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April 10, 1978

E. H. Denton, City Manager !
Robert A, Lakin, Director of Planning l yﬁ)

;l.«
DR 78-6 Seneca Street Zoning Policy

On December 20, 1977, the Board of City Commissioners returned to
the Metropolitan Area Planning Commission a request for a change to the
"LC" Light Commercial Discrict on the east side of Seneca in an area
north of Jewell Street (Z-1955) in order that a zoning policy study could
be prepared for consideration of establishing appropriate zoning policies
adjacent to Seneca from McLean Boulevard South to 55th Street South.

Attached is a copy of the land use study and zoning policy recommenda-
tions which were prepared by the Metropolitan Area Planning Department
staff, On Thursday, March 30, 1978, the Metropolitan Area Planning Com-
mission considered the study and approved the policy recommendations by
staff as follows:

1. McLean to Texas on both the east and west sides of Seneca --

Look with favor on the "C" Commercial District éexce;t on
those properties already zoned the ght Industrial District).

Texas to Maple on both the east and west sides of Seneca --
Look with favor on the "R-6" General Residence District (except
on those properties already zoned the "C" Commercial District).

Maple to Munnel on both the east and west sides of-Seneca s
Look with favor on the "R-6" General Residence District (except
on_those groperl:fea aIreadz zoned "LG" or ).

Munnel to Harry on both the east and west sides of Seneca --
Look with favor on the "LC™ Light Commercial District (except

on those properties already zoned TR ¥

Harry to Pawnee, west side -- Look with favor on the "BB' Office
District from Dora north to a point 200 feet south of Esthner
Avenue and favor the "LC" Light Commercial District In the other
portions of this area.

Harry to Pawnee, east side -- Look with favor on the '"BB" Office
District (except on those prinerties already zoned "LC" or "C'D).
Pawnee to 31st Street South, west side of Seneca -- Look with

avor on the ce strict (except on those properties
already zoned "LC").




Pawnee to 3lst Street South, east side of Seneca -- Look with
Favor on the "LC" Light Commercial DIstrict.

31st Street South to Patterson Street, west side of Seneca --
Look with favor on the "LC" Light Commerclal DIstrict.*

Patterson Street south to I-235, west side of Seneca -- Look

with favor on the retention of low density residentlial classi-
fications (TAA™, "A", and "R-5").%

31lst Street South to I-235, east side of Seneca -- Look with

Favor on the Tetention of iow aensIty residential classifica-

tions A", "A", and "R-3"), except on thoce properties al-

rea z zone .

I-235 to ‘‘acArthur Road -- Look with favor on the "LC" Light

Commercia! District (except on those properties aIreaax zoned ''C").

MacArthur to a point approximately 1800 feet south of the center-
ne o thur 8 west side o eneca -- Not loo t avor

on_as tional str: t Commercial unless a Commercia ommunit
nit an 1is 2dr 00 t avor on the = nera si-

dence District if accompaaied by a residential C.U.P.

A point approximately 1800 feet south of the centerline of Mac-

Arthur Road to 44th Street South Ees extended from the west),
west side o eneca -- Look wit avor on the ght Com-

mercial District.

44th Street South (as extended from west) to 45th Street South
west side of Seneca -- Look with favor on the "A o Family
District.

45th Street South to 47th Street South, west side of Seneca --

Look with favor on the "LC" Light Commercial District,
MacArthur to 4lst Street South, east side of Seneca -- Look with
favor on retention of exIatIng classifications.

41st Street South to 43rd Street South, east side of Seneca --

Look with favor on "R-5" Genmeral Residence District except on
those Emgerﬂes aIreaEi zonef‘_l E !

43rd Street South to 47th Street South, east side of Seneca -- ;
Look with favor on retentlon of eﬂatfﬁg zoning classifications.
47th Street South to 55th Street South, east and west sides of
eneca -- Not look with Tavor on requests for nonresidentla

cIassIfication_gl and look with favor on residentIal catepories
not exceeding the permitted density of the "A" Two Family District.

*Buffering existing Light Commercial with the "BB" Office District would
be desirable.
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It should be noted that the recommendations as contained in the
study are intended to provide a guide to the Planning and City Commis-
sions in consideration of future zone change requests on Seneca. Those
sites which are currently zoned a more intensive district than that
recommended for the respective segment of Seneca will continue to be
8o zoned and will be unaffected by these policy recommendations. It
is not intended to initiate changes of existing zoning except at the
owner's request and the proposed zoning policies will only ap; .y to
those intervening lots which may be involved in future zone change re-
quests. As with other recent zoning policies which have been estab-
lished on major streets, requests for expansion of existing businesses
will be considered on their own merits.

Attached are copies of the zoning polic study, the recommendations
of Citizen Participation Organization Councils "0", "B", and 'C", corre-
spondence to Mr. Fischer and to Mr. Vaughn, and the excerpt of the MAPC
minutes of March 30, 1978 (which also includes discussion of CPO recom-
mendations).

Although the MAPC concurred in recommendation #5 of favoring the
"BB" Office District on the east side of Seneca in an area between Harry
and Pavnee, it was also their action to approve the requested "LC'" Light
Commercial zoning in Z-1955 which is located within the said area. In
80 doing, individual Commissioners stated that the application had been
filed in reliance on a previous zoning policy of favoring "LC'" and that
the specific location and configuration of the ownerships involved were
different from other portions of this segment of the east side of Seneca.

Recommendation:
It is recommended that the Board of City Commissioners adopt the

zoning policy recommendations on Seneca as approved by the Metropolitan
Area Planning Commission.

Robert A. Lakin
Director of Planning

RAL:MM: jm
Attachments

Seneca Street Zoning Policy Study

Excerpt from MAPC minutes of March 30, 1978

Recommendations of CPO Councils '0", “B!", and 'C".

A January 24, 1978 letter to Mr. Cecil Fisher summarizing the
results of our meeting with him.

A March 15, 1978 letter from Mr. Artie Vaughn, attorney for the
applicants, questioning whether the City Commission did request
@ zoning policy study.

A March 21, 1978 letter to Mr. Vaughn in reply to his letter.
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WICHITA-SEDGWICK COUNTY DATE

April 10, 1978
METROPOLITAN AREA PLANNING DEPARTMENT

To E. H, Denton, City Manager

FROM Robert A. Lakin, Director of Planning

susdect DR 78-6 Seneca Street Zoning Policy

On December 20, 1977, the Board of City Commissioners returned to
the Metropolitan Area Planning Commission a request for a change to the
"LC" Light Commercial District on the east side of Seneca in an area
north of Jewell Street (2-1955) in order that a zoning policy study could
be prepared for consideration of establishing appropriate zoning policies
adjacent to Seneca from McLean Boulevard South to 55th Street South.

Attached is a copy of the land use study and zoning policy recommenda-
tions which were prepared by the Metropolitan Area Planning Department
staff. On Thursday, March 30, 1978, the Metropolitan Area Planning Com-
mission considered the study and approved the policy recommendations by
staff as follows:

1. McLean to Texas on both the east and west sides of Seneca --

ook with favor on the "C" Commercial District (except onm
those properties already zoned the "E ight Industrial District).

2. Texas to Maple on both the east and west sides of Seneca --
Look with favor on the "R-6" General Residence District iexcegt

on those properties already zoned the Commercia istrict).

3. Maple to Munnel on both the east and west sides of Seneca --
Look with favor on the "R-6" General Residence District (except
on those properties already zoned "LGC" or "C").

4. Munnel to Harry on both the east and west sides of Seneca --
Look with favor on the "LC" Light Commercial District (except

on those properties already zoned "C", "E", or "F')

5. Harry to Pawnee, west side -- Look with favor on the "BB" Office
District from Dora north to a point 200 feet south of Esthner
Avenue and favor the "LC" Light Commercial District .n the other
portions of this area.

6. Harry to Pawnee, east side -- Look with favor on the "BB" Office
District (except on those properties already zoned "LC" or "G").
7. Pawnee to 3lst Street South, west side of Seneca -- Look with

avor on e ce District (except on those properties
already zoned "LC").




15.

16.

17.

18.

19.

20.

10.

11.

125

13.

14,

*Buffering existing Light Commercial with the "BB"
be desirable,

ﬁ o~
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Pawnee to 31st Street South, east side of Seneca -- Look with
favor on the "LC" Light Commercial District,

31ls. ._reet South to Patterson Street, west side of Seneca --
Look with favor on the "LC Light Commercial District.*
Patterson Street south to 1-235, west side of Seneca -- Look

with favor on the retention of Tow density residential classi-
cations 5 ,_an =iy Eais

31st Street South to I-235, east side of Seneca -- Look with
avor on the retention o Ow density residential classifica-
tions (MAA", A", and "R-5"), except on those properties al-

ready zoned "LC".

I-235 to MacArthur Road -- Look with favor on the "LC" Light
Commercial District (except on those properties already zoned ''C").

MacArthur to a point a roximately 1800 feet south of the center-
Tine of MacArthur Road, west side of Seneca -- Not Took with favor
on additional stri Light Commercial unless a Commercial Communit

Unit Plan is filed. T.oo with favor on the "R- General Resi-
dence District if accompanied by a residential C.U.P.

the centerline of Mac-
outi 4s extended
Look with favor on the Light Com-

mercial District.
S=rclaL Jistrict.

44th Street South (as extended from west) to 45th Street South
west side of Seneca -= Look with favor on the "A" Two Family
District.

45th Street South to 47th Street South, west side of Seneca
Look with favor on the "LO™ Light Commercial District.

MacArthur to 41st Street South, east side of Seneca -- Look
favor on retention of existing classifications.

4lst Street South to 43rd Street South, east side of Seneca

Look with favor on "R-5" General Residence District (except on
those properties already zoned "LCTM).

43rd Street South to 57tk Street South, east side of Seneca --
Look with favor on retention of existing zoning classifications.
47th Street South to 55th Street South, east and west sides of

Seneca -- Not Iook with Favor on requests for nonresider.ial
g_IassIficatluns, and look with favor on residential categories

not exceeding the permitted density of the "A" Two Family District.

Office Distriet would
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It should be noted that the recommendations as contained in the
study are intended to provide a guide to the Planning and City Commis-
sions in consideration of future zone change requests on Seneca. Those
sites which are currently zoned a more intensive district than that
recommended for the respective segment of Seneca will continue to be
so zoned and will be unaffected by these policy recommendations. It
is not intended to initiate changes of existing zoning except at the
owner's request and the proposed zoning policies will only apply to
those intervening lots which may be involved in future zome change re-
quests. As with other recent zoning policies which have been estab-
lished on major streets, requests for expansion of existing businesses
will be considered on their own merits.

Attached are copies of the zoning policy study, the recommendations
of Citizen Participation Organization Councils "0', "B'", and " ", corre-
spondence to Mr. Fischer and to Mr. Vaughn, and the excerpt of the MAPC
minutes of March 30, 1978 (which also includes discussion of CP0 recom-
mendations) .

