space parking lot (if redesigned) at the foot of the Kansas Avenue bridge.  
Other lots could be added on N. Kansas Avenue or on Norris Street. 
 

• Bikeways and bike paths need to link Historic North Topeka East to the bike and trail 
network throughout Topeka.  The Topeka Bikeways Master Plan shows a route traveling 
through North Topeka that will be implemented with the Phase 1 funding, awarded in 
2013.  This route will mostly consist of “sharrows” – on-street pavement markings 
indicating that the travel lane is a shared lane between cars and bicycles. 
 

• If the railroad abandons the current railroad bridge west of the Topeka Boulevard 
Bridge, Shawnee County should acquire the bridge as part of the trail network. 
 

• Pedestrian linkages throughout the community need to be developed.  Some places in 
need of improvement are:  

 across the railroad tracks at Norris and Kansas 

 along the levee of the Kansas River 

 connecting Old Solider Creek Trail to the Levee Trail 

 along paths connecting parking lots behind storefronts to the interior of N. Kansas 
Ave. 
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Map 13: Circulation Plan 
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SAFE ROUTES TO SCHOOLS 

 
The Shawnee County Health Agency applied for a Safe Routes to Schools planning grant in 2013.  
This grant would look at a two-mile radius around Quincy Elementary School which would cover 
much of the Historic North Topeka East planning area.  Several factors weighed into identifying 
this school as their project area: a high percent of economically disadvantaged students; a high 
student obesity rate; and Quincy being a low performing school, which is now a USD 501 “School 
of Interest.”  In addition, collaboration between Quincy Elementary and the NOTO Arts District 
has led to students going to NOTO for art programs, which also supports the need for the Safe 
Routes planning grant. 
 
This planning grant would be the first step in plans for advancing safety in this area.  From this, 
the goal is to create a master plan for the area and then to apply for funds for infrastructure 
improvements.  These would include crosswalks, signage, and sidewalks. 
 
In 2011, the City of Topeka Planning Department completed a study looking at the impacts on 
neighborhoods if USD 501 closed elementary schools. This study looked at a range of factors to 
rank the importance of a local school to a neighborhood. 
 

 Median property values adjacent to the school compared to the neighborhood 

 Homeownership adjacent to the school compared to the neighborhood 

 Percent of students in the school area attending other schools 

 Neighborhood Health ranking 

 School building re-use potential 
 

Out of all the elementary schools, Quincy Elementary School would have the greatest negative 
impact upon its neighborhood if closed. 
 

NORTH CROSSINGS 
 

The mixed-used North Crossings district combines the NOTO Arts District, Great Overland Station 
site, riverfront, and historic blocks south of Gordon Street between Topeka Boulevard and Quincy 
Street into a unified theme district based on the area’s prominence in Topeka/national history. 
These historic “crossings” – Pappan’s Ferry established in 1849 led to Topeka’s founding and 
eventually helped African-Americans escape into freedom on the Underground Railroad, the 
crossing of the first train through Topeka in 1865, and the crossing of western settlers along the 
Oregon Trail – all took place within this geographic setting. Today, it is envisioned that this area 
can become a new crossings for Topekans and visitors alike to learn about this historic setting 
while having fun doing it. It provides an identity to be celebrated by invigorating it with a new 
future while still rooted in its past prominence. 
 
Accommodations should be made for new investment to further invigorate the district if blended 
appropriately. Four new development ventures are initially envisioned for the entertainment 
district to facilitate its growth: (1) continue supporting and expanding the NOTO Arts District (2) 
continue developing the Great Overland Station Museum, (3) a Riverfront Park and (4) a 

Pedestrian Overpass 
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NOTO 

Any place left primarily to tourists ceases to be a real place and eventually loses 
its appeal even to tourists 

Roberta Brandes Gratz, The Living City 
 

Most mid-sized to large cities are reviving obsolete warehouse and commercial districts into “old 
town” mixed-use restaurant/bar, entertainment, shopping, and living areas. Whether it is Kansas 
City’s River Quay, Oklahoma City’s Bricktown, or Lincoln’s Haymarket, these areas all try to 
recreate urban marketplaces festive for tourists and locals alike. They all are intimate places 
steeped in history that were cut-off from the city’s central business district, but whose buildings 
remained intact representing opportunities to re-adapt them into new ways of enjoying our urban 
spaces. Once an attraction is established and commercial uses follow, a residential component is 
phased in making them true urban marketplaces with 24-hour activity. Topeka’s traditional 
downtown provides for some opportunity for this, but lacks an intimate setting or “district” that is 
walkable and cohesive. A district has not yet evolved in Topeka that could attract and retain 
younger adults that would compare to Lawrence’s downtown, Manhattan’s Aggieville, or Kansas 
City’s Westport. 
 
In 1999, Topeka’s most adaptable area for such a mixed-use entertainment district was centered 
on and around the historic 800-900 blocks of N. Kansas Avenue. Since then, this district has been 
transformed into the NOTO Arts District.  Over 200,000 square feet of ground floor space exists 
within these two blocks of attached buildings with uses including artist studios and galleries, 
antique shops, restaurants, fine jewelry, plumbing, and window repair. The district was once the 
hub of community of life in North Topeka—particularly prior to the 1951 flood—where residents 
came to shop and do business, forming a vibrant north end of Topeka’s Kansas Avenue corridor.  
Now, it is reaching out to the rest of the Capitol City and beyond as an artistic destination and 
shopping experience.  Since its inception in 2008, NOTO has seen 29 new businesses move into 
the historic blocks of N. Kansas Avenue, with more being added as spaces are renovated.  The 
historic atmosphere of the area lends itself to pedestrian traffic through the continuous storefronts, 
the wide widows inviting passersby, the variety of shops, and the inviting streetscape.   
 
The key to the success of any mixed-used district is in its diversity. To truly be sustainable for the 
long-term, the arts district must position itself to have supportive and complimentary uses 
expanding the reasons to be there and length of the stay without compromising the original charm 
and character inherent to what attracted people there in the first place. Below are strategies to 
continue improving on the advances made in NOTO. 
 

• Restore and maintain historic quality and pedestrian-orientation to buildings/streetscapes. 
An urban entertainment district works best where people are attracted because the place 
is “real”. That means keeping building forms, styles, and infrastructure true to their original 
feel and building off of the peculiarities of the area (see Design Guidelines and 
Illustration #1). In addition, dwellings that have been identified as homes of past railroad 
engineers, etc. could be saved and threaded into museum exhibits for the Great Overland 
Station. 

• Seek out “destination” uses such as restaurants, micro-breweries, live entertainment, 
galleries, or recreational venues that will attract non-residents. Entrepreneurs need to be 
encouraged to locate businesses here that can be new attractions as well. 

• Improve comfort-level. Safety is a major concern for most people not familiar with the 
area. An atmosphere of safety could be created by improving streetscapes, lighting, 
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storefronts, and visible security that can improve people’s comfort-level. Security patrols 
or “ambassadors” could be utilized. The best assurance for safety remains in attracting a 
critical mass of users. 

• Encourage adaptive re-use of buildings for residential and artist purposes. N. Kansas 
Avenue commercial buildings should be encouraged to re-use second/third story space for 
loft apartments. Likewise, historic non-commercial structures, particularly the residences in 
the 800 block of Jackson Street, should be preserved if not for housing then workspace, 
bed and breakfast, or other viable use. Likewise, old advertising signs on buildings could 
be re-painted. Artist space is almost non-existent in Topeka and the buildings could be 
pursued for living, work, and gallery space. 

• Minimize heavy truck circulation (see Circulation Plan) 

• Create a central gathering or civic space 

• Provide for physical expansion in the future 

• Maintain and encourage non-entertainment employment activity (e.g., smaller industrial 
businesses) to maintain daytime activity and potential retail customer base. 

• Ensure that merchants/businesses do not monopolize convenient on-street parking spaces 
on N. Kansas Avenue. As success of new businesses grow in the area, parking will become 
premium. There are currently 150 on-street spaces in the 800-900 blocks of N. Kansas 
and on cross streets within a ½ block. This number will likely be slightly reduced when 
streetscape improvements are made. While parking lots are planned for, these on-street 
spaces will be the first to be filled and should be reserved for customers only with no curb 
cuts allowed. 

 

GREAT OVERLAND STATION MUSEUM 

 
Railroad Heritage, Inc. led the efforts to preserve and restore Topeka’s historic Union Pacific 
Railroad station with $3.4 million in federal ISTEA grants combined to $2.6 million of matching 
private funds.  
 
Permanent exhibits at the Great Overland Station chronicle the history of Topeka, the four 
railroads that served Topeka, Fred Harvey and the Harvey House Empire, and the history of the 
site (e.g. the native Kanza, the Oregon Trail and Charles Curtis).  The Fink Exhibit Gallery 
displays touring and special exhibits that change 3-4 times per year.  Hands-on activities for 
children are found in “Choo-Choo Junction” 
where kids climb onto the Big Red Caboose, 
dress in period clothing or create fluorescent 
art at the Flo-Graphix booth.  Children also 
love the two locomotive simulators and the 
huge model train display.  Trained docents 
lead tours and freight trains rumbling by 
add to the visitor experience.  The Railroad 
Park at the Great Overland Station is 
currently under development (2013) outside 
the east end of the GOS.  The Railroad 
Park, consisting of the historic Santa Fe 
depot from Welda, KS and four historic train cars, will extend to North Kansas Avenue, thus 
providing a more direct physical link for visitors and patrons to travel between the GOS to the 
NOTO Arts District. 
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In addition to its function as a museum, the Great Overland Station is the site of dozens of 
weddings, receptions, prom parties, corporate celebrations and meetings throughout the year.  
The elegant Grand Waiting Room and historic Dining Room provide unique backdrops for 
community gatherings inside, while the All Veterans Memorial and Corridor of Fifty Flags create a 
memorable scene for special outdoor events.  The annual Topeka Railroad Festival is held at the 
Station each year in August, and patriotic events commemorate Memorial Day and Veterans Day.  
 
