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WICHITA-SEDGWICK COUNTY
DATE

METROPOLITAN AREA PLANNING DEPARTMENT
January 5, 1978

TO Zoning Policy Statement File
FROM Jack H. Galbraith, Chief Planner

SUBJECT

DR-77-21 Review of existing zoning policy -
Central to 2nd; Cleveland to I-13S

On January 3, 1978, the Board of City Commissioners reviewed the
existing zoning policy in the above referenced area. After con-
sidering the staff report and the recommendation of approval by
the Metropolitan Area Planning Commission, it was the action of
the City Commission:

that the MAPC and Board of City Commissioners
retain the existing policy ot favoring the "C"
Commercial District in the area between Cleveland,
Central, 1-135, and Second btreet.

4(4 H. Galbrail
Chislf Planner
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SUBJECT DR 77-21 - Review of Existing Zoning Policy
Central to 2nd, Cleveland to I-135

The Metropolitan Area Planning Commission, at their regular
meeting of December 8, 1977, reviewed the existing policy
of favoring the "C" Commercial District in the general area
of Central to 2nd and from Cleveland to the Canal Route
(I-135). This review was undertaken at the request of the
Board of City Commissioners and the attached staff report
was supplied to the M.A.P.C.

During the discussion on the staff presentation, some concern
was expressed by members of the Commission as to the possible
effects of the zoning policy on the Washington Elementary
School at the southwest corner of Central and Hydraulic. It
was noted that present enrollment at the school is 292 stu-
dents with a building capacity of approximately 400 students.
This enrollment level has remained rather constant over the

past few years even with the removal of residential struc-
tures in the area as outlined in the staff report. The

official position of the School Board on rezoning applications
has been one of supplying facilities where the students are,
or that if student populations increase or decrease in a given
area for whatever reason, facilities will be adjusted accord-
ingly. The principal of the school had contacted the staff
and stated his concern over the fact that the ten block study
area represented approximately 10% of the 105 block school
attendance area, however, over half the residential units in
the study area are contained in the forty-five fourplexes
north of 3rd Street which are under one ownership, and would
not appear to be affected by the zoning policy.

It was the action of the Metropolitan Area Planning Commission
to recommend:

t.9130
' Ne n .

That the M.A.P.C. and Board of City Commissioners
retain the existing zoning policy of favoring the
"C" Commercial District in the area between Cleveland,
Central, I-135 and Second Street. Savina moved,

Hennessy seconded, and it carried by a vote of 6 in 
favor (Bayouth, Greider, Hennessy, May, Savina and
Taylor) and none opposed. Bell, Barrier, Cole and
Hartstein were absent.

U/

r

-------49
45*1:22@Nkaih£5aaA,6,-t

WICHITA-SEDGWICK COUNTY DATE

December 16, 1977

METROPOLITAN AREA PLANNING DEPARTMENT

TO E. H. Denton, City Manager

FROM Robert A. Lakin, Director of Planning

1



Page Two
E. H. Denton, City Manager
December 16, 1977

Consideration of this matter should be scheduled for the
Board of City Commission meeting of January 3, 1978.

Robert A. Lakin

Director of Planning

RAL:MM:el
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CITIZE:i PARTICIPATION December 8, 1977

Jack Galbralth, Chief Planner, Currant Plans, MAPD

Mary Pitman, GPO Administrativa Aide

Zoning Policy: DR 77-21 (Central
to 2nd, Cleveland to I-135)

At their meeting on December 6, 1977, CPO Neighborhood Council Area "K" considered
the policy of favoring C" Commercial zoninn in the captioned location.

As you may know. CPO Council "K" im seriously concerned about the shortage of
low-to-moderate income housing in the city; and also about the deteriorating
impact of commercial zoning upon renidential areas. For this reason, Council "K"
votdd 3-2 to recommend against a policy of voring "C" Commercial zoning in
the area from Central to 2nd, between Cleveland and I-135.

Please Gupply this recomendation againgt the augges ted policy to the MAPC
when they ara Cowidering this matter this afternoon.

MP
Mary Pitman
CPO Administnative.Aide',

MP:Sm

Noted:

i,rnag

Citizen Participation Coordinator
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WICHITA-SEDGWICK COUNTY
DATE

November 23, 1977METROPOLITAN AREA PLANNING DEPARTMENT

To Metropolitan Area Planning Commission
FROM Robert A. Lakin, Director of Planning

4 SUBJECT
DR 77-21 - Review of Existing Zoning Policy -

Central to 2nd, Cleveland to I-135

On July 19, 1977 the' Board of City Commissioners considered a
request from the "B" Multiple Family District to the "C" Conmer-
cial District on the west side of New York in an area south of
Third Street (Z-1926). The Metropolitan Area Planning Commission
had recommended approval of the request on June 23, 1977, and it
was the action of the City Commission to concur in that approval
subject to replatting, however, the City Commission also requested
that the staff and Planning Commission review the existing policy
of favoring "Cl' zoning in the general area of Central to 2nd and
from Cleveland to the canal route (I-135).