Although the MAPC concurred in recommendation #6 of favoring the
"BB" Office District on the east side of Seneca in an area between Harry
and Pawnee, it was also their action to approve the requested "LC'" Light
Commercial zoning in Z-1955 which is located within the said area. In
so doing, individual Commissioners stated that the application had been
filed in reliance on a previous zoning policy of favoring "LC" and that
the specific location and configuration of the ownerships involved were

different from other portions of this segment of the east side of Seneca.

Recommandation:

It is recommended that the Board of City Commissioners adopt the
zoning policy recommendations on Seneca as approved by the Metropolitan
~

Area Planning Commission.
Robert A. Laki

Director of Planning

RAL:MM: jm

Attachments

1. Seneca Street Zoning Policy Study

2. Excerpt from MAPC minutes of March 30, 1978

3. Recommendations of CPO Councils "0", "B", and "C".

4. A January 24, 1978 letter to Mr. Ceecil Fisher summarizing the
results of our meeting with him.

5. A March 15, 1978 letter from Mr. Artie Vaughn, attorney for the

applicants, questioning whether the City Commission did request
a zoning policy study.
6. A March 21, 1978 letter to Mr. Vaughn in reply to his letter.
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THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 28, 1978

T0 Jack Galbraith, Chief Planner, Current Plans, MAPD

FROM Sarah Gilbert, CPO Administrative Aide

SUBJECT Proposed Zoning Policy for Seneca
Street; Action by Area "C'" Council

At a special meeting of CPO Area "C" Council on March 23, the Council viewed
slides of the existing zoning and proposed policy, and asked Mike Meek and
Robert Young questions about lot depths, maintaining neighborhoods, traffic,
drainage, specific properties, and policies on other arterials. After discussing
the proposed policy with the South Seneca Area Task Force, the Council voted 6-0
in favor of each of the following recommendations:

McLean to Pawnee — concur with proposed policy
Pawvmee to 31st — commend the MAPD on proposed policy for west side of the street;
recommend that the east side bes the same, i.e., "Look with
favor on the "BR" Office District (except those properties
already zoned "LC")
31st to MacArthur - concur with proposed policy
MacArthur to 47th - request a moratorium on zoning changes until such time as
Seneca is able to accommodate increased traffic and the
accessory systems. are improved.

47th to 55th - concur with proposed policy.

Please advise the MAPC of the Council's recommendations when the proposed policy

is considered on March 30.
| YA

Sarah Gilbert
CPO Administrative Aide

Thank you.

SG:rh

CPO Coordinator
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THE CITY OF WICHITA ;
OFFICE OF CITIZEN PARTICIPATION DATE March 27, 1978 |

TO Jack Galbraith, Chief Planner, Current Plans, MAPD

FROM Bill Morris, CPO Administrative Aide

SUBJECT Proposed Zoning Policy For Seneca
Street

On March 20, 1978, CPO Council "B considered the captioned subject. The
Council asked that the Planning Department address the lack of recommanded depths
for zoning ‘along Secneca and resubmit optional proposals for the street.

As a result of Zone Case Z-1955 the Council has become concerned about e
depth of commercial zoning that will be allowed on Seneca. The Council is Also
concerned about additional light commercial uses on Seneca as it relates t
increased traffic volumes.

| Please provide this information to MAPC when the case is considered.

BM:rh

O

David Furnas
CPO Coordinator
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THE CITY O WICLITA
OFFICE OF CITIZEN PARTICIPATION DATE March 28, 1978

TO Jack Galbraith, Chief Planner, Current Plans, MAPD
FROM Sarah Gilbert, CPO Administrative Aide
SUBJECT Proposed Zoning Pclicy for Seneca

Street; Actiocn by Area "0" CPO Council

At the M.rch 16 meeting of CPO Area "O" Council, the members recommended that the
proposed policy as pertaining to Area "0" (McLean to Orient) be adopted providing
the property owners involved do not object.

Please advise the MAPC of the Council's recommendation when the proposed policy

is cor March 30.

idered on
Sarah Gilbert
CPO Administrative Aide

Thank you.

CPO TCoordinator
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PROPOSED ZONING POLICY FOR SENECA STREET

On December 20, 1977, the Board of City Commissioners returned to
the Metropolitan Area Planning Commission a request for a change
to the "LC" Light Commercial District on the east side of Seneca
in an area north of Jewell Street (Z-1955) in order that a zoning
policy study could be prepared for consideration of establishing
appropriate zoning policies adjacent to Seneca from McLean Boule-
vard south to 55th Street South.

Seneca Street is a major north-south arterial, located to the west

of the core area. The street provides primary access from the core
area of Wichita to the City of Haysville, as well as pProviding access
to Friends University, the Mid-America All Indian Center, Wichita Art
Museum, and Sims Park. In contrast to other major arterials which
have been the subject of recent zoning policy studies (Hillside,
Oliver, Central, etc.), Seneca Street is a commercial street with very
few pockets of residential development which are part of a stable
neighborhood. The zoning problem is not so much one of Preserving

a viable neighborhood, but rather one of limiting the traffic genera-
tion potential in some segments of Seneca so as to avoid overloading
the street and impacting its traffic carrying capacity. Community
shopping centers are located at Seneca and Pawnee (Westway) and Seneca
and 31lst Street South (Seneca Square).

Seneca is an arterial from McLean Boulevard south to the city limits
at 55th Street South. The pavement width varies from a high of 70
feet adjacent to U. S. 54, to a low of 26 feet in the area south of
47th Street South, with an average width of 48 feet. Street improve=-
ments within the City of Wichita are designed, if possible, to
provide a service level of "C" (average wait of one red signal in-
dication at intersection) over a projected twenty year period. The
Division of Traffic Engineering estimates that a 48 foot paved street
has a service level "C" capacity of 15,500 wehicles per day assuming
50% green time on traffic signals. The traffic counts on Senaca are
depicted by Table I:




TABLE I

SENECA STREET TRAFFIC COUNTS

McLean

2nd
2nd

Douglas
Douglas

Maple
Maple

Kellogg
Kellogg

McCormick
McCormick

Harry
Harry

Pawnee
Pawnee

31st
31st

1-235
I-235

MacArthur
MacArthur

47th
47th

55th
55th

1970
5864

13802
9196

10511
14592

8945
8075

9082
12147

12147
10231

8955
11284

10408
10025

7710
5554

NA
NA

3880
3673

2958
NA

NA
NA

1972
5905

9971
10626

10924
12882

12466
15595

15633
19700

18655
18791

17195
18092

16851
18341

15667
15014

13867
14861

14720
12621

8619
8317

6269
6983




e =38,

As may be seen, the highest traffic loads on Seneca are adjacent
to the U. S. 54 interchange, the I-235 interchange, and the inter-
section of Pawnee and Seneca. The high traffic counts in the Pawnee
area are attributable to the large number of fast food restaurants
in the area, and it is expected that the 1978 counts will be much
higher in that seven (7) additional fast food restaurants have been
developed in the Pawnee/Seneca area since the 1976 counts were taken.
Table II depicts accident counts at major Seneca intersections:
TABLE II

1977 SENECA INTERSECTION ACCIDENT RATES
Intersection Rank in City Number Accidents
31lst St. South 7 : 40
= :
McLean Blvd. 21 32
McCormick 22 32
MacArthur Road 34 27
Harry 57 21
Maple 72 : 19
Pawnee 74 19

Douglas Ave.

47th St.South 264

9
Central 181 9
7
4

55th St. South 383

Table II shows that the major intersection problem on Seneca is at
31lst Street South, which is reflected by the Seneca Improvement
projects contained in the 1978-83 City of Wichita Capital Improve-
ments Program. These projects are:

1978 MS150A  Right-of-way for Seneca and 3lst Screet South
intersection.

1979 TE24 Traffic signal and pavement marking improvements
at 3lst and Seneca.

1979 MS150 Widening, channelization and reconstruction of
Qi the intersection at 31lst and Seneca.




1980 Ms49 Widening and reconstruction of Seneca Street,
MacArthur Road to 47th Street South.

1980 TE25 Seneca and MacArthur Road traffic signals
(full upgrade).

1981 Mss0 Continuation of MS49.
1981 TE25 Traffic signals.

The study area has been divided inte various segments and a des-
criptive narrative has been developed for each, together with a
suggested zoning policy. Staff has reviewed, in the field, the
extent of new development and the conditions of existing uses.

Seneca Street - McLean South to Maple

West Side of Seneca

The west side of Seneca between McLean Boulevard and Maple Street
contains a mixture of residential, commercial, and industrial uses
and a variety of zoning districts ("B" Multiple Family, "LC" Light
Commercial, "C" Commercial, "E" Light Industrial). Although several
residential structures remain in the area, many are located on
commercial or industrial zoned land and there appears to be little
opportunity to retain a residential character. However, from Texas
Avenue south to the commercial uses at Maple, there is a pocket of
Allison Junior High School and some residential uses which could be
retained and can be considered an extension of the residential area
existing south of Maple to U.S. 54. Recent zone change activity in
the area includes the denial of the "E" Light Industrial District
"at the northwest corner of lst and Seneca (z-1626, 1974) and the
approval of the "C" Commercial District at the southeast corner of
lst and Seneca (zZ-1448, 1972).

East Side of Seneca

The east side of Seneca between McLean Boulevard and Maple Street
has developed much the same as the west side of the street, with a
mixture of uses and zoning districts. Again, it would be difficult
to retain much of the residential housing because a considerable
portion is developed on commercial or industrial zoned land. From
Texas Avenue south to the commercial activities on Maple, the only
development is Seneca Park and a church which should be retained

as residential both to reflect the existing as well as to compliment
the residential area on the west side of the street.

Recommendation:

McLean to Texas on both the east and west sides of Seneca -- Lock
Wwith favor on the "C" Commercial Districk (except on those pro erties
aIreadx zoned the "E" Light Industrial District).

Texas to Maple on both the east and west sides of Seneca -- Look with
favor on the "R-6" General Residence District (except on those roper=
ties alreaEx zoned the "C" Commercial Ditrict).




®

Seneca Street - Maple South to Harry

West Side of Seneca

The development from Maple south to U.S. 54 on the west side of
Maple is dominated by the Masonic Home Complex at the southwest
corner of Maple and Seneca, with a duplex and single family res-
idence located to the south of the Masonic Home. From U.S. 54
south to Harry, there is a mixture of residential, commercial
anl industrial uses with legal nonconforming commercial uses
located on residentially zoned property and residential uses
located on commercially zoned property. South of Munnel this
section of Seneca becomes so commercially oriented that preserva-
tion of the residential uses is doubtful. No recent zone change
activity has occurred in this area.