Although, the building itself is physically separated from the entertainment district by two rail 
lines, it is a destination attraction that can act as an entertainment anchor for the district if better 
linked both visually and physically.  Visitors from all 50 states and more than 40 foreign countries 
have found their way to the Great Overland Station—however, visitorship needs to increase.  
With the development of the Railroad Park at the Great Overland Station, new and returning 
visitors are projected to increase.  Continued growth of the NOTO Arts District can have a positive 
impact on visitorship at the Great Overland Station as more people are drawn to the area, and 
museum visitors can create demand for services on N. Kansas Avenue. The synergy of retail and 
restaurant business in NOTO combined with a museum that offers exhibits and children’s activities 
has great potential that can ultimately lead to increased success for the entire area.  The area 
south of the Station is more appropriately linked to future efforts to redevelop the riverfront (see 
Riverfront). 
 

THE RIVERFRONT 

 
The area generally south of the Great Overland Station between the Kansas Avenue and Topeka 
Boulevard bridges comprises the Kansas riverfront on the north bank.  In this area on the north 
side of Curtis Street, the Topeka Rescue Mission operates its Family and Children building on the 
northwest corner of N. Kansas Avenue and Curtis Streets and operates its main facility on the 
northeast side of that intersection.  The Union Pacific Railroad retains ownership of the area 
where its control tower is situated, the old Gamble Robinson building, as well as the right-of-way 
for its tracks.  On the south side of the tracks, this extends on as far as the fence between the UP 
tracks and the Great Overland Station.  Of the remaining properties in this area, five are each 
individually owned.  Railroad Heritage, Inc. controls the remainder of the property north of Curtis 
Street.   
On the south side of Curtis Street, a fly-off from the Kansas Avenue Bridge down to Curtis Street 
was built by the City of Topeka in 2006 to provide vehicular and pedestrian access to the 
bridge.  The remaining land on the south side of Curtis Street has been acquired by Shawnee 
County Parks and Recreation for development as the Riverfront Park. 
 
Design plans for the Riverfront Park envision an Oregon Trail theme with a gradually-rising 
walkway to the top of the levee, broad trail along the top of the levee with “Prairie Schooner” 
features for seating and outdoor interpretive exhibits, a water feature and an amphitheater.  
Funding for the riverfront park has been provided by a dedicated ½ cent transient guest tax 
which has thus far been used to develop the design plan for the park and to acquire the 
property.  This funding source will sunset in 2015 unless renewed.  It is not expected to provide 
enough funding by that time to fully implement all the features of the riverfront park, but a start 
can be made. This landscaped urban green space would provide an ideal setting for family and 
community events spilling out from the Great Overland Station to the north as well as an ideal 
picnic or recreation area for NOTO patrons.  
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Vehicular access – Vehicular access to the area has been improved through the construction of the 
Curtis Flyoff.  Direct access to NOTO is limited and occurs only at N. Kansas Avenue; users of this 
crossing are subject to frequent delays caused by the two active rail lines located between the 
Great Overland Station and NOTO.  Another access route exists from Tyler Street and Curtis 
Avenue—however, this, too has an at-grade rail crossing on the same lines as the N. Kansas 
Avenue crossing. 
 
Topeka Rescue Mission – Another 2.8 acres are owned by the Topeka Rescue Mission to operate 
the city’s major homeless programs for men women, and children.  Their main facility houses 100-
110 men per night.  It’s sister facility across N. Kansas Avenue, the Hope Center, has beds for 
150 women and children, with many more staying on cots throughout the facility.  The Mission 
recently purchased the Bailey Building on the east side of the Kansas Avenue bridge—when this 
facility is renovated, it will hold up to 120 people per night, house a new kitchen facility, a clinic, 
and adult education classes.  
 
The Great Overland Station Museum, beautiful skyline and Capitol views looking back across the 
Kansas River, and its frontage on the waterfront, all make this an ideal location to plan for future 
“greenfield” development.  
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The Riverfront Park concept has been a project years in the making.  At the Historic North Topeka 
East Kickoff Planning Meeting, this was the only item listed in the 1999 Plan that received an “F” 
grade (Appendix C).  However, the City has been working over the last several years to 
implement this part of the 1999 North Topeka Plan.  Dedicated City Transient Guest Tax dollars 
have been used to acquire many of the properties needed to make this into a feature destination.  
When this tax expires in 2014, in addition to properties already acquired, there will be 
approximately $500,000 reserved for this park.   
 
Unfortunately, due to the consolidation of the City and Shawnee County Parks and Recreation 
Department, buildings on the Riverfront Park project site are now in use.  The Shawnee County 
Parks Department is unable to vacate these buildings until new facilities are constructed. This, 
combined with the budget cuts in the 2014 County budget, makes the future timeline for the 
completion of Riverfront Park uncertain.   
 
Extension of the bed tax or other possible funding alternatives (e.g. sales tax) needs to be 
seriously considered to “finish” the City’s first Riverfront Park. 

BIKE AND PEDESTRIAN OVERPASS 

 
In order for the N. Kansas Avenue entertainment district to be positively impacted by the Great 
Overland Station Museum and vice a versa, an overpass spanning the railroad tracks along 
Kansas Avenue is recommended to facilitate an unimpeded flow of bike and pedestrian traffic 
(see Map 13 for location). 
 
This overpass would serve a two-fold purpose: 1) safe access between the entertainment district 
and riverfront district, and 2) a view platform. The safe access of pedestrians, persons with 
disabilities, and bicyclists who want to cross the tracks would be ensured with a ramp and 
pathway crossing the tracks.  Station Museum patrons could park north of the tracks off of Norris 
without having to worry about getting stuck waiting for a train to clear. Likewise, those that do 
cross over the bridge would be treated to an ideal viewing experience from a secure platform 
where they could not only see the trains go by, but also feel them as they rumble underneath 
them. This sensory experience can be another part of the overall attraction to the Great Overland 
Station. This structure should be high enough for train clearance (25’), be architecturally 
compatible to the Station, and designed for natural surveillance to eliminate any hiding spots and 
to ensure a safe, welcoming atmosphere. Elevator access is not preferred due to the increased 
construction and maintenance costs, and capacity limitations, but should at least be explored 
during the design phase.  
 
Two options are present regarding the exact siting of the structure—adjacent to the street, or in 
the right-of-way resulting in closing this portion of N. Kansas Avenue to vehicular traffic.  With 
either option, sufficient ground would be needed to ensure the access ramps are ADA compliant.  

It is proposed that a major urban park be established south of the Great Overland Station to the waterfront. It 
could be a logical extension for festivals and events held in conjunction with the Great Overland Station’s 
programming (e.g., Railroad Days). As circulation in this district is improved, the riverfront park would be an 
ideal green space setting for city and regional events to take place and to make the river a new destination 
for Downtown.   Access to an improved levee-walk with lighting, benches, etc., outdoor skating rinks, an 
amphitheater for outdoor music and stage productions, and sites commemorating historical events is also 
envisioned. 
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Currently, the intersection of N. Kansas Ave and the Union Pacific railroad tracks is an at-grade 
crossing with flashing lights and automatic gates.  This is an active rail line, with 80 trains 
estimated per day.  Traffic is frequently stopped at this location as trains cross and the train 
whistles echo throughout North Crossings and the Historic North Topeka East neighborhood 
(current Federal Railroad Administration regulations require four horn blasts prior to a train 
entering a public at-grade crossing.)  There have been two pedestrian fatalities at this 
intersection in 2013, in addition to fatalities in years past.  Limited parking in the district—
combined with the close proximity of attractions in the district and an increasing number of 
visitors—will require greater connectivity between NOTO and the Great Overland 
Station/Riverfront area.  
 
It is the recommendation of this plan that the City should partner with the Union Pacific and 
stakeholders in North Crossings to implement improvements to the N. Kansas Avenue at-grade 
crossing while promoting a walkable and bike-friendly district uniquely tailored to meet the needs 
of the users. This may include safety studies and their implementation, funding for a 
bike/pedestrian bridge or linkages, increased parking in proximity to bike/ped linkages, and 
integrating art/architecture into any bridge structure. Design options for a bridge, regardless of 
its location, must include stakeholder and community input so that the structure is a destination 
itself because of its design, a point of pride with the community, and blends well within the historic 
character of the area. Below is an example of the Freight House pedestrian bridge in Kansas City 
that exemplifies these qualities.  
 

 

NORTH CROSSINGS MASTER PLAN 

 
Even just looking at the last decade, much has changed in the North Crossings area.  The area has 
transformed from industrial uses to a shopping and cultural destination.  The key stakeholders in 
the North Crossings—NOTO, the Great Overland Station, the City of Topeka, Shawnee County 
Parks and Recreation, the Topeka Rescue Mission, and the Riverfront Authority—all have plans of 
expanding their operations in the near future.  Additionally, the Riverfront Park is poised to 
become a reality and the Riverfront Authority has hired a consultant to, among other things, 
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encourage high quality public and private development along the River.  All of these activities 
are bringing more visitors and more development pressure to the North Crossings area.  The 
coordination of these activities and appropriate support facilities are essential to the continuing 
success of this location.  This Plan recommends the creation of a more detailed North Crossings 
Master Plan to describe the future of this area, including the following goals: 

 Traffic and pedestrian circulation patterns 

 Ensure the safety and the perception of safety through design elements (CPTED, lighting, 
etc.) 