Zoning History in the Area
0

With the establishment of zoning in Wichita in 1922, the study
area was zoned the "B" Multiple Family District with the exception
of a 200 foot depth north of Second Street, which was established
as the "C" Commercial District at that time. On September 12,
1929, the Planning Commission extended the "C" Commercial District

' on the south side of Central in a mass rezoning case adjacent to
Central.

The zone change history in the area most recently has been rather
haphazard with changes from "B" to "C" approved on the west side
of Kansas between 2nd and 3rd (Z-0976-1969); on the east side of
Cleveland between 2nd and 3rd (Z-1315-1971); and approval of a
Board of Zoning Appeals variance to reduce the front yard setback
for European Motors at the southeast corner of 2nd and Mathewson
(1968). Requests for "C" zoning were denied at the southeast
corner of 3rd and Mathewson (Z-0999-1968) and on the east side of
Mathewson between 2nd and 3rd (Z-1372-1972).

On August 9, 1973, while considering a request for "C" zoning at
the southeast corner of 3rd and New York, the MAPC recommended
approval and adopted the policy of looking with favor on "C':
zoning between 2nd and Central, Cleveland and the canal route
(I-135). On November 27, 1973, the City Commission approved that
case (Z-1553) but did not concur in the policy. The City Commission
stated their preference to decide each case on its own merits.
Since MAPC adoption of the policy, "C" zoning has been approved
twice on the west si8e of Hydraulic between 2nd and Central (Z-1558-
1973), @-1586-1974), yet was denied on the west side of Mathewson
between 2nd and 3rd (Z-1662-1974) and another BZA variance request
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Page Two
November 23, 1977
MAPC

(BZA 22-74-1974) to expand European Motors was also denied.

On December 30, 1975, during a review of all MAPC and City Com-
mission zoning policies, it was the action of the Board of City
Commissioners to approve the MAPC policy of looking with favor
on the "C" District in the area. The only request considered in
the area since that date was the aforementioned Z-1926 approved
by the Board of City Commissioners in July, on the west side of
New York, which led to the City Commission request for a review
of the existing zoning policy.

Land Use and Ownership Patterns

The net land area (excluding streets and alleys) covered by the
existing zoning policy is approximately 36.18 acres, of which
25.35 acres are zoned the "B" Multiple Family District, 10.76
acres are zoned the "C" Commercial District, and .07 acres are
zoned the "E" Light Industrial District. This calculates to
be approximately 70% "B", 30% "C", and the "E" zoning so small
as to be less than one percent.

Of the 25.35 acres zoned "B", 23.44 acres (92.5%) are developed
residentially including the school, whereas 1.91 acres (7.5%)
are undeveloped. Of the 10.76 acres zoned IICI' , 5.56 acres (52%)
are developed commercially, 3.27 acres (30%) are undeveloped,
and 1.93 acres (18%) are developed with residential uses. A
total of seventeen residential structures, a church, and a
portion of a schoolyard remain in that portion of the study area
which is zoned the "C" Commercial District. The small tract of

"E" Light Industrial zoning is undeveloped.

In these areas zoned "C", seventeen residential structures have
been removed in the last ten years and seventeen remain. In
those areas zoned "B" Multiple Family, thirteen residential
structures have been removed in the past ten years, whereas 154
residential structures remain, or approximately 7.7% of the
residential structures existing ten years ago are now gone.
It should be noted, however, that 45 of the remaining residential
structures are fourplexes under one ownership located between
3rd Street, Mathewson Lane, Cleveland, and Pennsylvania.

The existing policy of favoring the "C" Commercial District in
the area bounded by I-135, Cleveland, 2nd, and Central really
only applies to those portions of the area which are zoned "B"
inasmuch as the remainder of the area is already zoned "C" or

fi 2-* r--1a

"Eli .

I Eall.,· . en b.