East Side of Seneca

The east side of Seneca from Maple south to Mentor is developed
with light commercial uses, although the zoning is both "LC" Light
Commercial and "C" Commercial. From Mentor south to U.S. 54 there
is a pocket of residential structures which is part of the resi-
dential neighborhood close to Friends University, which is dominated
by student housing. From Munnel south to Harry, the land use is

a mixture of residential, commercial, and industrial uses including
restaurants, bars, the Sedgwick County yard, and general business
uses. Preservation of the scattered residential uses is doubtful
because a majority are located on property already zoned "LC" Light
Commercial. The only recent zone change history in the area is
approval of a request for "C" Commercial District on the east side
of Seneca between Figg and Dooley which has been developed with a
wholesale leather goods business; however, it should be noted that
at the time of approval of that application, the Board of City
Commissioners stressed that approval should not be construed as
generally favoring "C" zoning in this segment of Seneca (Z-1774,
1976) .

Recommendation:

Maple to Munnel on both the east and west sides of Seneca =-- Look
with favor on the "R-6" General Residence District (except on those
Eroﬁertlea aIreaEE zone§ Ech or fcfi.

Munnel to Harr% on both the east and west sides of Seneca -- Look
with favor on e "LC nght Commercial District (except on those

roert:.ea already zone C Al T S LA T




e e e e

@

Seneca Street - Harry to Pawnee
West Side of Seneca

The west side of Seneca from Harry south to Pawnee is zoned and
developed with light commercial uses, with the exception of the
Aley Park site between Dora and Esthner, and a portion of the
block north of Esthner which is still zoned the "RB" Four Family
District, and developed with single family houses. It should be .
noted that a recent zone change to the "LC" Light Commercial
District was approved in the block north of Esthner in 1977
(Z-1946), as well as other changes to "LC" and "BB" in this
segment of Seneca (Z-1341, 1971; z-1390, 1972).

East Side of Seneca

The east side of Seneca between Harry and Pawnee is zoned and
developed with "LC" Light Commercial uses in the block south

of Harry and in the block north of Pawnee. With the exception

of those areas, the east side is developed with single family
residences, apartments, three scattered offices, a church, a non-
conforming use gas station, and a wholesale auto parts supply house
on "C" Commercial zoning at the southeast corner of Merton and
Seneca.

This section of Seneca marks the beginning of a two mile stretch
of some of the heaviest traffic in Wichita. As previously noted,
the west side of the street is already stripped out with commercial
uses and the pavement width from Esthner to Harry is a substandard
40 feet, which decreases the carrying capacity of the street. The
primary reason the street continues to function is that the east
side of the street is not commercial in this area, and the west side
of the street south of Westway Shopping Center has yet to go com-
mercial. If both of these sections are permitted to strip out with
commercial uses, then Seneca's role as a major arterial to carry
large volumes of traffic will be seriously compromised. Although
it is unreasonable to assume that the east side of Seneca between
Harry and Pawnee will remain single family residential, the estab-
lishment of a policy of favoring a less intensive district than
the "LC" Light Commercial should help to preserve the capacity of
the street.

Recent zone change activity in the area has tended to favor the
establishment of the "BB" Office District by the denial of "LC" and
approval of "BB" between Jewell and Lydia (Z-1104, 1969), as well as
the approval of the "BB" Office District at two other locations
(2-1349, 1972; Z-1689, 1975).

As previously noted, a request for the "LC" Light Commercial District
on the east side of Seneca in an area north of Jewell was deferred by
the City Commission for completion of this study.

Recent studies on trip generator rates of different land uses by
the Institute of Traffic Engineers indicate that office buildings
are "medium" generators of traffic, with an average peak hour load




of 2.3 trips per 1,000 feet of gross floor area, whereas many of
the uses permitted in the rquested "LC" Light Commercial District,
such as drive-in banks, restaurants, and theatres, are listed as
"high" traffic generators, ranging from 6.7 peak hour trips per
1,000 feet of gross floor for a Community Shopping Center to 73.0
trips per 1,000 feet of gross floor area for fast-food restaurants.
The peak hour generation rate for single family residential is 0.91
pPer unit and for multi-family is 0.85 peak hour trips per unit.
Peak hour figures are normally 10% of the average daily rate. The
complete development of this section of Seneca with "IC" uses could
require major public investment on Seneca beyond that currently pro-
jected in the 1978-83 City of Wichita Capital Improcvement Program.

Recommendation:

Harry to Pawnee, west side -- Look with favor on the "BB" 0Office
District from Dora north to a oint 200 feet south of Esthner
Avenue and favor the "LC" L:Lt Commercial District in the other
portions of this area.

Harry to Pawnee, east side -- Look with favor on the "BB" Office
District except on those properties alrea Y zoned "LC" or FC").

Seneca Street - Pawnee to 3lst Street South
—— =" ~ -oWnee Lo Jlst Street South

West Side of Seneca
—=3St w»lde ol oeneca

This section of Seneca is the other portion of the street that is
highly impacted by traffic at this time. The east side of the
street is stripped out with commercial uses and the west side con-
tains two community shopping centers, Westway at the southwest
corner of Pawnee, and Seneca Square at the northwest corner of
31st Street South and Seneca. However, the west side of Seneca is
still primarily developed with residential uses and a few offices
from Crawford south to 30th Street South. The strip commercial
zoning of this segment of Seneca would not only seriously impede
the traffic carrying capacity of the street, but could also impact
the residential neighborhood to the west.

Recent zone change history on the west side of Seneca would favor
the "BB" Office District, with two cases approved for "BB" after
denial of "Lc" Light Commercial zoning (z-1166, 1970; Z-1672, 1975),
ind ;:ne case approved for "BB" as requested by the applicant (2-1468,
973).

East Side of Seneca

The east side of Seneca from Pawnee to 3lst Street South has been
completely stripped with che "Lc" Light Commercial District except
for a small concentration of the "BB" Office District south of
Barbara Street. This area contains the largest concentration of
fast-food restaurants in Wichita which, as previously noted, have
higher traffic generation rates than virtually any other general use.




Recent zone change history in this area includes the approval of
four different requests for the "LC" Light Commercial District
(2-1377, 1972; z-1789, 1975; 2-1805, 1976; 2-1836, 1976) .

Recommendation:

Pawnee to 31st Street South, west side of Seneca -- Look with favor

on the "BB" Office District iexcegt on those Erogerties already zoned

LC") .
Pawnee to 31st Street South, east side of Seneca =-- Look with favor

on the "LC" Light Commercial District.

31st Street South to MacArthur Road
—==5t otreet oouth to MacArthur Road

West Side of Seneca

The southwest corner of 31lst Street South and Seneca is developed
with a service station and a small commercial center. South of

the center is an ice cream store ané south of the store to 32nd
Street is another commercial structure containing a beauty shop,

a bar, and an office. This area from 3lst Street South to 32nd
Street South is zoned the "LC" Light Commercial District. The area
from 32nd Street south to the I-235 Bypass is developed with single
family homes, with the exception of a battery shop located north
of Patterson Street, and a National Guard Armory north of the Bypass.
The entire area is zoned "AA" except where the battery shop is
located north of Patterson. This battery shop is located on prop-
erty zoned "LC" Light Commercial.

The area immediately south of the Bypass is developed for commercial
purposes, including mobile home sales, a service station, and a
commercial structure containing a restaurant, a beauty shop and a
bar. The area south of the commercial structure is mostly vacant,
with a utility substation existing on the northwes: corner of
MacArthur and Seneca. This entire area south of the Bypass to
MacArthur is zoned the "LC" Light Commercial District, with the
exception of 75 feet of frontage located approximately 160 feet
south of Carey Street, which is zoned the "C" Commercial District.

Recent zoning history indicates that a request was made to change
the existing "LC" zoning to the "E" Light Industrial District on

the large vacant area north of the utility substation (2Z-1900).

The request was verbally amended to change the "LC" to the "C"
Commercial District during the public hearing. The requested

change was denied by MAPC and the Wichita Board of City Commis-
sioners on June 21, 1977. Another recent zoning case (2-1963)
requesting a change from the existing "Aa" Single Family Residen-
tial District to "LC" Light Commercial on the southwest corner of
Patterson and Seneca lcu to the establishment of a zoning policy

for the segment of Seneca between 31st Street South and the I-235
Bypass. The zoning change request to "LC" was denied on December 13,
1977, and the Board of Wichita City Commissioners established a policy
of looking with favor on Light Commercial zoning along the west side




of Seneca from 32n&@treet South to Patterson d‘encouraqing the
retention of low density Residential Distrcits ("AA", "A", and
"R-5") south of Patterson on the west side, and south of "LC"
Light Commercial existing on lot No. 1 of Cumley's Subdivision on
the east side of Seneca south to the Bypass. The established
policy furthermore indicated that buffering the existing "LC"
Light Commercial Districts with the "BB" Office District would

be desirable.

East Side of Seneca

The southeast corner of Seneca and 31lst Street South is developed
with a service station and a small commercial "L" shaped center.
The development is located on property zoned "LC" Light Commercial.
The remainder of the block from 31st to 33rd Street South is de-
veloped with single family residential structures except for a
cleaning establishment on the northeast corner of 33rd and Seneca.
The single family structure adjoining the commercial development
on the north contains a beauty shop. The area from 33rd Street
South to 35th Street South is also developed with single family
residential structures. A school exists south of 35th to the I-235
Bypass. The entire area from I-235 north to the "LC" zoned property
at 31st Street South is zoned the "AA" Single Family District. The
cleaners at 33rd Street is a legal nonconforming: use.

The area immediately south of the Bypass is developed with a private
club, liquor store, mobile home park, office building, and a carpet
and furniture cleaning establishment. The area south of the carpet
and furniture cleaners is developed with several single family
residential structures and a bar and auto repair business at the
northeast corner of MacArthur Road and Seneca. The area from the
Bypass south to MacArthur Road is zoned "C" Commercial where the
private club exists, the "G" Mobile Home District south of the
private club and the "LC" Light Commercial District from the mobile
home park to MacArthur Road, except for one 100 foot wide residential
lot (Lot 3, Thompson Acres Addition) which is zoned "AA" Single
Family residential. :

Recommendation:

31st Street South to Patterson Street, west side of Seneca -- Look

with favor on the "LC" Light Commercial District.*

Patterson Street south to I-235, west side of Seneca -- Look with
favor on the retention of low density residential classifications
("AA", "A", and "R-5").%

31st Street South to I-235, east side of Seneca -- Look with favor
on the retention of low density residential classifications ("AA",
"", and "R-5), except on those properties already zoned "LC'.
I-235 to MacArthur Road -- Look with favor on the "LC" Light
Commercial District excer. on those roertes already zoned "C").

*Buffering existing Light Commercial with the "BB" Office District
would be desirable.