 Utilize wayfinding signage to capitalize and enhance the synergy of NOTO, the Great 
Overland Station, and the Riverfront 

 Expand the area’s capacity by installing new surface parking lots with sensitive design 
elements (landscaping, buffering, attractive lighting) 

 In addition to function and form, include artistic or historic elements in infrastructure 

 Expand and enhance the current park and green space facilities 

 Collaborate with the Union Pacific Railroad on the repurposing of industrial properties 
under their ownership to uses that enhance the district 

 Improve secondary routes into the district, including the Laurent-Quincy-Norris loop 
designated as a bike route on the Topeka Bikeways Master Plan 

 

CHARACTER AND IMAGE 

The kind of culture that can maintain reasonable human commitments takes 
centuries to create but only a few generations to destroy. 

James Q. Wilson, The Moral Sense 
 
The enormous appeal and potential of Historic North Topeka East lies within preserving and 
restoring the period building styles and intimate street settings of traditional neighborhoods that 
predated post-World War II development. This generation of North Topeka has become 
stewards to this legacy and finds itself faced with the question of “how?” Surveys show that much 
of this legacy has been lost already to deterioration and neglect. With many of the buildings 
evoking turn-of-the-century attributes, ways to protect the area from further loss of character 
need to be pursued. Value, in both property and community, is lost when these elements are not 
maintained. Education is essential to recapturing these neglected treasures, as well as maintaining 
existing and creating new treasures. Good design does not have to cost any more than less 
sensitive design. Understanding what constitutes appropriate design for the area will empower 
the community to pass this legacy on to the next generation. 

URBAN DESIGN FRAMEWORK 

 
Why do some places affect us so mysteriously and forcefully while others don’t? The urban design 
framework describes an “anatomy” of place and how spatial elements can be enhanced to 
function together for successful revitalization (Map 14). It describes elements of our everyday 
environments that can alter the quality and perception of an area. Urban design “clues” for the 
Planning Area are broken down into traditional neighborhood design, districts, edges, views, 
landmarks, streetscapes, and paths. 
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Map 14: Urban Design Framework 

 
 

1. Traditional Neighborhood Design 
Traditional Neighborhood Design (TND) elements are reminiscent of small towns or villages that 
capture a real sense of community. Historic North Topeka East is blessed with many of these same 
elements of a traditional neighborhood since it was originally laid out as a small town itself. 
Identifying, promoting, and expressing these elements are a major factor in reviving this “new” 
image and returning market stability to property values. Some of the more relevant components 
to TND include the following: 
 

• Size and density – A complete, walkable neighborhood unit is best accommodated in an 
area of 40-160 acres at an average density of 5+ units per acre. This provides for a 
critical mass of people in close proximity to daily services and activities.  

• Internal balance of housing, jobs, and services – Traditional neighborhoods were 
developed around a full range of daily activities.  They provided places for people to 
live, work, and play.   

• Identifiable neighborhood center – A civic focus and informal gathering place for 
residents/users of the area fosters community socializing, celebrations, and identity.  

• Streets for both people and cars – Neighborhood streets are public places meant to 
comfortably accommodate all forms of transportation, including pedestrians and bicyclists. 
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• Human-scaled building types – Small lot platting, variety of building articulations fronting 
the street at eye-level, and front porches that promote social interaction are types of 
“human-scaled” elements that generate a cohesive urban pattern. 

 
2. Districts 

Districts are classified as smaller sub-areas of a Planning Area or neighborhood that represent a 
cohesive grouping of like uses and character that may have physically or mentally-defined 
boundaries. Crossing over district boundaries should be noticeable and are typically marked by 
changes in land use. Districts for the Neighborhood include Residential, Mixed Use, NOTO, and 
the Riverfront. 
 

3. Edges 
Edges refer to a neighborhood’s appearance at its boundaries or exterior. These are the most 
visibly-prominent areas of the neighborhood because they typically border heavily traveled 
streets and convey a continual impression of a neighborhood. Edges can be broken down into 
gateways and image streets/areas: 
 

• Gateways – Gateways are a district’s “front door” into the community. They greet one’s 
entry into a district and give the first impression of an area. They can be designed at 
pedestrian or vehicle-scales and can include prominent buildings as well as landscape, 
signage, or focal point treatments. Major gateways are the key entry points into Historic 
North Topeka which occur at Quincy/Laurent, Quincy/Morse, Topeka/Gordon, and 
Topeka/Paramore. Secondary gateways occur at Kansas/Morse, Kansas/Gordon, 
Quincy/Laurent, and Topeka/Morse. 

• Image Streets/Areas – Since streets are public spaces, the more frequently used streets 
act as further image identifiers of a place. The same can be said for non-street public 
spaces as well. In Historic North Topeka, key image streets include Topeka Boulevard, N. 
Kansas Avenue, Quincy Street, Gordon Street, and Morse Street. In addition, areas that 
will be more frequently used or draw more attention of people include the area around 
the Great Overland Station, the riverfront (particularly as seen from the bridges), and the 
Garfield Park/Quincy Elementary School area. 

 
4. Views/Landmarks 

Views of visually arresting landscapes, be it a single structure, group of buildings, or natural 
formations, can be a transforming experience that prompts a highly positive connection to a 
certain place. Historic North Topeka offers several prized view-sheds that, if protected and 
capitalized upon, can open up new “windows” to previously obscured landmarks offering 
completely new experiences of place. These view-sheds include: 
 

• View to Capitol dome – Van Buren Street looking south of Gordon; Great Overland 
Station looking south 

• View to Great Overland Station (see picture) – Alley between Van Buren and Jackson 
looking south of Gordon; Norris Street/Kansas Avenue looking west; Topeka Boulevard 
and Kansas Avenue bridges looking northeast and northwest, respectively; Curtis Street 
looking north between Jackson and Van Buren 

• View to Kansas River – Topeka Boulevard and Kansas Avenue bridges looking northeast 
and northwest, respectively; top of levee looking south, east, and west; elevated view 
looking south of Great Overland Station 
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• View to Downtown skyline – Most north-south streets looking south between Topeka 
Boulevard and Kansas Avenue; top of the levee 

 
5. Streetscapes  

The area between the building walls and the street can be defined as the streetscape. With 
buildings traditionally parallel to the street, a streetscape is the building fronts and the street 
together. The character or quality of a streetscape is dependent upon the quality of the street, 
the buildings that front it, and the combined effect of the two. (Sec. F – Design Guidelines) 
 

 
 
6. Paths - (see Section V, Circulation Plan) 

 

HISTORIC PRESERVATION 

 
Historic North Topeka East has been a community since 1865 and historic architecture can be seen 
throughout its streets.  Many of the houses were constructed prior to 1915 (Map 10) and the 800 
and 900 blocks of N Kansas Ave. were included in the 2012 Downtown Topeka Historic Resources 
Survey.  With the increased opportunities associated with Historic Tourism as well as HNTE’s 
historic resources in the Great Overland Station and NOTO, several opportunities exist to 
preserve this neighborhood’s historic charm. 
 
2012 Downtown Topeka Historic Resources Survey 
A survey was recently completed through the Planning Department in 2012 by Rosin Preservation 
LLC (with funding from the State Historic Preservation Office) of properties along North and South 
Kansas Ave that comprise the historic commercial corridor.  This was done to create a 
comprehensive inventory to identify buildings that should be preserved and historic districts that 
could be established.  The survey identified 40 properties along N. Kansas Ave that either 
retained their historic integrity or were potentially contributing to the historic environment. The 
800-900 blocks of N. Kansas Avenue, the heart of the NOTO arts district, was found to have 

Urban Design Recommendations: 
Traditional Neighborhood Design (TND) elements can be translated into performance measurements that will 
benchmark how well the neighborhood is doing in reestablishing itself as a traditional neighborhood: 

• The number of dwelling units needs to increase by 100 units.  While the Pioneer Curtis Junior High project 
added 59 units, and two news homes have gone into HNTE, there were 47 demolition permits issued since 
1999. 

• Allow people to live, work and play in the same proximity.  Mixed Use zoning has been applied to 
15.8% of the land in the planning area and allows for this to develop. 

• Develop a community-gathering place in conjunction with the Great Overland Station and NOTO 

• Establish building design guidelines for residential and commercial in-fill development (see Design 
Guidelines under V, Character and Image) 

 
Other key urban design strategies that will take advantage of Historic North Topeka East’s inherent qualities 
include: 

• Focus revised “historic” neighborhood signage and landscape elements at major gateways and reflect 
higher quality development at all gateway points complimenting historic character of area. 

• As a priority, focus major rehabilitation efforts and new in-fill development along image streets/areas 
while removing blighting influences. 

• Encourage the “greening” of current brownfields that define Historic North Topeka edges, images 
streets/areas, gateways, or view-sheds 
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sufficient integrity to warrant a state/national 
historic district. Any successfully listed properties 
or districts would qualify for financial incentives 
such as state and federal historic tax credits.   
Further consideration of a district should be 
pursued in collaboration with the property owners 
as this is the most significantly intact grouping of 
historic commercial buildings remaining in Topeka. 
 