Page Three +
November 23, 1977
MAPC

One indicator of the stability and character of a residential
neighborhood is the number of resident homeowners as opposed
to absentee landlords. If one excludes the 45 fourplexes
under one ownership north of 3rd Street, there are 109 resi-
dential structures remaining in the "B" Multiple Family District,
of which 46 (42%) are occupied by resident owners and 63 (58%)
are non-resident owners, according to real estate records
maintained by the Sedgwick County Clerk. Although many of the
existing structures are in a deteriorated condition, others are
well maintained. It appears that many of the residential
structures which have been removed were in a deteriorated con-
dition. The study area also represents the only remaining "B"
zoning between Kellogg, Central, and St. Francis west of
Hydraulic and between Douglas, Central, and I-135 east of
Hydraulic. Although many residential structures remain in
those "E" Light Industrial areas, the trend over the past few
years has been one of commercial and industrial redevelopment
in the area. This has been especially true for the smaller
business having a metropolitan or larger service area. In the
"E" zoned area between Cleveland, 2nd Street, Douglas,and
Hydraulic, approximately 51% of the residential structures
have been removed in the last ten years and numerous office,
warehousing, and manufacturing uses have been established.

The zoning policy statements of the MAPC and City Commission
are intended to provide a general guide for consideration of
future zone change requests and also to give insight to
potential homebuyers, investors, and lenders in the area.
Modification of, or special exception to, existing policies
should only occur when substantive changes in the character
of the area necessitate a re-evaluation. In this particular
case, there are factors both for and against retention of the
existing zoning policy statement of favoring the "C" Commercial
District. Those factors favoring the existing policy are:

1) The policy has been in existence for a number of years and
substantial investments may have been made by individuals in
reliance on that policy.

2) The proximity to the canal route makes this area a natural
location for warehousing/wholesaling activities permitted in
the "C" zone.

3) The deterioration of the existing housing stock and a
majority of absentee landlords of those residential structures
lessens the feasibility of creating a viable residential
neighborhood.

1-i
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Page Four -
November 23, 1977
MAPC

4) The surrounding zoning and general character of the adjacent
areas is commercial or industrial in nature. The redevelopment
of the large .E, Light Industrial areas surrounding the study
area with commercial and industrial uses has brought large amounts
of truck traffic in the area and generally rendered it unsuitable
as a residential neighborhood.

5) Small businesses are provided an opportunity to buy up deter-
iorated residential structures and redevelop at much lower cost
than is required on property already zoned "E" or located in an
industrial park.

6) There are other areas near the core (south of Kellogg, near
West High, Park Plaza, Midtown) still largely residential which
are being saved and improved to provide inner city housing.

Those factors favoring modification of the existing policy are:

1) The study area provides low cost housing opportunities which
are needed in Wichita. Even though deteriorating, the residential
structures meet a need to provide single family residences at an
affordable price to large low income families whose needs can't
really be accomodated with new construction because of the cost.
Large sections of Wichita contain housing similar to that in the
study area and policies which do not favor retention of the housing
stock may deny low income residents of options other than public
housing.

2) The retention and development of residential neighborhoods
near the core area is supportive of redevelopment of the downtown
area.

3) The large amount of land which is currently zoned "E" Light
Industrial and "C" Commercial in the area not yet developed as
such should provide sufficient opportunity for commercial re-
development.

4) The existing policy discourages lenders and homeowners from
improving or expanding residential development in the area and
creates a self fulfilling premise that the area is so deteriorated
that it can't be restored.

5) Washington Elementary School at Central and Hydraulic could
be altered or rendered obsolete if the residential structures
are removed.

4./. '. I
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Page Five
November 23, 1977
MAPC

RECOMMENDATION

Many of the factors, both pro and con, involved in the re-
evaluation of the current zoning policy in the study area are
social and economic policy issues which go far beyond a physical
land use question. Both the MAPC and City Commission may wish
to give greater weight to those factors than to purely land use
determinents in reevaluating the present zoning policy. However,
from a land use standpoint, the present policy of favoring the
C" Commercial District appears to be appropriate. The combina-

1 tion of a deteriorating neighborhood surrounded by "C" and "E"
zoning and land uses, proximity to major access corridors, and
the fact that the policy has been used by the MAPC for four
years, would favor the retention of the existing policy. The
provision of low cost housing should be prefaced by a desire to
provide quality low cost housing in an environment conducive
to residential living, and there are other older sections of
Wichita which offer better prospects for retention of the
housing stock than the study area. The "C" Commercial District
is more appropriate than the "E" Light Industrial District
because the "C" zone permits residential redevelopment in
addition to the commercial uses. It is, therefore, recommended
that the MAPC and Board of City Commissioners retain the existing
zoning policy of favoring the "C" Commercial District in the area
between Cleveland, Central, I-135, and Second Street.