MacArthur Road to 47th Street South
—_— —or 0 2/%1 Street South

West Side of Seneca

The southwest corner of MacArthur Road and Seneca is developed with
a service station on the typical 600 foot square "LC" Light Com-
mercial District on major intersections. From the service station
south, approximately one gquarter mile is undeveloped and is in
agricultural use and zoned "AA" Single Family. At what would be
approximately 41lst Street South as extended from the east, is a
nonconforming liquor store on the north side of a private access
road to South Lake Village Apartments, and a nonconforming furniture
Store exists on the south side of the access road, both on "AA"
Single Family zoning. South of the furniture store there is approx-
imately 400 feet of undeveloped frontage, half of which is zoned
"AA" Single Family and half is zoned "LC" Light Commercial, which
adjoins a drive-in restaurant and a beauty shop on the north side
of Vilm Street. The area from Vilm Street to 44th Street South

is developed with a mixture of commercial uses, including a lumber
yard and an animal hospital. The area from the north side of Vilm
Street to 44th Street is zoned the "LC" Light Commercial District
except for 100 feet of frontage between 43rd and 44th Street,

which is zoned the "aa" Single Family District. On the south side
of 44th Street is a large single family tract zoned "AA" Single
Family. The area south of the large single family tract is developed
with two single family residential structures in the "AA" Single
Family District, and one residential structure in an "A" Two Family
District north of 45th Street South. The area from 45th Street
South to 47th Street South is developed with a small commercial
center on the southwest corner of 45th and Seneca, a mobile home
park adjoining the commercial center on the south, and single
family residential structures from the mobile home park south to
47th Street South. The area from 45th to 47th is zoned the "LC"
Light Commercial category except for a 40 foot wide strip zoned
"AA" single Family existing 600 feet north of the centerline of
47th Street South. !

Recent zoning history reveals that several zoning change requests

for higher density residential development have been approved on
large tracts west of Seneca, in the vicinity of Elizabeth Avenue,

and 43z cStreet. The site of Southlake Village Apartments was
approved for a change from "aAa" Single Family to the "R-6" Multi-
Family District, and the area west of Dodge Avenue from one half block
north of Vilm Street to 44th Street South was approved in two separate
zoning change requests for "R-5" Multi-Family District. The latest
approval occurred on April 26, 1977. Along Seneca, a request to
change the existing "AA" Single Family category to "RB" Four Family
and "LC" Light Commercial on a portion of the undeveloped pProperty
south of the furniture store and north of 42nd Street was approved
subject to platting by the Board of City Commissioners on October 115,
1977. BAnother request in the same general area to change the "AA"
Single Family District to the "g" Commercial District was deferred by
MAPC to allow time for the filing of a CUP on the Property.
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An earlier zoning case resulted in the Board of Wichita City
Commissioners approving, on December 30, 1975, a change from the
"AA" Single Family District to the "LC" Light Commercial District
for the property located at the southwest corner of 42nd Street
South and Seneca.

East Side of Seneca

The southeast corner of Seneca and MacArthur Road is developed as
the City Service gas plant, on a 40 acre site, zoned the "F" Heavy
Industrial District. Between the Gas Service Property, and 41st
Street South is a commercial structure used for furniture storage
on property zoned "LC" Light Commercial. The area from 4lst Street
South to 43rd Street South is developed with single family residen-
tial structures on property zoned the "AA" Single Family District,
except at the northeast corner of 43rd and Seneca. The property on
this corner is zoned "LC" Light Commercial. The block between 43rd
Street South and 44th Street South is developed with mobile homes
and zoned "LC" Light Commercial. The area from 43rd Street South
to one half block north of Meikle is developed with single family
homes and churches on the southeast corner of Seneca and 44th Street
South, and Seneca and 45th Street South. The area from one half
block north of Meikle to 47th Street South is zoned the "LC" Light
Commercial District and is developed primarily with commercial uses.

Recommendation:

MacArthur to a point approximately 1800 feet south of the center-
line of MacArthur Road, west side of Seneca —- Not look With favor
on_additional strip Light Commercial unless a Commercial Communit
Unit Plan is filed. Look With favor on the "R-5" General Residence
District if accomane Ez a residential C.U.P.

A point approximately 1800 feet south of the centerline of MacArthur.
Road to 44th Street South (as extended from the west), west side of
Seneca -- Look with favor on the "LC" L:.t Commercial District.
44th Street South (as extended from west) to 45th Street South, west
side of Seneca -- Look with favor on the "A" Two Fa.ml District.
45th Street South to 47th Street South, west side of Seneca -- Look
with favor on the "LC 1ght Commercial District.

—_ e o TOC o LIgAt LOommercial District.

MacArthur to 41st Street South, east side of Seneca -- Look with
avor on retention of existing classifications.

41st Street South to 43rd Street South, east side of Seneca -- Look
with favor on "R-5" General Residence District (except on those
roertas a‘read zoned "LC") .

43rd Street South to 47th Street South, east side of Seneca -- Look

with favor on retention of ex:l.stn zonn clas:z fications.
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Street South to 55th Street South

West Side of Seneca

The southwest corner of 47th Street South and Seneca is vacant and
zoned the "LC" Light Commercial District for 600 feet south of the
centerline of 47th Street South. Single family residential develop-
ment exists in the "AA" Single Family District from the existing
"LC" Light Commercial District south to the southwest corner of
48th Street South. A nonconforming furniture repair store exists
in "AA" Single Family zoning south of the house on the 48th Street
corner. From the furniture repair store to the north liie of
Verne Roberts Addition is vacant land and zoned "AA" Single Family.
A nursery and a single family home exists on property zoned "LC"
Light Commercial from the north line of Verne Roberts Addition to
S0th Street South. From 50th Street South to 55th Street South is
zoned the "AA" Single Family District and developed with scattered
single family homes.

Zoning history indicates that a request was approved by the Board
of City Commissioners on October 12, 1971 to change a 600 foot by
600 foot district of "LC" Light Commercial zoning then existing

on the northwest corner of Seneca and 55th Street South to the "aAA"
Single Family District. More recently, a request was made to
.change the zoning of the undeveloped area between the south line

of Hillman's Addition and the north line of Verne Roberts Addition
from its existing "AA" Single Family classification to the "LC"
Light Commercial district, along Seneca to a depth of approximately
370 feet and the "G" Mobile Home District extending arother 1,250
feet west of the requested "LC". It was the action of the Planning
Commission to recommend that the request be denied. At the request
of the applicant, the Board of Wichita City Commissioners, on
December 7, 1976, referred the case back to the Planning Commission
to allow the applicant time to develop alternatives for reconsidera-
tion. To date, the applicant has not Presented alternative pro-
posals to the Planning Commission.

East Side of Seneca

The southeast corner of Seneca and 47th Street South is developed
with a service station, auto repair garage, and a liquor store.
Single family homes extend south of the commercial development.
The commercial development and most of the single family homes
are on 600 feet of "LC" Light Commercial zoning extending south
of 47th Street South. A 400 foot area south of the "LC" zoned
corner contains one single family home and is zoned the "AA"
Single Family District. A mobile home park adjoins the "AA"
Single Family District on the south and east, and is zoned the "G"
Mobile Home District, and is platted as the Pines Addition. The
area from the mobile home park in the Pines Addition south to
Sunrise is vacant and zoned "AA" Single Family. The area from
Sunrise Street south to 55th Street South is zoned "AA" Single
Family, and developed with 'single family homes except for the .
area between Hazel and 52nd Street which is zoned the "G" Mobile




Home District, and developed with mobile homes, and the undeveloped
600 foot area north of 55th Street South which is zoned "LC" Light
Commercial. There is also a vacant lot at the northeast corner of
Sunrise and Seneca, which is being used to park church buses.

Past zoning history indicates that the Board of Wichita City Com-
missioners approved a request on October 12, 1971, to change a
portion of the 600 foot square of "LC" Light Commercial zoning

at the northeast corner of 55th Street South and Seneca back to the
"AR" Single family category to accommodate a single family home
existing on the property.

Recommendation:

47th Street South to 55th Street South, east and west sides of

Seneca -- Not look with favor on requests For nonresidential class-
ifications, and look with favor on residential categories not ex-=
ceeding the permitted ens:.t. of the "A" Two Family District 5




THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 28, 1978

T0 Jack Galbraith, Chief Planner, Current Plans, MAPD
FROM Sarah Gilbert, CPO Administrative Aide

SUBJECT Proposed Zoning Policy for Seneca
Street; Action by Area "C" Council

At a special meeting of CPO Area "C" Council on March 23, the Council viewed
slides of the existing zoning .ad proposed policy, and asked Mike Meek and

Robert Young questions about lot depths, maintaining neighborhoods, traffic,
drainage, specific properties, and policies on other arterials. After discussing
the proposed policy with the South Seneca Area Task Force, the Council voted 6-0
in favor of each of the following recommendations:

McLean to Pawnee - concur with proposed policy
Pawnee to 31st - commend the MAPD on proposed policy for west side of the street;
recommend that the east side be the same, i.e., "Look with
favor on the "BB" Office District (except those properties
already zoned "LC")
31st to MacArthur - concur with proposed policy
MacArthur to 47th - request a moratorium on zoning changes until such time as
Seneca is able to accommodate increased traffic and the
accessory systems are improved.

47th to 55th - concur with proposed policy.

Please advise the MAPC of the Council's recommendations when the proposed policy
is considered on March 30.

Thank you.

Sarah Gilbert

CPO Administrative Aide
SG:rh

CPO Coordinator

L



THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 27, 1978

TO Jack Galbraith, Chief Planmer, Current Plans, MAPD
FROM Bill Morris, CPO Administrative Aide
SUBJECT Proposed Zoning Policy For Seneca

Street

On March 20, 1978, CPO Council "B" considered the captioned subject. The
Council asked that the Planning Department address the lack of recommended depths
for zoning along Seneca and resubmit optional proposals for the street.

As a result of Zone Case 2-1955 the Council k1s become concerned about the
depth of commercial zoning that will be allowed on Seneca. The Council is also
concerned about additional light commercial uses on Seneca as it relates to
increased traffic volumes.

Please provide this information to MAPC when the case is considered.

(e
Bill Morris

CPO Administrative Aide

-

BM:rh

David Furnas
CPO Coordinator
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THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 28, 1978

TO Jack Galbraith, Chief Planner, Current Plans, MAPD
FROM Sarah Gilbert, CPO Administrative Aide
SUBJECT Proposed Zoning Policy for Seneca

Street; Action by Area "0" CPO Council

At the March 16 meeting of CPO Area "0" Council, the members recommended that the
proposed policy as pertaining to Area "0" (McLean to Orient) be adopted providing
the property owners involved do not object.

Please advise the MAPC of the Council's recommendation when the proposed policy
is considered on March 30.

Thank you.