Neighborhood Conservation District 
The Neighborhood Conservation District (NCD) is 
a zoning overlay district that could be thought of 
as “Historic District-Lite.”  While it still looks at 
protecting the properties within it, it mainly 
focuses on preventing incompatible new 
construction or development.  It can be tailored to 
the specific needs and can focus on preserving 
particular aspects of the neighborhood.  As this is 
tailored to the neighborhood’s desires, it could be 
specified for new construction or extended to 
substantial additions to existing buildings as well.  
This can be specified for selected blocks that 
retain historic attributes or character or to larger 
areas as well.  There is an extensive amount of 
latitude and flexibility with this preservation tool that could greatly benefit the Historic North 
Topeka East planning area.  
 

DESIGN GUIDELINES 

 
COMMERCIAL AND MIXED USE: 
Commercial and mixed-use buildings of historic character and sufficient integrity are primarily 
found in the 800, 900, and 1000 blocks of N. Kansas Avenue. The Great Overland Station, listed 
on the National Register, should also be looked at as a model for new and renovated 
commercial/mixed-use buildings. These and other commercial buildings within the planning area 
that have potential for local or national listing should adhere to basic guidelines below for 
rehabilitation as demonstrated by Illustration 2, and Illustration 3. 

1. Street Facades and Rehabilitation 

 Original facades, including windows and openings, should be retained. 

 Encourage removal of applied siding treatments, metal fasciae and canopies wherever 
possible. 

 Repair damage from siding treatments and rejuvenate upper facades hidden by 
treatments. Siding treatments often tend to preserve the façade in good condition. If 
architectural elements (e.g., upper and lower cornices) have been removed or damaged, 
reconstruct/restore original elements. 

 Maintain or reconstruct large storefront windows. Original storefront windows usually 
begin at 18”-24” above the ground and extend to the underside of the second floor. 
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 NEVER paint unpainted brick or sandblast brick to remove paint. If painted, colors should 
visually relate to building elements and neighboring facades (i.e., earth-tones). Placement 
of colors should be based on the existing hierarchy of detail: base and major/minor trim 
colors. Base color is the upper wall surface and storefront piers. 

 
Illustration 1: Traditional Storefront 

 
 New windows should fit the size and shape of their original openings. Mirrored or 

smoked-glass windows should not be used since they are not original materials and 
detract from the district’s character. 

 Maintain original decorative stone details, window hoods, cornice brackets and woodwork 
whenever possible. 

 Awnings or canopies should be of traditional design, preferably cloth, and not unusually 
large or awkward in shape. Avoid excessive signage on awnings, back-lit awnings, and 
round awnings. 

 Keep the size of signs modest and locate them at the storefront cornice line; they may 
overhang the public right-of-way if they do not obscure architectural details or dominate 
the building. Avoid plastic materials on the exterior of signs since this is not a traditional 
material. A well designed and maintained building is as much of an advertisement for a 
business as the sign itself. 

 Avoid permanent fences visible from street frontages or public areas that are chain-link or 
wire. Barbed wire should not be permitted in a non-industrial district. 

2. New Construction 

 All building designs should be compatible with the major elements of historic architecture 
along the N. Kansas Avenue mixed-use district and the Great Overland Station: red brick 
buildings with limestone or grey concrete trim are desirable. 
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 Buildings should be set back from the street uniformly to present a continuous façade line 
along the street, except that minor recesses, projections for entries, and similar elements 
may be acceptable. 

 Human scale elements along the street front should be included within the building’s 
design. 

 The desired height of buildings should not exceed forty (40) feet. 

 The street grid system and views of the Union Pacific Depot and Capital need to be 
preserved. 

 Parking lots should have CPTED (“crime prevention through environmental design”)-
approved design elements, interior landscaping, and be located behind buildings in the 
interior of blocks, or side yards to the maximum extent feasible. 

 Mechanical or electrical equipment should be hidden or screened from street level view. 

 Design guidelines for commercial and mixed-use structures should at a minimum be 
applied to the NOTO District with consideration given to “expansion” or “riverfront” areas 
for new construction. 

3. Streetscapes 
Streetscape guidelines would apply to N. Kansas Avenue (500-1000), gateways and other 
“image” streets identified under the Urban Design Framework. Some major recommendations for 
the 800-900 blocks of N. Kansas Avenue include: 
 

 Pedestrian Bump-outs – Located at intersections and mid-block crossing to shorten 
pedestrian crossing distances, slow traffic, and visually deter heavy truck traffic. These 
bump-outs should include space for raised landscaped planters that are slightly setback 
from the curb at intersections and mid-block crossing. 

 Overhead Gateway Signage – Located at Gordon and Norris for gateway affect and to 
deter heavy truck traffic. 

 Sidewalks – The possibility exists for the 10’ wide sidewalks to be extended up to 18’ to 
provide for outdoor display, dining, planter, and/or street furniture space. New sidewalk 
concrete should be laid with brick paver trim and brick paver treatments at intersections, 
crosswalks, and any extensions of the sidewalk. 

 Shade Trees – Shade tree plantings should be spaced from intersection to intersection 
judiciously so that storefronts are not obscured to any great extent, but that a pleasant 
walking environment is provided; at a minimum, intersections and mid-block crossings 
should have multiple plantings. 

 Lighting – Existing street lights are spaced at a 100’ interval. Since the fluted poles retain 
a desired character, they should remain to provide vehicular light. Pedestrian lighting that 
is historically compatible could either be spaced mid-point between the street lights or 
attached to the street lights with an arm bracket overhanging the sidewalk. In addition, 
metal placards or signs could be placed on light poles at pedestrian level scale with the 
district name on them. Interchangeable canvas banners could be placed higher up on the 
street light poles announcing different events. 

 Street Furniture – Benches and trash receptacles should be historically compatible to 
building architecture and placed at appropriate intervals along the sidewalk. They should 
also be of a durable construction to minimize vandalism. 
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CPTED Guidelines 
Safe Streets and the Police Department can help the neighborhood determine which property 
configurations discourage criminal activity. These methods, known as CPTED (Crime Prevention 
Through Environmental Design) follow four basic principles: access control, surveillance, territorial 
reinforcement, and maintenance. 
 

Access control:  

 This involves designing streets, sidewalks, building entrances, and neighborhood gateways 
to clearly indicate transitions from the public environment to semi-private and private 
areas. 

 
Surveillance:  

 A design principle that maximizes the visibility of people, parking areas, vehicles, and site 
activities. Strategies involve the strategic placement of windows, doors, walkways, parking 
lots, and vehicular routes. 

 
Territorial reinforcement:  

 Sidewalks, landscaping, and porches help distinguish between public and private areas. 
This helps users display signs of “ownership” that send “hands off” messages to would-be 
offenders. 

 
Maintenance:  

 This addresses management and maintenance of space. Proper upkeep (mowing grass, 
trimming trees and landscaping, picking up trash, repairing broken windows and light 
fixtures, and painting over graffiti) 

 Helps signal that a location or facility is well cared for and therefore would be 
inhospitable to a criminal 

 It also signals that an owner, manager, or neighbor is watching out for the property and 
could spot illegal behavior. 

www.ncpc.org 
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Illustration 2: Commercial Building Design Guidelines (831 N. Kansas Ave.) 
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Illustration 3: Commercial Building Design Guidelines (816 N. Kansas Ave) 
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Illustration 4: Major Gateway 

 

RESIDENTIAL 
Historic North Topeka East exhibits many residential architectural styles prevalent at the turn of 
the century and pre-1930 era. The design of houses was dictated by the narrow lots, resulting 
densities, and materials available. The key to understanding and applying design guidelines lies 
in assessing the existing inventory and establishing key design standards that will fit within a 
traditional neighborhood. 
Here are three examples of traditional architectural styles found throughout the neighborhood: 
 
Folk Victorian (1870-1910) 

 Gable-front-and-wing subtype without Victorian 
detailing 

 Cross gable roofing with steep pitch 

 Can be 1 or 2 stories 

 Wooden posts atop brick piers supporting porch that 
is length of wing 

 Bay window with 1-over-1 double hung sash  

 Common in Southern states 

 Gable-fronts are prominent in Little Russia 
 
Craftsman (1905-1930) 

 Bungalow with low-pitched front-gable roof 

 Decorative brackets support overhanging eaves; roof 
rafters usually exposed  

 One-and-a-half story 

 Full or partial width porch supported by wood post 
sitting atop brick piers extending to ground 

 Wood clad with horizontal shingles 

 Center entry and rear garage 
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Queen Anne (1890-1910) 

 Very late variant of Queen Anne style 

 Two-story gable façade with cross-gable roof 

 Horizontal wood clapboards with fish-scale shingling  

 Pediment marking entry over full length porch 

 Wood posts atop painted brick piers extending to 
ground 

 Balustrade provides railing for porch 
 
Various other styles throughout the neighborhood include 
Gothic Revival, Dutch Colonial Revival, Italianate, Homestead, and other minimal traditional styles. 
Together, these provide context for guiding renovations of existing traditional-style homes and 
construction of new in-fill dwellings. Several basic design elements should be followed in order to 
maintain a neighborhood’s character: 
 

1. Massing and Form  
Massing generally refers to how a given amount of space is reflected in a building’s design. For 
example, the space could be a rectangular box with no porch and a flat roof, OR two smaller 
boxes of uneven height and a full length covered front porch with front-gable roof. The form 
would determine how the building is positioned on the lot. This is typically dictated by lot design 
and setbacks from property lines. In order to retain the area’s character, several guidelines 
should be followed in Historic North Topeka related to massing and form: 
 

 The height, width, and general proportions of a building should generally conform to other 
buildings in the neighborhood. That would include a building frontage narrower than its 
depth with a visible main from street, elevation of floor above ground, and a proportional 
front porch. 