Robert A. Lakin /

Director of Planning

RAL:MM:bbc
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E. H. Denton, City Manager Robert A. Lakin, Director of Planning

DR 77-21 - Review of Existing Zoning Policy
Central to 2nd, Cleveland to I-135 '©miau

IY-2:53

11 :72

I . t.2
The Metropolitan Area Planning Commission, at their regular
meeting o f December 8, 1977, reviewed the existing policy
of favoring the "C" Commercial District in the general area
of Central to 2nd and from Cleveland to the Canal Route
(I-135). This review was undertaken at the request of the
Board of City Commissioners and the attached staff report
was supplied to the M.A.P.C.

.

During the discussion on the staff presentation, some concern
was expressed by members of the Commission as to the possible
effects of the zoning policy on the Washington Elementary
School at the southwest corner of Central and Hydraulic. It
was noted that present enrollment at the school is 292 stu-
dents with a building capacity of approximately 400 students.
This enrollment level has remained rather constant over the
past few years even with the removal of residential struc-
tures in the area as outlined in the staff report. The
official position of the School Board on rezoning applications
has been one of supplying facilities where the students are,
or that if student populations increase or decrease in a given
area for whatever reason, facilities will be adjusted accord-
ingly. The principal of the school had contacted the staff
and stated his concern over the fact that the ten block study
area represented approximately 10% of the 105 block school
attendance area, however, over half the rer : itial units in
the study area are contained in the forty-fiee fourplexes
north of 3rd Street which are under one ownership, and would
not appear to be affected by the zoning policy.

0
A, Ah!
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It was the action of the Metropolitan Area Planning Commission
to recommend:

That the M.A.P.C. and Board of City Commissioners
retain the existing zoning policy of favoring the
"C" Commercial District in the area between Cleveland
Central, I-135 and Second Street. Savina moved,
Hennessy seconded, and it carried by a vote of 6 in
favor (Bayouth, Greider, Hennessy, May, Savina and
Taylor) and none opposed. Bell, Barrier, Cole and
Hartatein were absent.
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Page Two
E. H. Denton, City Manager
December 16, 1977
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Consideration of this matter should be scheduled for the
Board of City Commission meeting of January 3, 1978.

Robert A. Lakin

Director of Planning

RAL:MM: el
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WICHITA-SEDGWICKPOUNTY RE: ACEi·;21 ETE?44;0, 16
METROPOLITAN AREA PLANNING DEPARTMENT November 23,

TO

Metropolitan Area Planning Commission
FROM

Robert A. Lakin, Director of Planning
SUBJECT

DR 77-21 - Review of Existing Zoning Policy -
Central to 2nd, Cleveland to I-135

On July 19, 1977 the Board of City Commissioners considered arequest from the "B" Multiple Family District to the "C" Comer-
cial District on the west side of New York in an area south of
Third Street (Z-1926). The Metropolitan Area Planning Commission
had recommended approval of the request on June 23, 1977, and it
was the action of the City Commission to concur in that approval
subject to replatting, however, the City Commission also requested
that the staff and Planning Commission review the existing policyof favoring "C" zoning in the general area of Central to 2nd and
from Cleveland to the canal route (I-135).

Zoning History in the Area

With the establishment of zoning in Wichita in 1922, the study
area was zoned the "B" Multiple Family District with the exception
of a 200 foot depth north o f Second Street, which was established
as the "C" Commercial District at that time. On September 12,.
1929, the Planning Commission extended the "C" Commercial District
on the south side of Central in a mass rezoning case adjacent toCentral.

The zone change history in the area most recently has been rather
haphazard withchanges from "Bi to "C" approved on the west sideof Kansas between 2nd and 3rd (Z-0976-1969); on the east side of
Cleveland between 2nd and 3rd (Z-1315-1971); and approval of a
Board of Zoning Appeals variance to reduce the front yard setback
for European Motors at the southeast corner of 2nd and Mathewson(1968). Requests for "C" zoning were denied at the southeast
corner of 3rd and Mathewson (Z-0999-1968) and on the east side of
Mathewson between 2nd and 3rd (Z-1372-1972).

On August 9, 1973, while considering a request for "C" zoning at
the southeast corner of 3rd and New York, the MAPC recommended
approval and adopted the policy of looking with favor on "C"
zoning between 2nd and Central, Cleveland and the canal route
(I-135). On November 27, 1973, the City Commission approved that
case (Z-1553) but did net concur in the policy. The City Commission
stated their preference to decide each case on its own merits.
Since MAPC adoption of the policy, "Cl. zoning has been approved
twice on the west side of Hydraulic between 2nd and Central (Z-1558-
1973), @-1586-1974), yet was denied on the west side of Mathewson
between 2nd and 3rd (Z-1662-1974) and another BZA variance request
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Page Two 0
. November 23, 1977

MAPC
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(BZA 22-74-1974) to expand European Motors was also denied.