Sarah Gilbert

CPO Administrative Aide
SG:rh

CPO CToordinator




EXCERPT FROM THE PLANNING COMMISSION MINUTES OF MARCH 30, 1978:

14. Case No. DR-78-6 - Seneca Street Zoning Policy Study.

MIKE MEEK, Senior Planner, stated that approximately two months
ago, in ccnsidering a zone change on Seneca, the staff was directed by
the City Commission to prepare a zoning policy study for future zone
change requests on Seneca. It was prepared on the basis of existing
land use, existing zoning, recent zone change history and policy
indications by both the Planning and City Commissions, and also to-
ward Timiting traffic generation potential on Seneca. He recommended
that zoning policies be established on Seneca as follows:

1. MclLean to Texas on both the east and west sides of Seneca --
ook with favor on the Commercial District (except on those

properties already zoned the "E" Light Industrial District).

MEEK commented that there was quite a bit of residential in the
area, but most was already zoned "C" or "E". The staff was suggesting
the "C" Commercial District, not proposing to change any zoning, merely
providing a guideline for the City Commission.

2. Texas to Maple on both the east and west sides of Seneca--

Look with favor on the "R-6" General Residence District !exces._

on those properties already zoned the "C" Commercia strict).

MEEK stated that from Texas Avenue the character of the area changes
in that it is residential in character to the south of U.S. 54 Highway
excluding Maple Street. He said the staff suggested that the "R-6" General
Residence District be the most intensive zoning approved. The staff was

trying to preserve the residential neighborhood in that small portion of
Seneca.

3. Maple to Munnel on both the east and west sides of Seneca --
Look with favor on the "R-6" General Residence District (except

on _those properties already zoned "LC" or "C").

Munnel to Harry on both the east and west sides of Seneca --
ook with favor on the "LC" Light Commercial District (except
on those properties already zoned "C", "E" or g

MEEK stated that this area is developed with 1ight commercial
useshand recommended that the "LC" Light Commercial District be approved
in the area.

COLE commented that when a zoning change comes before the Commission
and the citizens protest, whether it is our policy or not, the citizen
should be heard because they were not present at the policy hearing.

5. Harry to Pawnee, west side -- Look with favor on the "BB" Office
District from Dora north to a point 200 feet south of Esthner
Avenue and favor the ight Commercia strict in the other
portions of v 's area.

Harry to Pawnee, east side -- Look with favor on the "BB" Office
District (except on those properties already zoned "LC" or "C").
7. Pawnee to 31st Street South, west side of Seneca -- Look with

favor on the "BB" Office District (except on those properties
already zoned "LC"].

Pawnee to 31st Street South, east side of Seneca -- Look with
favor on the "LC" Light Commercial District.

COLE asked for the definition of generation of traffic. MEEK ex-
plained that it was a count of trips made in and out of places, ex-
pressed in trips per 1,000 square feet of development in commercial and
office uses and by trips per unit in residential development.

9. 3lst Street South to Patterson Street, west side of Seneca --
Look with favor on the "LC" Light Commercial District.




Patterson Street south to I-235, west side of Seneca -- Look 't_lith
favor on the retention of Tow density residential classifications
s , an -5"7.

31st Street South to I-235, east side of Seneca -- Look with favor
on _the retention of low density residential classifications E‘W\"=
"A", and "R-5",) except on those properties already zoned "LC".
1-235 to MacArthur Road -- Look with favor on the "LC" Light

Commercial District (except on those properties already zoned "C").

MEEK stated that from 31st Street South to I-235, the Commission adopted
a policy approximately a year ago and that existing policy has merely been
duplicated in this study.

13. MacArthur to a point approximately 1800 feet south of the center-
line of MacArthur Road, west side of Seneca -- Not look with favor

on additional strip Light Commercial unless a Commercial Communit,
Unit Plan is filed. Look With favor on the "R-5" General Residence

District if accompanies by a residential C.U.P.

A point approximately 1800 feet south of the centerline of Mac-
Arthur Road to 44th Street South [as extended from the west), west
side of Seneca -- Look with favor on the "LC" Light Commercial
District. :

44th Street South (as extended from west) to 45th Street South,
gest ?ide of Seneca -- Look with favor on the "A" Two Family
istrict.

45th Street South to 47th Street South, west side of Seneca--

Cook with favor on the "LC" Light Commercial District.
MacArthur to 41st Street South, east side of Seneca -- Look with
favor on retention of existing classifications.

41st Street South to 43rd Street South, east side of Seneca --
ook with favor on "R-5" General Residence District (except on
those properties already zoned "LC").

43rd Street South to 47th Street South, east side of Seneca --

Look with favor on retention of existing zoning classifications.
47th Street South to 55th Street South, east and west sides of
Seneca -- Not look with favor on requests for nonresidential

classification, and Took with favor on residential categories
not exceeding the permitted density of the ' wo Family District.

MEEK stated that CPO Council Area "0" recommended that the proposed
policy as pertaining to McLean to Orient be adopted provided the property
owners involved do not object.

CPO Council Area "B" asked that the Planning Department address the
lack of recommended depths for zoning along Seneca and resubmit optional
proposals for the street.

CPO Council Area "C" voted 6-0 in favor of proposed policy on McLean
to Pawnee; Pawnee to 31st, they commended the MAPD on proposed policy for
the west side of the.street and recommended that the east side be the same

(to Took with favor on the "BB" Office District except those properties
already zoned "LC"); 31st to MacArthur, concurred with proposed policy;
MacArthur to 47th, the Council requested a moratorium on zoning changes
until such time as Seneca is able to accommodate increased traffic and
the accessory systems are improved; 47th to 55th, they concurred with
proposed policy.

MEEK continued that two of the CPO Councils have suggested that the
staff establish on the policy study definite depths in different portions
of the street, analyze existing ownerships and lot sizes. The staff
felt that these zoning recommendations are general policy guidelines; and
neither the staff nor the Commission is changing zoning or down zoning.
It would be difficult to anticipate when people come in for future uses,
what type of use they have, what they will need and how much depth. The
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staff feels that if certain depths are established, p@%le will be coming
in with unusual circumstances, expanding their present businesses, and that
would violate those depths with every zone change application made and
ultimately render the entire policy invalid. MEEK noted that future zone
change requests would involve public hearings with CPO input and the staff
felt that a general policy statement should not be the place for exact
standards which would be arbitrary at best. He further stated that he could
understand the CP0's concerns that very deep intrusions of "LC" into adja-
cent neighborhoods might be possible without specific depths, however, a
number of policies currently exist on major streets and this problem has
simply not occurred. He again stated that it was the staff's opinion that
exacting policy standards, i.e., depths could not stand the test of time
and the entire policy would become invalid as exceptions are made.

HENNESSY asked if CPO was Tooking for establishing a policy on depths.
MEEK stated yes, i.e., establishing appropriate depths along Tot Tines.

ARTIE Vaughn, attorney, was interested in the next case (Z-1955) and had
several comments about the policy study. He objected to the policy study
being adopted since it was not requested by the City Commission.

CHAIRMAN TAYLOR stated that the item that is before the Commission
was quite clear. They have had reviews on arterials recently but not on
Seneca at this extent. She said that it would be in order for this
Commission to consider a policy at any time. The question was academic
as to the fact of whether there was a formal recommendation. She felt the
Commission should consider the recommendation before them and if Mr. Vaughn
had specific comments on that section of Seneca at this time, he may do so.

MEEK suggested that the Commission could defer action on the
recommendation on the east side of Seneca between Pawnee and Harry until
the zone case in which Mr. Vaughn had an interest was heard.

CHAIRMAN Taylor ruled that the policy recommendation between Harry and
Pawnee on the east side of Seneca be deferred.

SUSAN CHACON, CPO Council "C" representative, stated that on March
23, 1978, there was a joint meeting with CPO, South Seneca Area Task Force
and MAPD staff and the policy study was discussed. She said the zoning
policy about depths that they were asking for was that they would like to
include buffers to land use behind the frontage property. CHACON mentioned
the moratorium on zone changes that the Council was asking for between
MacArthur Road and 47th. The 1977 traffic count for north of MacArthur
is 18,184, south of MacArthur is 15,840; north of 57th Street, 12,263, south
of 47th, 14,601. She said that east of MacArthur is closed because of con-
struction and when that is opened up, that intersection will have a lot more
traffic. Right now from MacArthur to 47th Street, Seneca is the highest
traveled two Tane arterial in the City of Wichita. They did not feel more
commercial development would help their traffic problem.

CHAIRMAN TAYLOR pointed out the staff's explanation on depth, and
stated that it would be impossible because of the variance of requests. Each
request would have to be considered as represented.

SAVINA did not think it was possible to set depths. He also felt that
if a moratorium was put on zoning, Seneca would stay two lanes forever. In-
;tead of improving an area, such a moratorium would leave it as a cow pasture

or years.

CHAIRMAN TAYLOR recommended using the memorandum furnished by the staff
to the Commission as a guide to take action on the policy study with the
deletion of number 6.

COLE suggested taking action all at once and MAY wanted to deal
separately with number 13.

BARRIER stated that she did not consider this as a policy. A policy,
in her estimation, has a broad base plan that is much more comprehensive
in nature, and felt the staff had done an excellent job as a long range plan.
She felt it was regrettable that the Commission continue to allow strip
zoning when in this whole area of Seneca there are two large shopping
centers which have not deterred strip zoning. The Commission seems to follow
both policies.




CHAIRMAN TAYLOR stated that this does follow a pattern of previously
adopted policy statements and Seneca does have commercial development to
such an extent that there are very few residential areas that are still
viable and they must deal with what they have and see that more extension
and heavy commercial is not allowed.

HENNESSY stated that because of high density intentions in the area
there was a need for expansion of 1light commercial development.

MOTION: That the Planning Commission recommend to the
City Commission that zoning policy recommendations 1
through 5, 7 and 12 and 14 through 20 be approved.
Cole moved, May seconded and it carried with a vote of
6 in favor (Cole, May, Taylor, Barrier, Hennessy and
Savina) and 2 opposed (Bayouth and Greider). Bell and
Jones were absent.

13. MacArthur to a point approximately 1800 ffet south of
the centerline of MacArthur Road, west side of Seneca
-- not Took with favor on additional strip Light Com-
mercial unless a Commercial Community Unit Plan is
filed. Look with favor on the "R-5 General Residence

District if accompanied by a residential C.U.P.

MAY stated that Tooking at the east side of Seneca, there were
presently homes there. The decision was to allow the possibility of it
going "R-5" General Residence District. She was concerned about the section
to the north and west of that. There was a possibility of developing it.
She saw no reason to allow the entire area to go commercial. She said this
is the heaviest traveled arterial in the city.

MEEK stated that several months ago, when Mr. Davis came
in with a request for "C" Commercial zoning and residential storage
warehouses, it was the action of this Commission to refer him back for
a C.U.P. and that is why that recommendation for a C.U.P. was made in that
location.

BAYOUTH said that he would not recommend residential near the City
Service gas pumping site. He said that was primarily the reason for not
developing is the gas site.

MAY said that she was speaking in support of "R-5" General Residence
District.