 The ratio of wall surface to openings should be consistent with traditional buildings in the 
neighborhood. This includes width and height of window and door openings. Enclosure or 
re-positioning of original window placements should be avoided. Size and proportion of 
window space to façade should be kept consistent with neighborhood 

 Buildings should be of vertical or non-directional appearance so that horizontal lines are 
minimized. Flat wall surfaces, particularly frontages, should be avoided. 

 The slope, massing, and configuration of the original roof should be maintained. Roof pitch 
should be kept within range of predominate building style. Low gable, domed, A-frame, 
and shed-vaulted roof shape are not preferred. 

 Additions to traditional dwellings should be complimentary and subservient to the main 
structure. 

 Front doors should be accentuated and painted/stained. 

 Garages should be built in the rear yard behind the residence or to the side in proportion 
to the main structure.  Attached/detached garages should be consistent with the character 
of the block and meet CPTED principles (see page 46) 

 Historic details – balconies, covered porches, decorative shingles, bracketed eaves, 
columns, balustrades, arches, turrets, etc. – should be in proportion with the building and 
considered on contemporary designs only where appropriate. 
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2. Materials 
 

 The use of natural materials or those that take on the appearances of nature materials 
are strongly advised. The front and side facades are the most visible sides and should be 
protected. Appropriate facade materials – brick, wood siding, stucco, and cut stone (if 
original) – should be used. 

 Wood siding, trim, and detailing should be painted, stained, or otherwise protected if 
intact and restored if deteriorated or missing whenever possible. 

 Avoid metal or plastic window frames. Dark tinted, smoked, or reflective glass should not 
be used since they are not original and diminishes the district’s character. 

 Roof materials should consist of wood shingles, composition shingles, slate, clay, or other 
similar materials deemed appropriate. Roll roofing, built up tar and gravel, or plastic 
roofing materials are typically not appropriate unless a roof is not visible from public 
areas. 

 Exceptions to these guidelines may be deemed appropriate if a new house is 
manufactured off-site, but meets the massing and form guidelines above. 

 Attached single-family housing, or townhouse design, may be appropriate if within an 
acceptable area according to the land use plan or adjacent to image or arterial streets. 
Mid-block attached housing should be discouraged. 

 
Design guidelines for residential structures should at a minimum, be applied to identified blocks 
with sufficient historical integrity (e.g., primarily >50 yrs. old) within the Target Area. If desired 
by the community, the area may be expanded to adjacent residential blocks of the Planning 
Area. An example of what infill housing would look like following these guidelines is depicted in 
Illustration 5. 
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Illustration 5: Housing Infill Design Guidelines 

 
 

HOUSING 

 
A neighborhood is in many ways defined by its housing. The housing portion of this revitalization 
strategy is designed to change the perception of the Historic North Topeka housing market to 
residents and non-residents alike by improving the supply of existing housing and creating a 
greater demand for market-rate housing. 
 
Housing Rehabilitation – Community perception of the housing market affects the confidence of 
local residents in investing in the neighborhood. When a market is perceived to be in a declining 
state or when property values/rents cannot adequately support new investment, maintenance of 
properties is deferred and disinvestment begins. Activities therefore should be geared towards 
improving the existing housing stock in the community. With 43.8% of the residential properties in 
the community exhibiting either major or intermediate deficiencies (see Table 3) the need for a 
more targeted rehabilitation program is apparent. The following strategies could help achieve 
this objective: 
 

• Identify strategic blocks to concentrate rehabilitation efforts: Map 12, the Target Area 
Concept Map illustrates the location of blocks that present new housing opportunities 
through the SORT program. These blocks and the blocks surrounding them should be 
targeted for more concentrated rehabilitation efforts within the community. This should be 
coordinated with the in-fill housing activities discussed below and in the implementation 
section. 
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In the aftermath of the 1951 flood, the demand for housing in Historic North Topeka East was 
declining and disinvestment in the housing stock began. In an effort to encourage redevelopment 
in the area, many traditional residential blocks were rezoned to multiple-family and industrial 
zoning districts, which permitted the use of mobile homes. As older, dilapidated houses were 
razed, they were often replaced with mobile homes as a low-cost alternative to the larger site-
built homes in the community. This practice resulted in an incompatible land use arrangement and 
further discouraged homeowner investment of the existing frame houses. With the adoption of the 
Comprehensive Zoning Regulations in 1992, mobile homes were no longer permitted in the zoning 
districts found in HNTE. However they continue to exist in the neighborhood as legal non-
conforming uses. No new mobile home sites should be approved. 
 
There are programs available to help qualified individuals purchase, repair, or rehab their 
homes.  The following programs are administered with federal funds through the Housing and 
Neighborhood Development (HND) of the City of Topeka on an income-eligible basis for 
low/moderate income households. 
 

 Housing Rehabilitation - This HND program is intended for both low-income owner and 
renter-occupied properties in need of interior and exterior repairs within selected target 
areas. Additional funding is geared towards owner-occupied units. Funds may also be 
provided to assist with lead-paint controls and weatherproofing. The assistance, however, 
may be available to properties that have documented historic significance and are in 
need of exterior repairs. 

 Emergency Repairs - Emergency home repair assistance (primarily repairs that are of an 
immediate health or safety nature) can be provided for low income owner- occupants 
throughout the neighborhood. This assistance is intended for higher cost, major emergency 
repairs. Minor maintenance and repairs remain the primary responsibility of the 
homeowner. 

 Accessibility Modifications - This assistance is available to income-qualified persons with 
disabilities throughout the City, whether they are owner-occupants or tenants. This 
assistance is intended to provide access into and out of the home. The priority is to build 
exterior ramps, widen doorways, and provide thresholds. 

 KDOC Affordable Housing - Project is a cooperative venture with the Kansas Department 
of Corrections, in which KDOC provides women inmates, tools and equipment to form two 
(2) crews for the rehabilitation of affordable housing units and Low-Mod Income Area 
infrastructure sidewalk improvements. 

 TOTO-II - Assistance is provided as a 2nd mortgage, deferred loan subsidizing the 
purchase and rehab costs of a home for families at or below 80% of median income. 
While the program is available Citywide, it is structured to encourage home purchases in 
at-risk and intensive care areas. Homeownership and debt counseling assistance are 
provided by Housing and Credit Counseling Inc. Lending institutions participate by 
managing the maintenance escrow. 

 Neighborhood Revitalization Program - The City offers a 10-year 95% property tax 
rebate for improvements that increase the value of the property by more than 10%. The 
rebate period can be extended up to 15 years for historic landmark properties. 
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Improvements must be consistent with the adopted design guidelines for the neighborhood. 
The City’s Planning Department administers the program. 

COMMUNITY BUILDING AND INITIATIVES 

 
Community building and initiatives are essential to revitalizing a neighborhood.  Residents have 
the innate knowledge of what needs to be fixed in their neighborhood—these grassroots 
programs allow this knowledge to become organized so that action can be taken to address 
problems.  By seeing the change they can accomplish within their own community, residents can 
become empowered and strong in knowing that they can shape the future of their neighborhood.  
Some principles of community building include: 
 

 Build on community strengths 

 Support families and children 

 Foster broad community participation 

 Forge partnerships through collaboration 
 
Collaboration is essential.  For programs to succeed and for the residents of Historic North Topeka 
East to become fully engaged, there needs to be collaboration and cooperation between all the 
stakeholders.  Many groups have interest in improving the community and have the skills to 
achieve this.  Below are a few community building concepts, though the list is by no means 
exhaustive.   

NEIGHBORS-HELPING-NEIGHBORS 

The “broken window” theory states that the presence of even the slightest traces of neglected 
property, such as broken windows, can cause a ripple effect in which other adjacent property 
owners lose confidence in the neighborhood or where criminals begin to prey upon areas that 
“don’t care.” 
 
This could be addressed through volunteer neighbors-helping-neighbors programs, where the 
community comes together to help the elderly, disadvantaged, or those otherwise unable to 
maintain their property on their own.  Organizing a group and neighborhood contact to 
coordinate a program such as this would help address minor code violations and other 
maintenance issues that bring down the appearance of the neighborhood.  This idea was brought 
forward by the community during the first public meeting and was voted as an issue that the 
community wants to address. 

COMMUNITY GARDENS 

One way of addressing vacant properties and rebuilding community spirit is to reuse vacant 
properties as community gardens.  Community gardens can be developed within city park space 
or as a temporary use for the property when larger park projects are being phased in.  Not only 
do community gardens provide a social aspect for the neighborhood but they also provide access 
to healthy food and healthy choices.  They also increase the number of neighbors keeping an eye 
on their neighborhood and watching out for each other. Neighboring cities have created 
programs that lease community garden space to non-profit groups who donate produce to local 
food pantries.  Whether a formal process such as this is explored, or just a neighborhood hobby 
project that allows neighbors and youth to come together, a community garden concept should be 
explored as a viable option for reducing the number of vacant lots and increasing the number of 
eyes on the community. 
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FARMERS MARKET 

Another avenue for community building in Historic North Topeka East would be to explore a 
farmers market on a trial basis in order to acclimate both vendors and customers to the North 
Crossings environment. This could be established at minimal cost with no dislocation of existing 
businesses on public properties within Historic North Topeka East and have good access from 
Topeka Boulevard or Kansas Avenue south of the river. An exciting potential exists to develop an 
extensive market site south of the tracks which would be highly visible from the two bridges. 
 