On December 30, 1975, during a review of all MAPC and City Com-
mission zoning policies, it was the action of the Board of City
Commissioners to approve the MAPC policy of looking with favor
on the "C" District in the area. The only request considered in
the area since that date was the aforementioned Z-1926 approved
by the Board of City Commissioners in July, on the west side of
New York, which led to the City Commission request for a review
of the existing zoning policy.

Land Use and Ownership Patterns

The net land area (excluding streets and alleys) covered by the
existing zoning policy is approximately 36.18 acres, of which
25.35 acres are zoned the "B" Multiple Family District, 10.76
acres are zoned the "C" Commercial District, and . 07 acres are
zoned the "E" Light Industrial District. This calculates to
be approximately 70% "B", 30% "C", and the "E" zoning so small
as to be less than one percent.

Of the 25.35 acres zoned "B", 23.44 acres (92.5%) are developed
residentially including the schools whereas 1.91 acres (7.5%)
are undeveloped. Of the 10. 76 acres zoned "C", 5.56 acres (52%)
are developed commercially, 3.27 acres (30%) are undeveloped,
and 1.93 acres (18%) are developed with residential uses. A
total of seventeen residential structures, a church, and a
portion of a schoolyard remain in that portion of the study are.a
which is zoned the .0, Commercial District. The small tract of
"Ell Light Industrial zoning is undeveloped.

In these areas zoned "C", seventeen residential structures have
been removed in the last ten years and seventeen remain. In
those areas zoned "B" Multiple Family, thirteen residential
structures have been removed in the past ten years, whereas 154
residential structures remain, or approximately 7.7% of th:
residential structures existing ten years ago are now gone.
It should be noted, however, that 45 of the remaining residential
structures are fourplexes under one ownership located between
3rd Street, Mathewson Lane, Cleveland, and Pennsylvania.

The existing policy of favoring the "C" Commercial District in
the area bounded by I-135, Cleveland, 2nd, and Central really
only applies to those portions of the area which are zoned "B"
inasmuch as the remainder of the area is already zoned "C" or
"E",

All"ll",Miki -*taR==-
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Page Three
November 23, 07
MAPC

One indicator of the stability and character of a residential
neighborhood is the number of resident homeowners as opposed
to absentee landlords. If one excludes the 45 fourplexes
under one ownership north of 3rd Street, there are 109 resi-
dential structures remaining in the "B" Multiple Family District,
of which 46 (42%) are occupied by resident owners and 63 (58%)
are non-resident owners, according to real estate records
maintained by the Sedgwick County Clerk. Although many of the
existing structures are in a deteriorated condition, others are
well maintained. It appears that many of the residential
structures which have been removed were in a deteriorated con-

dition. The study area also represents the only remaining "B"
zoning between Kellogg, Central, and St. Francis west of
Hydraulic and between Douglas, Central, and I-135 east of
Hydraulic. Although many residential structures remain in
those "E" Light Industrial areas, the trend over the past few
years has been one of commercial and industrial redevelopment
in the area. This has been especially true for the smaller
business having a metropolitan or larger service area. In the
"El, zoned area between Cleveland, 2nd Street, Douglas,and
Hydraulic, approximately 51% of the residential structures
have been removed in the last ten years and numerous office,
warehousing, and manufacturing uses have been established.

The zoning policy statements of the MAPC and City Commission
are intended to provide a general guide for consideration of
future zone change requests and also to give insight to
potential homebuyers, investors, and lenders in the area.
Modification of, or special exception to, existing policies
should only occur when substant ive changes in the character · .
of the area necessitate a re-evaluation. In this particular
case, there are factors both for and against retention of the
exist ing zoning policy statement of favoring the "C" Commercial
District. Those factors favoring the existing policy are:

1) The policy has been in existence for a number of years and
substantial investments may have been made by individuals in
reliance on that policy.

2) The proximity to the canal route makes this area a natural
location for warehousing/wholesaling activities permitted in
the "C" zone.

3) The deterioration of the existing housing stock and a
majority of absentee landlords of those residential structures
lessons the feasibility of creating a viable residential
neighborhood.

.. 3Ehe.«:. i :2212.,i.

1--

===12-



r

Page Four fi)
November 23, 1977
MAI'C

4) The surrounding zoning and general character of the adjacent
areas is commercial or industrial in nature. The redevelopment
of the large "E" Light Industrial areas surrounding the study
area with commercial and industrial uses has brought large amounts
of truck traffic in the area and generally rendered it unsuitable
as a residential neighborhood.

5) Small businesses are provided an opportunity to buy up deter-
iorated residential structures and redevelop at much lower cost
than is required on property already zoned "E or located in an

industrial park.