HENNESSY asked who owned the property and was it under one ownership.
MEEK said that Mel Davis and family owned the property.

COLE felt that on this two Tane segment of Seneca at the rush
hour one could not get off the street without a hazard. Until the
street is improved and able to take more traffic and whatever the Com-
mission does on policy, he would look with skepticism on doing anything
that would increase the traffic flow there.

SUSAN CHACON, CPO Council Area "C" representative, added that a
lot of the traffic was not taken from Haysville. There is a big dif-
ference between the traffic counts at 55th Street and 47th Street and
MacArthur. If all of the traffic was coming from Haysvilie there should
be a large number of traffic counts at 55th Street also.

HENNESSY stated that if Haysville was not to the south of 55th Street,
Yyou would not have the number of vehicles traveling that road daily.

MOTION: That the Planning Commission recommend to the
ity Commission that this study be approved subject to
staff recommendation. Hennessy moved, Bayouth seconded.

SUBSTITUTE MOTION: That the Planning Commission recommend

to the City Commission to Took with favor on the existing
zoning until the street is improved to four lanes. Cole
moved, May seconded and it failed by a vote of 2 in favor (Cole
and May) and 6 opposed, Taylor, Greider, Barrier, Bayouth,
Savina and Hennessy). Bell and Jones were absent.




SHERYL KINDER, “Criairperson with South Seneca Ar'e@rask Force, stated
that they did not want the commercial zoning because the improvement of
Seneca has been put off so much. They can hardly get across the street
now. To think that Seneca would be widened because of the commercial
zoning is not true.

VOTE ON ORIGINAL MOTION: It carried with a vote
of 5 in favor (Hennessy, Bayouth, Taylor, Barrier,
and Savina) and 3 opposed (Cole, Greider and May).
Bell and Jones were absent.

After consideration of Z-1955, the Commission then returned to recom-
mendation #6 of the policy study (DR 78-6).

6. Harry to Pawnee, east side -- Look with favor on the "BB"
U?‘F'I;Ce District (except on those ﬁméerties a]readi zoned
LC").

MOTION: That the Planning Commission recommend
to the City Commission that this policy study be
approved subject to staff's recommendation.
Hennessy moved, May seconded.

BARRIER suggested taking the area from Harry to Pawnee and reexamine
it and break it down into areas, one for "BB" and one for "LC". She
felt that in such an area as this, across from the last zoning case
(Z-1955) reviewed, that there is so much light commercial that she did
not blame the people for wanting to get out, so she would Tike to look
at the remaining part of the area, that some office zoning would be ap-
propriate from Harry to Pawnee.

SAVINA asked that the Chairman make a ruling that the Commission
either vote or listen to Mrs. Barrier talk.

CHAIRMAN TAYLOR stated that the Chair ruled by allowing Mrs. Barrier
to continue. She felt that Mrs, Barrier has a point.

MEEK commented that the situation would be the same on most of

Seneca with the exception of the portion across from Aley Park. It
faces 1ight commercial development all along Seneca.

SUBSTITUTE MOTION: Cole moved, Hennessy seconded, that the
discussion cease and the original motion to approve staff
recommendation be voted on. It carried with a vote of

7 in favor (Cole, Hennessy, May, Barrier, Taylor, Savina
and Greider) and 1 opposed (Bayouth).

VOTE ON ORIGINAL MOTION: It carried with a vote of 6 in
favor (Hennessy, May, Taylor, Barrier, Cole and Savina).
and 2 opposed (Bayouth and Greider). Bell and Jones
were absent.

HENNESSY noted that although the Commission had voted to approve
2-1955 for "LC" in this area, it was his feeling that the applicant had
relied on a previous zoning policy of favoring "LC", however, in the
future, the preseat policy would be applicable.




THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 28, 1978

TO Jack Galbraith, Chief Planner, Current Plans, MAPD

FROM Sarah Gilbert, CPO Administrative Aide

SUBJECT Proposed Zoning Policy for Seneca

Street; Action by Area "0" CPO Council

At the March 16 meeting of CPO Area "0" Council, the members recommended that the
proposed policy as pertaining to Area "0" (McLean to Orient) be adopted providing
the property owners involved do not object.
Please advise the MAPC of the Council'

s recommendation when the proposed policy
is considered on March 30.

Thank you.

Sarah Gilbert

CPO Administrative Aide
SG:rh

CPO Coordinator




THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION DATE March 27, 1978

TO Jack Galbraith, Chief Planner, Current Plans, MAPD
FROM Bill Morris, CPO Administrative Aide

SUBJECT Proposed Zoning Policy For Seneca
Street

On March 20, 1978, CPO Council "B" considered the captioned subject. The
Council asked that the Planning Department address the lack of recommended depths
for zoning along Seneca and resubmit optional proposals for the street.

As a result of Zone Case Z-1955 the Council has become concerned about the
depth of commercial zoning that will be allowed on Seneca. The Council is also
concerned about additional light commercial uses on Seneca as it relates to
increased traffic volumes.

Please provide this information te MAPC when the case is considered.

LD pina

Bill Morris
CPO Administrative Aide

BM:rh

David Furnas
CPO Coordinator
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THE CITY OF WICHITA
OFFICE OF CITIZEN PARTICIPATION

TO Jack Galbraith, Chief Planner, Current Plans, MAPD

FROM Bill Morris, CPO Administrative Aide

SUBJECT Z-1955 (Fast Side of Seneca, in an
Area North of Jewell)

On March 20, 1978, CPO Council "B" considered the captioned case. The Council
voted 4-1 to recommend approval of the requested zone change with the stipulation
that the zoning be granted only for the front 250 feet adjacent to Seneca Street.

Council "B" believes that commercial zoning along Seneca should be contained in
areas immediately adjacent to Seneca Street and not allowed to penetrate into
nearby residential neighborhoods.

Please provide this information to MAPC when the cage is considered.
| /

5 S / ‘

W“f/ ‘/. AN

Bill Morris
CPO Admi istrative Aide

BM:rh

David Furnas
CPO Coordinator
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WICHITA-SEDGWICK COUNTY DATE
March 24, 1978

METROPOLITAN AREA PLANNING DEPARTMENT

Metropolitan Area Planning Commission.

Robert A. Lakin, Director of Planning

DR 78-6 Seneca Street Zoning Policy

On December 20, 1977, the Board of City Commissioners returned to
the Metropolitan Area Planning Commission a request for a change to the
"LC" Light Commercial District on the east side of Seneca in an area
north of Jewell Street (Z-1955) in order that a zoning policy study could
be prepared for consideration of establishing appropriate zoning policies
adjacent to Seneca from McLean Boulevard South to 55th Street South.

The MAPD staff has prepared a zoning policy study which is attached
for your reference. The recommendations as contained in this study are
intended to provide a guide to the Planning and City Commissions in con-
sideration of future zone change requests on Seneca. Those sites which
are currently zoned a more intensive district than that recommended for
the respective segment of Seneca will continue to be so zoned and will
be unaffected by these policy recommendations. It is not intended to
initiate changes of existing zoning except at the owner's request and
the proposed zoning policies will only apply to those intervening lots
which may be involved in future zone change requests. As with ‘other
recent zoning policies which have been established on major streets, re-
quests for expansion of existing businesses will be considered on their
own merits. It is recommended that zoning policies be established on
Seneca as follows:

McLean to Texas on both the east and west sides of Seneca --
Took with favor on the "C" Commercial District (except on those
properties already zoned the Light Industrial District).

Texas to Maple on both the east and west sides of Seneca --
Took with favor on the "R-6" General Residence District (EXCEEt
on those properties already zoned the "G Commercial Distriect).
Maple to Munnel on both the east and west sides of Seneca --
Look with Eavor on tEe R—E genera; Re51§ence District (except
on those properties already zone L or 7

Munnel to Harry on both the east and west sides of Seneca --

Look with favor on the "LC ngﬁt Commercial District iexcegt

on those properties already zone i , OT

Harry to Pawnee, west side -- Look with favor on the "BB" Office
District from Dora north to a point 200 feet south of Esthner
Avenue and favor the "LC" Light Commercial District in the other
portions of this area.
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Harry to Pawnee, east side -- Look with favor on the "BB'" Office
District (except on those properties already zoned "LC" or "C™)

Pawnee to 3lst Street South, west side of Seneca -- Look with
favor on the "BB" Office District (except on those properties
already zoned "LCT).

Pawnee to 31st Street South, east side of Seneca -- Look with
avor on the "L ght Commercial District.

3lst Street South to Patterson Street, west side of Seneca --
ook wit avor on the ight Commercia strict.

Patterson Street south to I-235, west side of Seneca -- Look with
favor on the retention of low density residential classifications
("BA"; "A", and "R-5") ¥

31st Street South to I-235, east side of Seneca -- Look with favor
on the retention of Tow density residential classifications (TAAT,
7A", and "R-5"), except on those properties already zoned "LC".

I-235 to MacArthur Road -- Look with favor on the "LC" Light
Commercial District (except on those properties already zoned 'C").
MacArthur to a point approximately 1800 feet south of the center-
Tine of MacArthur Road, west side of Seneca -- Not look with favor
on additional strip Light Commercial unless a Commercial Community

Unit Plan is filed. Took with favor on the "R-5" Ceneral Residence
District if accompanied by a residential C.U.P.

A point approximately 1800 feet south of the centerline of Mac-
Arthur Road to t treet Sout as extended from the west west
side of Seneca -- Look with favor on the "LC Light Commercia

District.

44th Street South (as extended from west) to 45+h Street South,
west side o eneca -- Look wit avor on the Two Family
District.

45th Street South to 47th Street South, west side of Seneca --
Look wit avor on the Light Commercial District.

MacArthur to 4lst Street South, east side of Seneca -- Look with

Favor on retention of exlsting classifications.

*Buffering existing Light Commercial with the "BB" Office District would
be desirable.
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18. 4lst Street South to 43rd Street South, east side of Seneca --
Look with favor on "R-5" General Residence District (except on
those properties already zoned "LC").

19. 43rd Street South to 47th Street South, east side of Seneca =--
Look with favor on retention of existing zoning classifications.

20. 47th Street South to 55th Street South, east and west sides of
Seneca -- Not look with favor on requests for nonresidential
classifications, and Took with favor on residential categories
not exceeding the permitted density of the "A"” Two Family District.

Consideration of this matter has been placed on your agenda for
March 30, 1978, along with zone case Z-1955 which was returned for a
policy statement.

Robert A. Lakin
Director of Planning




March 16, 1978

David Furnas, CPO Coordinator
Jack H. Galbraith, Chief Planner

MAPD staff available for CPO Area C Council Meeting on
March 23, 1978

This is to advise that Mr. Mike Meek and Mr. Robert Young of the
MAPD staff will be available for a presentation of the proposed
zoning policy for Seneca Street on Thursday, March 23, 1978, to
the CPO Area “C" Council.