PARKS 

 
 

Existing Size (ac.) Type Recommendations 

1. Garfield Park 23.7 Community- active 
and passive 

Connect Solider Creek Trail to Levee 
Trail. Maintain and upgrade as premier 
community park in North Topeka. 

2. Charles Curtis 
Greenway 

5.8 Linear - passive Acquire properties as opportunities 
arise and complete greenway as buffer 
on heavily traveled image corridor 

3. Veterans Park 
East 

2.0 Special use – 
passive and active 

Could be offered in land swap for 
business relocation for future park 
space. Save NE corner of 
Quincy/Laurent for gateway effect. 

4. Veterans Park 
West 

0.4 Special use – 
passive 

Redesign to provide parking and 
potential Farmers Market space.  
Veterans Park can be consolidated with 
WW I-II monuments in a more 
prominent and worthy setting. 

5. Levee Trail 1.7 miles 
(0.4 miles 
between 
bridges) 

Linear – 
recreational 

An urban trail has been established on 
top of the Kansas River levee.  Future 
improvements to the trail between the 
Kansas and Topeka Blvd Bridges could 
include lighting, benches, and turnouts to 
support higher usage for strolling, 
viewing, and gathering.  It is part of 
Topeka’s regional trail system. 
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Proposed Size (ac.) Type Recommendation 

6. Neighborhood 
Park - Primary 
Target Area  

1-3 Neighborhood 
Park – passive 

Would provide recreational 
opportunities in a local park where 
neighborhood families could walk to 
without having to cross major arterial 
streets.   

7. Riverfront Park 
south of Great 
Overland 
Station 

14-20 Regional  Brownfield to greenfield project that 
would establish regional gathering 
place for events related to Great 
Overland Station. Could include levee 
trail, historic landmarks, and outdoor 
facilities for music, ice skating, etc. 
Would require industrial business 
relocation and improved vehicular and 
pedestrian access. 

8. Sardou 
Recreation/ 
Nature Trail 
Park 

98.0 Special Use/ Open 
Space 

Replace farming use to support kite 
flying, model airplane, and/or athletic 
field use. Explore use of creek inlet for 
canoe launch area. Preserve natural 
vegetation and habitat area along 
river. 

9. Kansas River 
Open Space 

84.0 Open Space – 
passive 

Grow back to natural state of 
vegetation and habitat; add possible 
nature trail. 

 
Map 15: Parks and Public Facilities 
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Illustration 6: Sardou Recreation/Nature Park 
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OTHER RECOMMENDATIONS 

 
 

• Sidewalks, Curb, and Gutter – All blocks within the planning area should be completed for 
sidewalks and curb/gutter work. Some areas of the neighborhood are devoid of these 
basic urban infrastructure services and have no way to revitalize the housing development 
on those blocks without these basic services. Some blocks border on slum conditions and 
are impassible for pedestrians because of the lack of curbs/gutters. 
 

• Brick Street and Sidewalk Policy – In 2011, the City of Topeka adopted a “Brick Street, 
Alley, and Sidewalk Policy” to identify and preserve brick features within the city.  It 
requires that anyone who disturbs an existing exposed brick street repairs it with like 
materials and patterns.  NW Jackson St is identified within this policy as a brick street 
designated for preservation.  Brick sidewalks that require repair in areas longer than 15’ 
can be replaced with concrete unless preservation is recommended in Neighborhood Plan.   
 
This Plan recommends that brick streets and stone curbs be preserved and maintained 
throughout the Historic North Topeka East neighborhood.  Brick streets that have been 
patched with asphalt should have the patches redone with brick.  Brick sidewalks falling 
within the environs of a designated state or national historic property, a Historic District, or 
a Local Landmark should remain and be repaired with brick.    
 

• Storm Sewer Improvements – The Fairchild Pump Station in Little Russia was built in 1927 
but is currently offline.  It was identified to be abandoned by the Army Corp of Engineers’ 
Kansas River Levee study.  Any improvements needed will be designed and implemented 
by the Army Corps of Engineers. 
 

• Kansas River Levee – The Army Corps of Engineers completed a 3-year Feasibility Study 
that looked at the need to provide a minimum of 100-year flood protection for all the 
Topeka levee units. The project is moving forward to the design phase.  The North Topeka 
Unit protects the Planning Area from River flooding and needs upgrading to provide a 
high level of flood protection.  
 

• Central Avenue Cul-de-sac – This empty cul-de-sac provides an opportunity to tie the 
vibrancy of NOTO into the neighborhood setting.  The opportunities for reimagining the 
interior aesthetics of the cul-de-sac are profound.  Civic art created by NOTO artists 
could rise prominently from the center of this traffic feature, welcoming travelers both to 
NOTO and to the Historic North Topeka East neighborhood.  Landscaping could further 
accentuate this feature.  This is also a prominent crossing for the Bikeways Master Plan 
that traverses through Historic North Topeka East, adding even more to the multitude of 
viewers who would see this display. 
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VI. IMPLEMENTATION 
“Be not afraid of growing slowly, be afraid only of standing still.” 

-Chinese Proverb 
 
After completing the planning process, action and implementation are essential. After identifying 
goals and target areas, the next logical step is taking action to achieve those goals.  The 
implementation section of a plan identifies specific steps to be taken and by whom, and places a 
timeline on completing these steps.  This allows for progress of the community’s vision to be 
tracked and evaluated.  This section should be used by all stakeholders to guide their decision-
making in implementing the priorities of the Plan. 
 
 

KEY ACTION PRIORITIES 
 
The meetings with the Steering Committee brought up ideas for implementing specific strategies 
and actions in this Plan.  The community was surveyed at the final meeting to determine their 
priorities for action.  The actions below are organized based on the rankings received at that 
meeting and are not necessarily inclusive of all potential actions, but a checklist of some of the 
more significant actions that should be taken.  
 

1. Do These First 
Union Pacific Railroad/N. Kansas Ave. Pedestrian Crossing 
Wayfinding signs 
Rehab historic housing 

 
2. Do These Next 

Pave/repair alleys 
Repair/construct new sidewalks with a preference for stamped concrete 
Start/complete the Riverfront Park 
Incorporate NOTO art into the neighborhood along main roads 

 

3. Do These After the Above Has Been Completed or Stalled Out 
Reconstruct/repair streets 
Brick street repair 
Infill housing 
Neighborhood park in the west central neighborhood (N. Topeka Blvd and Morse) 
Community garden 
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TARGET AREAS 
 
The tables below show the cost and timing of infrastructure improvements for the proposed target 
areas and other infrastructure recommendations of the plan. By combining several major actions 
within a concentrated area of a neighborhood, a greater cumulative impact can be realized than 
if they were dispersed throughout the larger planning area. In this manner, it is intended that 
multiple target areas can be worked on in various stages of completion. Once the first area is 
“finished”, the majority of the public investment can then be shifted to the second area, then the 
third, etc. 
 
Important Note: The priorities and costs estimates for infrastructure and housing rehabilitation 
projects in the neighborhood are provided for informational purposes only and should not be 
relied upon for future costs or as actual bids for future projects. Increases in material costs, 
overhead and labor can change greatly in a short period of time. Funding is subject to 
availability as provided by federal grants and the governing body, and allocations change 
annually. The housing costs in the following tables represent subsidies from City Consolidated Plan 
funding (CDBG/HOME) and are intended to leverage private dollars. Costs for infrastructure and 
parks reflect City of Topeka capital costs from sources typically found within the City’s Capital 
Improvement Program (CIP), unless otherwise indicated. Cost assumptions are detailed at the 
bottom of this section. 
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West Central Target Area 
Total Street Reconstruction Cost Source 1-3 Years 3-5 Years 5+ Years 

NW Central  (1000-1100) $312,525 GO Bonds, ½ Cent 
Sales Tax 

   

NW Van Buren (1000 block) $311,744 GO Bonds, ½ Cent 
Sales Tax 

   

NW Jackson (1000 block) $228,412 GO Bonds, ½ Cent 
Sales Tax 

   

Mill and Overlay      

NW Harrison (1100 block) $42,140 GO Bonds, ½ Cent 
Sales Tax 

   

Sidewalks      

NW Fairchild (200-400 blocks)      

Concrete $83,065 GO Bonds    

NW Van Buren (1000 block)      

Concrete $12,934 GO Bonds    

NW Jackson (1100 block)       

Concrete $4,301 GO Bonds    

NW Van Buren (1100 block)      

Concrete $25,186 GO Bonds    

NW Harrison (1000 block)      

Concrete $29,798 GO Bonds    

Alleys      

Van Buren/Jackson (2 blocks) $160,000 GO Bonds    

Jackson/Central (2 blocks) $160,000 GO Bonds    

Morse/Harrison  $80,000 GO Bonds    

Morse/Central $80,000 GO Bonds    

Neighborhood Park      

Morse and Harrison $200,000 CDBG, GO Bonds    

Housing Rehabilitation      

Primary and Secondary Areas $509,000 CDBG, HOME    

TOTAL $2,239,105     

 

Pioneer Curtis Jr. High Target Area 
Sidewalks Cost Source 1-3 Years 3-5 Years 5+ Years 

NW Van Buren (1200 block)      