6) There are other areas near the core (south of Kellogg, near
West High, Park Plaza, Midtown) still largely residential which
are being saved and improved to provide inner city housing.

Those factors favoring modification of the existing policy are:

1) The study area provides low cost housing opportunities which
are needed in Wichita. Even though deteriorating, the residential
structures meet a need to provide single family residences at an
affordable price to large low income families whose needs can't
really be accomodated with new construction because of the cost.
Large sections of Wichita contain housing similar to that in the
study area and policies which do not favor retention of the housing
stock may deny low income residents of options other thali public
housing.

2) The retention and development of residential neighborhoods
near the core area is supportive of redevelopment of the downtown
area.

3) The large amount of land which is currently zoned "E" Light
Industrial and "C" Commercial in the area not yet developed as
such should provide sufficient opportunity for commercial re-
development.

4) The existing policy discourages lenders and homeowners from
improving or expanding residential development in the area and
creates a self fulfilling premise that the area is so deteriorated
that it can't be restored.

5) Washington Elementary School at Central and Hydraulic could
be altered or rendered obsolete if the residential structures
are removed.

i
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MAPC

RECOMMENDATION

Many of the factors, both pro and con, involved in the re-
evaluation of the current zoning policy in the study area are
social and economic policy issues which go far beyond a physical
land use question. Both the MAPC and City Commission may wish
to give greater weight to those factors than to purely land use
determinents in reevaluating the present zoning policy. However,
from a land use standpoint, the present policy of favoring the i

"C" Commercial District appears to be appropriate. The combina-
tion of a deteriorating neighborhood surrounded by "C" and "E
zoning and land uses, proximity to major access corridors, and
the fact that the policy has been used by the MAPC for four
years, would favor the retention of the existing policy. The
provision of low cost housing should be prefaced by a desire to
provide quality low cost housing in an environment conducive
to residential living, and there are other older sections of
Wichita which offer better prospects for retention of the
housing stock than the study area. The "C" Commercial District
is more appropriate than the "E" Light Industrial District
because the "C" zone permits residential redevelopment in
addition to the commercial uses. It is, therefore, recommended
that the MAPC and Board of City Commissioners retain the existing
zoning policy of favoring the "C" Cominercial District in the area
between Cleveland, Central, I-135, and Second Street.

Robert A. Lakin /

Director of Planning
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WICHITA-SEDGWICK COUNT11[: Attlib A
METROPOLITAN AREA PLANNING DEPARTMENT November 23, 1977 f

To Metropolitan Area Planning Commission 1 44,
FROM Robert A. Lakin, Director of Planning

SUBJECT

DR 77-21 - Review of Existing Zoning Policy -
Central to 2nd, Cleveland to I-135

On July 19, 1977 the Board of City Commissioners considered a
request from the "B" Multiple Family District to the "C" Commer-
cial District on the west side of New York in an area south of
Third Street (Z-1926). The Metropolitan Area Planning Commission
had recommended approval of the request on June 23, 1977, and it
was the action of the City Commission to concur in that approval
subject to replatting, however, the City Commission also requested
that the staff and Planning Commission review the existing policy
of favoring "C" zoning in the general area of Central to 2nd and
from Cleveland to the canal route (I-135) .

Zonink History in the Area

With the establishment of zoning in Wichita in 1922, the study
area was zoned the "B" Multiple Family District with the exception
of a 200 foot depth north of Second Street, which was established
as the "C" Commercial District at that time. On September 12,.
1929, the Planning Commission extended the "C" Comercial District
on the south side of Central in a mass rezoning case adjacent to
Central.

The zone change history in the area most recently has been rather
haphazard with changes from "B" to "C" approved on the west side
of Kansas between 2nd and 3rd (Z-0976-1969); on the east side of
Cleveland between 2nd and 3rd (Z-1315-1971); and approval of a
Board of Zoning Appeals variance to reduce the front yard setback
for European Motors at the southeast corner of 2nd and Mathewson
(1968). Requests for "C" zoning were denied at the southeast
corner of 3rd and Mathewson (2-0999-1968) and on the east side of
Mathewson between 2nd and 3rd (Z-1372-1972).

On August 9, 1973, while considering a request for "C" zoning at
the southeast corner of 3rd and New York, the MAPC recommended
approval and adopted the policy of looking with favor on "C"
zoning between 2nd and Central, Cleveland and the canal route
(I-135). On November 27, 1973, the City Commission approved that
case (Z-1553) but did not concur in the policy. The City Commission
stated their preference to decide each case on its own merits.
Since MAPC adoption of the policy, "C" zoning has been approved
twice on the west side of Hydraulic between 2nd and Central (Z-1558-
1973), (Z-1586-1974), yet was denied on the west side of Mathewson
between 2nd and 3rd (Z-1662-1974) and another BZA variance request

f I . 4.{ER¢44<
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(BZA 22-74-1974) to expand European Motors was also denied.