Jack H. Galbraith

Chief Planner
JHG:RLY:et
ce:

Sara Gilbert, CPO Administrative Aide
Ray Trail




Date: March 10, 1978 : Aide: Sarah Gilbert
Date Neede March 16

To: City Manager, Ray Trail, Executive Secretary
From: Citizen Participation Coordinator, Sarah Gilbert, CPO Administrative Aide

Subject: MAPD Staff Presentation on Proposed Zoning Policy for Seneca Street

The First Vice Chairperson of CPO Area "C" Council has called a special meeting to

review the above policy on Thursday, March 23, at 8:30 p.m. in Room A-10, South High
School.

I am requesting a presentation by Planning Department staff to assist the Council in
their consideration.

The Agenda for this special meeting will be mailed on March 16. I would appreciate a
response prior to that date.
Thank you.

@ ' 7;£M i /%

REEENEH o Sarah Gilbert

e
MAR 13 197¢ |
METROPOLITAN

= CPO Administrative Aide
=

Respond By (Date): March 16, 1978
Comments:

Attend CPO Council ___ Meeting

Respond directly to CPO Staff. Copy to City Manager's Office.
Research and reply to City Manager's Office,

Prepare replv for City Manager's Signature,

Other:

R ——

Form 12-020




WICHITA-SEDGWICK COUNTY (@) BATE

METROPOLITAN AREA PLANNING DEPARTMENT . Manch 7, 1978

Ta  Dave Funnas, Citizen Participation Onganization
rrom Jack Galbraith, Chief Planner, Cumrent Plans Division

SUBJEET DR78-6 Seneca Street Zoning Policy Study

The Board of City Commissionens, at thein regulan meeting of December 20,
1977, considered a nequest fon the "LC" Light Commercial District on the
east side of Seneca, in an area south of Jewell (Z-1955). 1t was thein
action to neturn the case to the Planning Commission, and instructed that
a study and zoning policy hecommendations be prepared for South Seneca.

We have now completed the study which is attached for your information,
and have scheduled consideration of the zone change nequest and policy
Sudy at the March 30, 1978 meeting of the Metnopolitan Anea Planning
Commission.

We are ewrrently preparing a senies of sbides fon use with the proposed
zoning policy necommendations, and such should be available in Lime fon
use by the C.P.0. aides in presentation to neighbenhood councifs.

I{ you have any quesitions on problems regarnding this matter, please do
not hesitate to callf.

JG:MM: bbe
Enclosure




WICHITA-SEDGWICK COUNTY ~ e Z{é

March 9, 1978
METROPOLITAN AREA PLANHNING DEPARTMENT 2

Gary Pierce, Grarhics Supervisor
Mike Meek, Senior Planner

Zoning policy studies on Seneca and Oliver
SUBJECT

Ke have prepared zoning policy studies on Seneca and Oliver which have
been scheduled Lefore the MAPC on March 30 and April 13, Trespectively.

ssary to have slides of the entire length of these
Streets prepared for those meetings. Inasmuch as this will Tequire
considerahle time for either Bob or Karen when she returns, this is to
give you advance notice.

The map slides on Oliver have already been shot and I am preparing maps
for the Seneca study. It would be impossible to have slides of each
individual structure, but panoramic views of entire blocks would be
desirable, :

Please let me know when you are ready to shoot the slides, and I will
get with you.

v \
LUK \;\\'1&11\

Mike Meek, Senior Planner *

~—

MM:bbe

cc: Jack Galbraith




PROPOSED ZONING POLICY FOR SENECA STREET

On December 20, 1977, the Board of City Commissioners returned to
the Metropolitan Area Planning Commission a request for a change
to the "LC" Light Commercial District on the east side of Seneca
in an area north of Jewell Street (Z-1955) in order that a zoning
policy study be prepared for consideration of establishing appro-
priate zoning policies adjacent to Seneca from McLean Boulevard
south to 55th Street South.

Seneca Street is a major north-south arterial, located to the west
of the core area. The street provides primary access from Wichita
to the City of Haysville, as well as providing access to Friends
University, the Mid-America All Indian Center, Wichita Art Museum,
and Sims Park. In contrast to other major arterials which have
been the subject of recent zoning policy studies (Hillside, Oliver,

etc.), Seneca Street is a commercial street with very few pockets
of residential development which are part of a stable neighborhood.

* The zoning problem is not so much one of preserving a viable neigh-
borhcod, but rather one of limiting the traffic generation potential
in some segments of Seneca so as to avoid overloading the street and
impacting its traffic carrying capacity. Community shopping centers
are located at Seneca and Pawnee (Westway) and Seneca and 31st Street
South (Seneca Square).

Seneca is an arterial from McLean Boulevard south to the city limits
at 55th Street South. The pavement width varies from a high of 70
feet adjacent to U. S. 54, to a low of 26 feet in the area south of
47th Street South, with an average width of 48 feet. Street improve-
ments within the City of Wichita are designed, if possible, to
provide a service level of "C" (average wait of one red signal in-
dication at intersection) over a pProjected twenty year period. The
Division of Traffic Engineering estimates that a 48 foot paved street
has a service level "C" capacity of 15,500 vehicles per day assuming
50% green time on traffic signals. The traffic counts on Seneca are
depicted by Table I:
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TABLE I
SENECA STREET TRAFFIC COUNTS

1970 1972 1974 1976
McLean 5864 5905 10868 10231

2nd 13802 9971 11309 10314
2nd 9196 10626 10743 10009

Douglas 10511 10924 10901 9915
Douglas 14592 12882 12680 14362

Maple 8945 12466 13669 13266
Maple 8075 15595 12239 14947

Kellogg " 9082 15633 17412 19968
Kellogg 12147 19700 19689 23841

McCormick 12147 18655 18042 24911
McCormick ; 10231 18791 19462 19766

Harry 8955 17195 18399 21355
Harry 11284 18092 19359 22762

Pawnee 10408 16851 17053 21690
Pawnee 10025 18341 18429 23944

31lst 7710 15667 16718 19145
31st 5554 15014 15815 19262

I-235 NA 13867 15572 16169
I-235 NA 14861 15203 28693

MacArthur 3880 14720 ' 14948 18164
MacArthur 3673 12621 ‘12068 15571

47th 2958 8619 " 9166 9537
47th NA 8317 8487 8166

55th NA 6269 6363 3755
55th NA 6983 7121 4348




As may be seen, the highest traffic loads on Seneca are adjacent

to the U. S. 54 interchange, the I-235 interchange, and the inter-
section of Pawnee and Seneca. The high traffic counts in the Pawnee
area are attributable to the large number of fast food restaurants
in the area, and it is expected that the 1978 counts will be much
higher in that seven (7) additional fast food restaurants have been
developed in the Pawnee/Seneca area since the 1976 counts were taken.

Table IT depicts accident counts at major Seneca intersections:

TABLE II

1977 SENECA INTERSECTION ACCIDENT RATES
Intersect . Rank in City Number Accidents
3lst St. South . : o
McLean Blvd. 21 32
McCormick 22 32
MacArthur Road 34 27
Harry 57 21
Maple 5 72 % 19
Pawnee 74 19
Douglas Ave. 179 19
Central 9
47th St.South 7
55th 5.. South 383 4
Table II shows that the major intersection problem on Seneca is at
31st Street South, vhich is reflected by the Seneca Improvement
projects contained in the 1978-83 City of Wichita Capital Improve-
ments Program. These projects are:

1978 MS150A Right-of-way for Seneca and 3lst Street South
intersection. :

1979 TE24 Traffic signal and pavement marking improvements
at 3lst and Seneca.

1979 MS150 Widening, channelization and reconstruction of
the intersection at 31st and Seneca.




1980 Widening and reconstruction of Seneca Street,
MacArthur Road to 47th Street South.

1980 TE25 Seneca and MacArthur Road traffic signals
(full upgrade).

1981  MS50 Continuation of MS49.
1981 TE25 Traffic signals.

The study area has been divided into various segments and a des-
criptive narrative has been developed for each, together with a
suggested zoning policy. Staff has reviewed, in the field, the
extent of new development and the conditions of existing uses.

Seneca Street - McLean South to Maple

West Side of Seneca

The west side of Seneca between McLean Boulevard and Maple Street
contains a mixture of residential, commercial, and industrial uses
and a variety of zoning districts ("B" Multiple Family, "LC" Light
Commercial, "C" Commercial, "E" Light Industrial). Although several
residential structures remain in the area, many are located on
commercial or industrial zoned land and there appears to be little
opportunity to retain a residential character. However, from Texas
Avenue south to the commercial uses at Maple, there is a pocket of
Allison Junior High School and some residential uses which could bhe
retained and can be considered an extension of the residential area
existing south of Maple to U.S. 54. Recent zone change activity in
the area includes the denial of the "E" Light Industrial District
at the northwest corner of 1st and Seneca (Z-1626, 1974) and the
approval of the "C" Commercial District at the southeast corner of
1st and Seneca (Z-1448, 1972).

East Side of Seneca

The east side of Seneca between McLean Boulevard and Maple Street -
has developed much the same as the west side of the street, with a
mixture of uses and zoning districts. Again, it would be difficult
to retain much of the residential housing because a considerable
portion is developed on commercial or industrial zoned land. From
Texas Avenue south to the commercial activities on Maple, the only
development is Seneca Park and a church which should be retained

as residential both to reflect the existing as well as to compliment
the residential area on the west side of the street.

It is recommended that the Planning Commission and the Board of Cit
Commissioners look with favor on the "C" Commer.ial District (ex-
cluding those properties already zoned "E") on both the east and
west sides of Seneca from Maple north to McLean Boulevard with the
exception that the "R-6" General Residence District be favored from
Texas Avenue south to the existing "C" Commercial zoning at the

Maple intersection on both the east and west sides of Seneca.




Seneca Street - Maple South to Harry

West Side of Seneca

The development from Maple south to U.S. 54 on the west side of
Maple is dominated by the Masonic Home Complex at the southwest
corner of Maple and Seneca, with a duplex and single family res-
idence located to the south of the Masonic Home. From U.S. 54
south to Harry, there is a mixture of residential, commercial
and industrial uses with legal nonconforming commercial uses
located on residentially zoned property and residential uses
located on commercially zoned property. South of U.S. 54 this
section of Seneca becomes so commercially oriented that preserva-
tion of the residential uses is doubtful. No recent zone change
activity has occurred in this area.