Concrete $37,752 GO Bonds    

NW Jackson  (1200-1300)      

Concrete $32,593 GO Bonds    

NW Grant (200-400 blocks)      

Concrete $75,933 GO Bonds    

Alleys      

Van Buren/Jackson (2 blocks) $160,000 GO Bonds    

Jackson/Central $80,000 GO Bonds    

Housing Rehabilitation      

Primary and Secondary Areas $509,000 CDBG, HOME    

TOTAL $895,278     

 

East Central Target Area 
Total Street Reconstruction Cost Source 1-3 Years 3-5 Years 5+ Years 

NE Jefferson (1100 block) $239,324 GO Bonds    

Sidewalks      

NE Fairchild (200-400 blocks)      

Concrete $75,673 GO Bonds    

NE Gordon (100-400 blocks)      

Concrete $145,851 GO Bonds    

NE Madison (1000-1100 blocks)      

Concrete $27,603 GO Bonds    

NE Monroe (1000-1100 blocks)      

Concrete $68,776 GO Bonds    

Alleys      
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Quincy/Monroe (2 Blocks $160,000 GO Bonds    

Monroe/Madison $160,000 GO Bonds    

Madison/Jefferson $160,000 GO Bonds    

Housing Rehabilitation      

Primary and Secondary Areas $509,000 CDBG, HOME    

TOTAL $1,546,227     

 

Northeast Target Area 
Total Street Reconstruction Cost Source 1-3 Years 3-5 Years 5+ Years 

NE Jefferson (1300-1500 blocks)      

1300 Block $162,298 GO Bonds, ½ Cent 
Sales Tax 

   

1400-1500 Blocks $621,085 GO Bonds    

NE St. John (400 block) $144,952 GO Bonds    

NE Grant (400 block) $188,941 GO Bonds    

Sidewalks      

NE Madison (1300-1500 blocks)      

Concrete $96,000 GO Bonds    

NE Paramore (400-500 blocks)      

Concrete $55,453 GO Bonds    

Alleys      

Madison/Jefferson (3 blocks) $240,000 CDBG, GO Bonds    

Housing Rehabilitation      

Primary and Secondary Areas $509,000 CDBG, HOME    

TOTAL $2,017,729     

 

Little Russia 
Total Street Reconstruction Cost Source 1-3 Years 3-5 Years 5+ Years 

NE Fairchild  (500 block) $421,500 GO Bonds    

Sidewalks      

NE Gordon (500 block)      

Concrete $11,878 GO Bonds    

Alleys      

Fairchild/Gordon $80,000 GO Bonds    

Gordon/Sardou $80,000 GO Bonds    

Housing Rehabilitation      

Primary and Secondary Areas $509,000 CDBG, HOME    

TOTAL $1,102,378     

 

Projects Outside of Target Areas 
Project Cost Source 1-3 Years 3-5 Years 5+ Years 

Bike/Pedestrian Bridge at N. Kansas Ave and RR $2,500,000 UPRR, KDOT, CIP    

North Crossings Master Plan $30,000 MTPO    

Wayfinding Signage $20,000 Transient Guest 
Tax, CDBG 

   

Riverfront Park $2,000,000 Transient Guest 
Tax, ½ Cent Sales 
Tax  

   

TOTAL $4,550,000     

 
Assumptions (costs are approximate) 

 Alleys (not including sewer costs) = $80,000/block 

 Sidewalks (concrete) = $32 per linear foot; one side of the street 

 Sidewalks (brick) = $90 per linear foot; one side of the street 
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REZONING 
 
There are a few areas within Historic North Topeka East where the current zoning is inconsistent with the 
Future Land Use Plan.  For example, East Veteran’s Park is currently zoned X2 but is used as Open Space.  
The same is true for the open space north of Old Soldier Creek between the railroad tracks and the 
River—it is zoned I-2 but is used as Open Space.   
 
A neighborhood commercial node is appropriate at the intersection of N. Topeka Blvd and NW St. John.  
To accomplish this, the vacant parcels on the southeast and northwest sides of this intersection should be 
rezoned to C-1Commerical, as supported by the Planning Objectives in the Comprehensive Plan and 
recommended in the Historic North Topeka East Future Land Use Plan.  A rezoning should be initiated by 
the Planning Commission to reflect as such (See Map 18 for the Proposed Zoning Map). 
 
Veterans Park East, at Quincy and Monroe, and the parcel east of the railroad tracks and north of Old 
Soldier Creek should be rezoned as Open Space to reflect their current use.  The greenway along N. 
Topeka Blvd should be extended southward.  Finally, all of the parcels in the Mixed Use district south of 
Gordon and east of Quincy should be Mixed Use- Medium Intensity. The lone R-4 parcel should be 
rezoned to this classification. 
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Map 16: Proposed Zoning Map 
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Map 17: Primary Target Area 

 

 
* Based on a rating of “deteriorated” during the building survey 
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Map 18: Brick Street, Sidewalk, and Alley Condition Map 
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VII. APPENDIX A: TABLES AND CHARTS 
 
Table 1: Land Use – Historic North Topeka East 

Land Use Parcels % Total Acres % Total Area 

 Commercial 82 7.5% 25.8 4.6% 

 Commercial - Mixed Use 12 1.1% 2.8 0.5% 

 Industrial 42 3.8% 24.1 4.3% 

 Institutional 16 1.5% 12.9 2.3% 

 Mobile Home Court 15 1.4% 5.0 0.9% 

 Mobile Home Site 24 2.2% 4.5 0.8% 

 Office 5 0.5% 3.9 0.7% 

 Open Space/Recreational 12 1.1% 298.5 53.2% 

 Residential - Single-Family 674 61.4% 129.6 23.1% 

 Residential - Multi-Family  5 0.5% 4.5 0.8% 

 Residential - Two-Family 2 0.2% 0.6 0.1% 

 Residential - Multi-Family (c) 31 2.8% 6.7 1.2% 

 Parking/Utilities 7 0.6% 3.4 0.6% 

 Vacant 170 15.5% 38.1 6.8% 

 Total 1,097 100.0% 560.4 100.0% 

      

   Subtotal  560.4 

   Public Right of Way  180.8 

   Total Area  741.8 

 
 
Table 2: Housing Density - Historic North Topeka East 

Housing # Units % Total Total Acres Units/Acre  

 Single-Family 674 71.55% 129.6 5.2  

 Multi-Family 118 12.53% 4.5 26.2  

 Two-Family 4 0.42% 0.6 6.7  

 Multi-Family (c) 83 8.81% 6.7 12.4  

 Mobile Home Court 39 4.14% 5 7.8  

 Mobile Home Site 24 2.55% 4.5 5.3  

       

 Net Density (Residential) 942 100.00% 150.9 6.2  

 Net Density (All) 942  560.4 1.7  

 Gross Density (w/ ROW) 942  741.8 1.3  
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Table 3: Housing Conditions - Historic North Topeka East 

Housing Conditions (properties) Total—752   

 Sound 422 56.19% 

 Intermediate Deficiencies 143 18.91% 

 Deteriorating 187 24.90% 

 

 
Table 4: Home Ownership - Historic North Topeka East 

Housing Ownership  Total—752  

 Owner-Occupied Units 353 46.94% 

 Renter-Occupied Units 365 48.54% 

 Vacant Units 34 4.52% 

 
Table 5: Median Residential Property Values - Historic North Topeka East 

Median Appraised Property Values (2013)  

 Single-Family $31,695  

 Multi-Family $332,870  

 Two-Family $47,195  

 Multi-Family (c) $33,149  

 Mobile Home Court $13,600  

 Mobile Home Site $2,970  

 
 
Table 6: Quincy Elementary School 

 State of Kansas  District 501  Quincy School 

Category State 
2003 

State 
2012 

Change  District 
2003 

District 
2012  

Change  Quincy 
2003 

Quincy 
2012 

Change 

Economically 
Disadvantaged 
Students 

37.5% 48.8% 11.3%  58.8% 76.5% 17.7%  85.1% 93.8% 8.7% 

Attendance 94.8% 95.2% 0.4%  92.3% 95.1% 2.8%  93.2% 95.2% 2.0% 

ELL Students 5.1% 10.3% 5.2%  2.7% 8.2% 5.5%  22.0% 36.3% 14.3% 

Reading-- % 
@ Prof and 
Above 

65.7% 87.7% 22.0%  65.7% 70.1% 4.4%  50.0% 58.1% 8.1% 

Math-- % @ 
Prof and 
Above 

53.9% 86.1% 32.2%  53.9% 70.6% 16.7%  65.6% 68.6% 3.0% 

 
 
 
  

Attachment number 6 \nPage 72 of 88



69 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

Table 7: Population and Race - Historic North Topeka East 

 2010 2000 % Change 
2000-2010 

1990 % Change 
1990-2000 

Population 1595 2028 -21% 2424 -16% 

      

Gender      

Female 744 1026 -28% 1247 -18% 

Male 851 1002 -15% 1177 -15% 

      

Race      

White 1209 1802 -33% 2140 -16% 

Black 97 52 87% 114 -54% 

Other 116 79 46% 170 -53% 

      

Hispanic Origin 337 146 131% 179 88% 

Non-Hispanic 
Origin 

1258 1882 -33% 2245 -44% 

      

      

Employed 897 1370 -35% 576.73 138% 

Unemployed 698 624 12% 1847 -66% 

 
 