On December 30, 1975, during a review of all MAPC and City Com-
mission zoning policies, it was the action of the Board of City
Commissioners to approve the MAPC policy of looking with favor
on the "C" District in the area. The only request considered in
the area since that date was the aforementioned Z-1926 approved
by the Board of City Commissioners in July, on the west side of
New York, which led to the City Commission request for a review
of the existing zoning policy.

Land Use and Ownership Patterns

The net land area (excluding streets and alleys) covered by the
existing zoning policy is approximately 36.18 acres, of which
25.35 acres are zoned the "B" Multiple Family District, 10.76
acres are zoned the "C" Commercial District, and . 07 acres are
zoned the "E" Light Industrial District. This calculates to
be approximately 70% "B", 30% "C'*, and the "E" zoning so small
as to be less than one percent.

Of the 25.35 acres zoned "B" , 23.44 acres (92.5%) are developed
residentially including the school, whereas 1.91 acres (7.5%)
are undeveloped. Of the 10.76 acres zoned "C", 5.56 acres (52%)
are developed commercially, 3.27 acres (30%) are undeveloped,
and 1.93 acres (18%) are developed with residential uses. A
total of seventeen residential structures, a church, and a
portion of a schoolyard remain in that portion of the study area
which is zoned the IICI' Commercial District. The smalltract of

"E" Light Industrial zoning is undeveloped.

2499·

4

In these areas zoned "C", seventeen residential structures have
been removed in the last ten years and seventeen remain. In
those areas zoned "B" Multiple Family, thirteen residential
structures have been removed in the past ten years, whereas 154

residential structures remain, or approximatelv 7.7% of the
residential structures existing ten years ago are now gone.
It should be noted, however, that 45 of the remaining residential
structures are fourplexes under one ownership located between
3rd Street, Mathewson Lane, Cleveland, and Pennsylvania.

The existing policy of favoring the
the area bounded by I-135, Cleveland,
only applies to those portions of the
inasmuch as the remainder of the area

"E".

1 M/*80=.-3

"C" Commercial District in

2nd, and Central really
area which are zoned "B"

is already zoned "C" or

.
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One indicator of the stability and character of a residential fneighborhood is the number of resident homeowners as opposed
to absentee landlords. If one excludes the 45 fourplexes
under one ownership north of 3rd Street, there are 109 resi-
dential structures remaining in the "B" Multiple Family District, 3
of which 46 (42%) are occupied by resident owners and 63 (58%) 1
are non-resident owners, according to real estate records r
maintained by the Sedgwick County Clerk, Although many of the .
existing structures are in a deteriorated condition, others are t
well maintained. It appears that many of the residential f
structures which have been removed were in a deteriorated con-

dition. The study area also represents the only remaining "B"

zoning between Kellogg, Central, and St. Francis west of
Hydraulic and between Douglas, Central, and I-135 east of i
Hydraulic. Although many residential structures remain in i
those .Ell Light Industrial areas, the trend over the past few r
years has been one of commercial and industrial redevelopment .•
in the area. This has been especially true for the smaller i
business having a metropolitan or larger service area. In the ,
"El' zoned area between Cleveland, 2nd Street, Douglas,and .
Hydraulic, approximately 51% of the residential structures
have been removed in the last ten years and numerous office,
warehousing, and manufacturing uses have been established.

The zoning policy statements of the MAPC and City Commission
are intended to provide a general guide for consideration of
future zone change requests and also to give insight to
potential homebuyers, investors, and lenders in the area.
Modification of, or special exception to, existing policies
should only occur when substantive changes in the character · .
of the area necessitate a re-evaluation. In this particular
case, there are factors both for and against retention of the
existing zoning policy statement of favoring the "C" Commercial
District. Those factors favoring the existing policy are:

1) The policy has been in existence for a number of years and
substantial investments may have been made by individuals in
reliance on that policy.

hF
2) The proximity to the canal route makes this area a natural
location for warehousing/wholesaling activities permitted in
the "C" zone.

3) The deterioration of the existing housing stock and a
majority of absentee landlords of those residential structures
lessons the feasibility of creating a viable residential
neighborhood.

Fff:e
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4) The surrounding zoning and general character of the adjacent
areas is commercial or industrial in nature. The redevelopment
of the large "E" Light Industrial areas surrounding the study
area with commercial and industrial uses has brought large amounts
of truck traffic in the area and generally rendered it unsuitable
as a residential neighborhood.