Table 8: Age - Historic North Topeka East 

Age 2010 2000 % Change 
2000-2010 

1990 % Change 
1990-2000 

Under 5 years 60 147 -58.8% 217 -32.6% 

5 to 9 years 86 133 -34.8% 177 -25.1% 

10 to 14 years 133 99 34.1% 115 -13.6% 

15 to 19 years 130 118 10.5% 161 -27.0% 

20 to 24 years 134 142 -5.7% 163 -13.1% 

25 to 34 years 176 274 -35.9% 347 -21.0% 

35 to 44 years 129 342 -62.3% 327 4.5% 

45 to 54 years 294 266 10.3% 245 8.6% 

55 to 59 years 88 98 -9.8% 99 -0.6% 

60 and Over 365 410 -11.0% 573 -28.3% 

Total Persons 1595 2028  2424  
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Table 9: Households - Historic North Topeka East 

 2010 2000 %Change 
2000-2010 

1990 % Change 
1990-2000 

Households 646 868 -25.58% 971 -10.59% 

      

Families 394 478 -17.56% 614 -22.09% 

Female-Headed (no husband) 142 105 35.68% 191 -45.20% 

w/child <18 202 51 294.87% 106 -51.88% 

      

 2010 2000 %Change 
2000-2010 

1990 % Change 
1990-2000 

Topeka Avg. Household Median Income $40,342 $35,928 12.29% $26,774 34.19% 

HNTE Avg. Household Median Income $24,396 $25,286 -4.51% $18,023 41.74% 

HNTE’s %MHI 60.5% 70.4%  67.3%  

      

Housing Units 900 972 -7.36% 1084 -10.33% 
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VIII. APPENDIX B: MAPS 
Map 1: Land Use 
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Map 2: Zoning 

 
 

Attachment number 6 \nPage 76 of 88



73 
Historic North Topeka East Neighborhood Plan DRAFT 11.15.13 

Map 3: Housing Conditions - Historic North Topeka East 
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Map 4: Home Ownership - Historic North Topeka East 
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Map 5: Code Violations - Historic North Topeka East 
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Map 6: Major Crimes - Historic North Topeka East 
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Map 7: Infrastructure - Historic North Topeka East 
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Map 8: Development Activity 1999-2013 - Historic North Topeka East 
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IX. APPENDIX C: MEETING SURVEY 
 

At the Historic North Topeka East Kickoff Meeting, participants were asked to complete two 
surveys regarding the 1999 Historic North Topeka Revitalization Plan—one grading the Plan’s 
Vision Statement and one prioritizing the Plan’s Goals.  We received 33 surveys and the results 
show a wide range of how different people view the same neighborhood.   
 
The Vision Statement from the 1999 Plan was broken down into 11 statements and participants 
were asked to grade each statement on a scale from “A” to “F” or mark the statement as “Done!”  
A grade of an “A” was the highest grade and an “F” was a failing grade. The results were tallied 
and are shown on the next page.  The Great Overland Station was the highest score and earned 
the only “B.”  This may not seem like a high grade, but in comparison, there was only one “F” in 
the class as well—development of the Riverfront park area.  This shows that in general, 
participants recognized some progress has been made in the other nine statements, as they were 
graded with “C’s” and “D’s.” 
 

Grade Statements 
A None 

B Great Overland Station 

C North Crossings; Historic Buildings on N. Kansas; Pride and Commitment 

D Reused Schools; Sidewalks with Patrons; School Enrollment and Tests; I-70 
Interchange; Residential Home Reuse; New Infill and Homeowners 

F Riverfront 

 

  

F 

A 

D 

C 

B 
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The “Recipe for Success” was based on the Goals and Objectives section of the 1999 Plan.  Key 
themes or elements were pulled from this section and listed as the “Ingredients for Success.”  
Participants were then asked to rank these ingredients according to the Priority they felt should 
be given.  Priority 1 was the highest priority level and Priority 3 was the lowest.  There was also 
the option of marking the ingredient as “Already Done!”   
 

Priority Ingredients 
Done! Red Water 

High Heavy Truck Routes; Urban Drainage/Infrastructure; Downzone;  
Preserve Historic Buildings; Reduce Mobile Homes; Entertainment District, et al 

Medium Homeownership; Riverfront; Gateways and Edges; Parks/Open Space 

Low Mixed Use; Reuse Commercial and Schools; Design Standards 

 
One interesting theme that came out of this activity regarded ingredients that have already been 
completed.  Ingredients such as Heavy Truck Routes, Downzoning, and Mixed Use were 
implemented based on the 1999 Plan.   However, the majority of participants did not rank these 
as “Done.”  This could mean that they want to see continued progress in these areas or that they 
do not want to lose the gains made.   
 
 

 
 
 
 
 
 

High 

Low 

Medium 
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Since preservation of historic buildings ranked as a high priority in the survey, it was decided to 
use this as a factor in identifying the Target Areas.  The map below was used to identify blocks 
with the highest number of residences built before 1915. 
 
Map 10: Pre-1915 Residences 
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X. APPENDIX D: HOUSING & INFRASTRUCTURE 
SURVEYS 
 

Criteria Used to Evaluate Housing Structural Defects 
 

Minor Defects – deficiencies corrected during the course of regular maintenance. 
 

 Missing shrubbery or bare spots on lawn, trash and garbage accumulation 

 Deteriorated or lacking window screens. 

 Weathered paint, minor painting needed. 

 Wear on or light damage to steps, window and door sills, frames and porches. 

 Weathering of mortar and small amounts of loose, missing material between bricks. 

 Cracked window panes, loose putty. 

 Handrails deteriorated or missing. 

 Missing splash blocks at foot of down spouts. 

 Lacking porch lights. 
 
 

Intermediate Defects – deficiencies serious enough to require more extensive repair than required by 
regular maintenance. 

 

 Gutters or drain spouts rotten or parts missing. 

 Sagging, cracked, rotted or missing roofing, overhang or lattice work. 

 Foundation or bearing walls cracked or sagging or with loose, missing material. 

 Erosion of landscape due to improper drainage, abandoned vehicle, cracked or uneven 
sidewalks. 

 Deteriorated fencing with loose or missing material. 

 Rotted, cracked or sagging porches, columns, door frames and stairways. 

 Cracked or missing material from chimney. 

 Broken or missing window panes and/or rotted window sills. 

 Peeling or cracked paint, complete paint job needed. 

 Damaged or missing air vents in foundation. 
 
 

Major Defects – condition of structural components which can be corrected only by major repairs. 
 

 Holes, open cracks, rotted or missing material in foundations, walls, roofing, porches, 
columns, etc. 

 Sagging or leaning of any portion of house indicating insufficient load bearing capacity: 
foundation, walls, porches, chimneys. 

 Defective conditions caused by storms, fires, floods or land settlements. 

 Inadequate or poor quality material used in permanent construction. 

 Inadequate conversion for use involved. 

 Major deteriorated or dilapidated out building or garage. 

 Evidence of a lack of, or inadequate indoor plumbing such as no roof vents. 
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 Category      Definition 
 
 
 

Buildings/Properties 
  
Minor Deficiencies 
(Sound) 
 

No major defects and no more than 1 intermediate 
defect and less than 4 minor defects. (3 points) 

  
Intermediate Deficiencies No major defects with 2 or more intermediate 

defects; no major defects with 1 intermediate defect 
and 4 or more minor defects. (2 points) 

  
Major Deficiencies 1 to 4 (5+ is dilapidated) major defects in 

combination with intermediate or minor defects. (1 
point) 

  

Blocks  

  
Sound Average 3.0 – 2.5 points per block 
  
Minor Deterioration Average 2.49 – 2.0 points per block 
  
Intermediate Deterioration Average 1.99 – 1.5 points per block 
  
Significant Deterioration Average less than 1.5 points per block 
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Infrastructure Rating System 
 
 
 

Criteria used for Evaluation:   
 
Sidewalks:  

3= No defects in sidewalk 
2= Minor defects- partially overgrown with weeds and grass or broken, cracked (< 25% 

disrepair/substandard) 
1= Intermediate defects- Completely missing segments within that block area, broken and 

cracked segments, completely overgrown with weeds and grass (> 25% disrepair) 
0= Major defects- No sidewalks 

 
Curbs and Gutters 

3= No defects in curbs and gutters 
2= Minor defects- Covered up by weeds (< 25 % disrepair/substandard); not draining (standing 
debris) 
1= Intermediate defects- Broken, cracked, missing segments of curbing (> 25 % disrepair) 
0= Major defects- None existent; drainage ditches 
 

Streets: 
3= No defects- concrete or asphalt, even, draining  
2= Minor defects- uneven concrete/asphalt and/or significant pot holes, cracks, broken pavement 
(<25% disrepair/substandard) 
1= Intermediate defects- uneven concrete/asphalt and/or significant pot holes, cracks, broken 
pavement (> 25% disrepair/substandard) 
0= Major- gravel or dirt; road incomplete or dead-ends; street one-lane and does not allow cars 
to pass; or any combination of these.   
 

Alleys:  
3= No defects- gravel or concrete/asphalt, even, draining 
2= Minor defects- gravel and uneven concrete; alleys not platted (i.e. less cost to improve) 
1= Intermediate- dirt and even; draining 
0= Major- Dirt and uneven; or not draining; platted alleys, but never built  
 
 
 

Block Averages 
No defects- 2.25 - 3 
Minor repairs/maintenance issues- 1.5 – 2.25 
Intermediate repairs- 0.75 – 1.5 
Major repairs/total construction or replacement- < 0.75 
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