5) Small businesses are provided an opportunity to buy up deter-
iorated residential structures and redevelop at much lower cost
than is required on property already zoned "E" or located in an
industrial park.

6) There are other areas near the core (south of Kellogg, near
West High, Park Plaza, Midtown) still largely residential which
are being saved and improved to provide inner city housing.

Those factors favoring modification of the existing policy are:

1) The study area provides low cost housing opportunities which
are needed in Wichita. Even though deteriorating, the residential
structures meet a need to provide single family residences at an
affordable price to large low income families whose needs can't
really be accomodated with new construction because of the cost.
Large sections of Wichita containhousing similar to that in the
study area and policies which do not favor retention of the housing
stock may deny low income residents of options other than public
housing.

2) The retention and development of residential neighborhoods
near the core area is supportive of redevelopment of the downtown
area.

3) The large amount o f land which is current ly zoned "E" Light
Industrial and "C" Commercial in the area not yet developed as
such should provide sufficient opportunity for commercial re-
development.

4) The existing policy discourages lenders and homeownersfrom
improving or expanding residential development in the area and
creates a self fulfilling premise that the area is so deteriorated

Et*i·,5 that it can't be restored.

5) Washington Elementary School at Central and Hydraulic could
be altered or rendered obsolete if the residential structures
are removed.
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RECOMMENDATION

Many of the factors, both pro and con, involved in the re-
evaluation of the current zoning policy in the study area are : «94:?
social and economic policy issues which go far beyond a physical
land use question. Both the MAPC and City Commission may wish
to give greater weight to those factors than to purely land use
determinents in reevaluating the present zoning policy. However,
from a lend use standpoint, the present policy of favoring the
"C" Commercial District appears to be appropriate. The combina-
tion of a deteriorating neighborhood surrounded by "C" and "E
zoning and land uses, proximity to maj or access corridors, and
the fact that the policy has been used by the MAPC for four
years, would favor the retention of the existing policy. The
provision of low cost housing should be prefaced by a desire to
provide quality low cost housing in an environment conducive
to residential living, and there are other older sections of
Wichita which offer better prospects for retention of the
housing stock than the study area. The "C" Commercial District
is more appropriate than the "E" Light Industrial District
because the "C" zone permits residential redevelopment in
addition to the commercial uses. It is, therefore, recommended
that the MAPC and Board of City Commissioners retain the existing
zoning policy of favoring the "C" Commercial District in the area
between Cleveland, Central, I-135, and Second Street.

Robert A. Lakin /

Director of Planning
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CITIZEN PARTICIPATION Dece:her 8. 1977

Jack Galbraith, Chief Planner, Current Plans, MAPD

Mary Pitrum, CPO Administrative Aide

Zoning Policy: DR 77-21 (Central
to 2nd, Cleveland to I-135)

At their meeting on December 6, 1977, CPO Neighborhood Council Area "K" considered
the policy of favoring "C" Commercial zoning in the captioned location.

Aa you ray know, CPO Council "IC' is seriously concerned about the shortage of
low-to-moderate income housing in the city; and also about the deteriorating
impact of commercial zoning upon reaidential areas. For this reason, Council "K"
votdd 3-2 to reconnt,und against a policy of trvoring "C" Commercial zoning in
the area from Central to 2nd, between Cleveland and I-135.

Please supply this recommendation scrainst the suggested policy to the MAPC
when they are considering this matter this afternoon.

MP
Mary Pitman
CPO Adminigtnative Aide'

22: siu

Noted:

. Urnag

Citizen Participation Coordinator
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TO Mike Meek, Senior Planner

FROM Jack H. Galbraith, Chief Planner

SUBJECT Z-1926 - "B" to "C" - West side of New York Ave.

in an area south of Third St.

In the consideration of the above captioned case at last
Tuesday's City Commission meeting, there was again con- ,
siderable discuss ion concerning zoning to classifications-*ir
would encourage the removal of homes to develop commercial.
I presented the information on the number of homes removed
in the last 10 years. Although the zoning was approved
subject to replatting, Peters and Donnell voted against
the motion.

Th€ further instructed that the staff and Planning Commis-
sion review the policy of favoring "C" zoning in the general
area of Central to 2nd and from Cleveland to the canal
route.

Please begin to review the area and draft a statement for
my review and Lakin's approval. Try to schedule for the
MAPC meeting of August 18, 1977. Discuss with me next
week.

4.646#
H. Galbraith

f Planner

JHG:el

cc: Robert A. Lakin, Director of Planning

, 4% ·• -I W»' ,&1' ··L "" 

WICHITA-SEDGWICKCOUNTY DATE

July 22, 1977
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