East Side of Seneca

The east side of Seneca from Maple south to Mentor is developed
with light commercial uses, although the zoning is both "LC" Light
Commercial and "C" Commercial. From Mentor south to U.S. 54 there
is a pocket of residential structures which is part of the resi-
dential neighborhood close to Friends University, which is dominated
by student housing. From U.S. 54 south to Harry, the land use is

a mixture of residential, commercial, and industrial uses including
restaurants, bars, the Sedgwick County yard, and general business
uses. Preservation of the scattered residential uses is doubtful
because a majority are located on property already zoned "LC" Light
Commercial. The only recent zone change history in the area is
approval of a request for "C" Commercial District on the east side
of Seneca between Figg and Dooley which has been developed with a
wholesale leather goods business; however, it should be noted that
at the time of approval of that application, the Board of City
Commissioners stressed that approval should not be construed as
generally favoring "C" zoning in this segment of Seneca (z2-1774,
1976) .

It is recommended that the Planning Commission and the Board of

Citz Commissioners look with favor on the "LC" ngﬁt Commercial

District (except cn property already zoned a more intensive
strict or both the east and west sides of Seneca from Harry

north to U.S. and from Mentor north to Maple on the east side
of Seneca; and look with favor on the "R-6" General Kesidence

District on the west side of Seneca from U.S. 54 north to Ma le
and from U.S5. 54 north to Mentor on the east side of Seneca.
_——e. " et =Y CCNTOT On ENe eaSt side Of Seneca.




Seneca Street - Harry to Pawnee

West Side of Seneca
—== 21C€ Of Seneca

The west side of Seneca from Harry south to Pawnee is zoned and
developed with light commercial uses, with the exception of the
i hner, and a portion of the

11 zoned the "RB" Four Family
District, and developed with single family houses. It should be
noted that a recent zone change to the "LC" Light Commercial
District was approved in the block north of Esthner in 1977
(2-1946), as well as other changes to "LC" and "BB" in this
segment of Seneca (2-1341, 1971; Z-1390, 1972).

East Side of Seneca
===t 9ilce of Seneca

The east side of Seneca between Harry and Pawnee is zoned and

developed with "LC" Li ommercial uses in the block south

of Harry and in the block north of Pawnee. With the exception

of those areas, the east side is developed with single family

residences, apartments, three scattered offices, a church, a non-

conforming use gas station, and a wholesale auto parts supply house
Commercial zoning at the southeast corner of Merton and

Seneca.

This section of Seneca marks the beginning of a two mile stretch

of some of the heaviest traffic in Wichita. as previously noted,

the west side of the street is already stripped out with commercial

uses and the pavement width from Esthner to Harry is a substandard

40 feet, which decreases the carrying capacity of the street. The

Primary reason the street continues to function is that the east

side of the street is not i

of the street south

mercial.

commercial uses, then

large volumes of traff i seriously compromised. Although
t is unreasonable to assume that the east side of Seneca between

Harry and Pawnee will remain single family residential, the estab-

lishment of a policy of favoring a less intensive district than

the "LC" Light Commercial should help to preserve the capacity of

the street.

Recent zone change activity in the area has tended to favor the
establishment of the "BB" Office District by the denial of "rc* and
approval of "BB" between Jewell and Lydia (2-1104, 1969), as well as
the approval of the "BB" Office District at two other locations
(z2-1349, 1972; z-1689, 1975).

Recent studies on trip generator rates of different land uses by
the Institute of Traffic Engineers indicate that office buildings
are "medium" generators of traffic, with an average peak hour load
of 2.3 trips per 1,000 feet of gross floor area, whereas many of
the uses permitted in the requested "LC" Light Commercial District,
such as drive-in banks, restaurants, and theatres, are listed as

————



"high" traffic generators, ranging from 6.7 pedak hour trips per
1,000 feet of gross floor for a Community Shopping Center to 73.0
trips per 1,000 feet of gross floor area for fast-food restaurants.
The peak hour generation rate for single family residential is 0.91
per unit and for multi-family is 0.85 peak hour trips per unit.

Peak hour figures are normally 10% of the average daily rate. The
complete development of this section of Seneca with "LC" uses could
require major public investment on Seneca beyond that currently pro-
jected in the 1978-83 City of Wichita Capital Improvement Program.

It is recommended that the Planning Commission and the Board of
City Commissioners ook with favor on the "LC" Light Commercial
District on the west side of Seneca with the exception Of Aley
Park between Dora and Esthner; and look with favor on the "BB"
Office District from the sout ine of the existin C" Commercial
District at the southeast corner of Merton Court and Seneca south
to the north line of the existing "LC" Light Commercial District
zoning at the northeast corner of Pawnee and Seneca on the east

side of Seneca with retention of the existing classifications of

other segments on che east side of Seneca in the block north of
awnee and the commercial area south of Harry.

Seneca Street - Pawnee to 31st Street South

West Side of Seneca

This section of Seneca is the other portion of the street that is
highly impacted by traffic at this time. The east side of the
street is stripped out witii commercial uses and the west side con-
tains two community shopping centers, Westway at the southwest
corner of Paﬁ}ee, and Seneca Square at the northwest corner of
31st Street South and Seneca. However, the west side of Seneca is
still primarily developed with residential uses and a few offices
from Crawford south to 30th Street South. The strip commercial
zoning of this segment of Seneca would not only seriously impede
the traffic carrying capacity of the street, but could also impact
the residential neighborhood to the west.

Recent zone change history on the west side of Seneca would favor
the "BB" Office District, with two cases approved for "BB" after
denial of "LC" Light Commercial zoning (z-1166, 1970; Z-1672, 1975),
and one case approved for "BB" as requested by the applicant (2Z-1468,
1973).

East Side of Seneca

The east side of Seneca from Pawnee to 3lst Street South has been
completely stripped with the "LC" Light Commercial District except
-for a small concentration of the "BB" Office District south of
‘Barbara Street, Fhis area contains the largest concentration of

. fast-food restaurants in Wichita which, as previously noted, have
higher traffic generation rates than virtually any other general use.

Recent zone change history in this area includes the approval of
four different requests for the "LC" Light Commercial District
(2-1377, 1972; z-1789, 1976; 2-1805, 1976; Z-1836, 1976).




It is recommended @at the Planning Commissi @and the Board of
City Commissioners look with Favor on the "BB" Office District
for the west side of Seneca from Crawford to 30th Street South
and favor the "LC" Light Commercial District in the block south
of Pawnee and the block north of 31St Street South; also that the
5 ek Light Commercial District be favored for the east side of

Seneca from Pawnee to 31st Street South.
———————— =~ -_=> oureet South.

3lst Street South to MacArthur Road
—==- o FFt SOUth to MacArthur Road

West Side of Seneca
—== o.C0¢ 0L oenheca

The southwest corner of 31st Street South and Seneca is developed
with a service station and a small commercial center. South of

the center is an ice cream store and south of the store to 32nd
Street is another commercial structure containing a beauty shop,

a bar, and an office. This area from 31st Street South to 32nd
Street South is zoned the "LC" Light Commercial District. The area
from 32nd Street south to the I-235 Bypass is developed with single
family homes, with the exception of a battery shop located north

of Patterson Street, and a National Guard Armory north of the Bypass.
The entire area is zoned "AA" except where the battery shop is
‘located north of Patterson. This battery shop is located on prop-
erty zoned "LC" Light Commercial.

The area immediately south of the Bypass is developed for commercial
Purposes, including mobile home sales, a service station, and a
commercial structure containing a restaurant, a beauty shop and a
bar. The area south of the commercial structure is mostly vacant,
with a utility substation existing on the northwest corner of
MacArthur and Seneca. This entire area south of the Bypass to
MacArthur is zoned the "LC" Light Commercial District, with the
exception of 75 feet of frontage located approximately 160 feet
south of Carey Street, which is zoned the "C" Commercial District.

Recent zoning history indicates that a request was made to change
the existing "LC" zoning to the "E" Light Industrial District on
the large vacant area north of the utility substation (%-1900).

The request was verbally amended to change the "LC" to the "C"
Commercial District during the public hearing. The requested
change was denied by MAPC and the Wichita Board of City Commis=-
sioners on June 21, 1977. Another recent zoning case (2-1963)
requesting a change from the existing "AA" Single Family Residen-
tial District to "LC" Light Commercial on the southwest corner of
Patterson and Seneca led to the establishment of a zoning policy

for the segment of Seneca between 31st Street South and the I-235
Bypass. The zoning change request to "LC" was denied on December 13,
1977, and the Board of Wichita City Commissioners established a
policy of looking with favor ou Light Commercial zoning along the
west side of Seneca from 32nd Street South to Patterson and encour-
aging the retention of low density Residential Districts ("AAM, npm
and "R-5") south of Patterson on the west side, and south of "LC"
Light Commercial existing lot No. 1 of Cumley's Subdivision on




the east side of Seneca south to the Bypass. The established

policy furthermore indicated that buffering the existing "LC"

Light Commercial Districts with the "Bp" Office District would
be desirable. :

East Side of Seneca

The southeast corner of Seneca and 31lst Street South is developed
with a service station and a small commercial "L" shaped center.
The development is located on property zoned "LC" Light Commercial.
The remainder of the block from 31st to 33rd Street South is de-
veloped with single family residential structures except for a
cleaning establishment on the northeast corner of 33rd and Seneca.
The single family structure adjoining the commercial development

on the north contains a beauty shop. The area from 33rd Street
South to 35th Street South is also developed with single family
residential structures. A school exists south of 35th to the I-235
Bypass. The entire area from I-235 north to the "LC" zoned property
at 3lst Street South is zoned the "an" Single Family District. The
cleaners at 33rd Street is a legal ‘nonconforming use.

The area immediately south of the Bypass is developed with a private
club, liquor store, mobile home park, office building, and a rug

and furniture cleaning establishment. The area south of the rug

and furniture cleaners is developed with several single family
residential structures and a bar and auto repair business at the
northeast corner of MacArthur Road and Seneca. The area from the
Bypass south to MacArthur Road is zoned "C" Commercial where the
private club exists, the "G" Mobile Home District south of the
private club and the "LC" Light Commercial District from the mobile
home park to MacArthur Road, except for one 100 foot wide residential
lot (Lot 3, Thompson Acres Addition) which is zoned "AaA" Single
Family residential.

On the basis of recent zoning history and the development pattern
now being established, it is recommended that the Planning Commission
and the Board of City Commissioners continue to follow the zoning

icy recently established for the area between 31st Street South

and the Bypass, whereby "LC" Light Commercial zoning wil e looked
upon with favor from 31St Street South to Patterson Street on the
west side of Seneca, and that the retention of low density residen-
tial classifications ("AA", A", and "R-5") will be encouraged south
of Patterson to the Bypass on the west side of Seneca, and south of
Lot of Cumley's Addition on the East side of Seneca to the Bypass;
provided, however, that buffering the Light Commercial District wit
an adjacent "BB" Office District would be desirable. It is further
recommended that zoning districts now existing between the I-235

B

ypass and MacArthur Road be retained except that requests for the
LC" Light Commercial District be ooked upon with favor for Lot 3
of Thompson Acres Subdivision on the east side of Seneca.




MacArthur Road to 47th Street South
West Side of Seneca

The southwest corner of MacArthur Road and Seneca is developed with
a service station on the typical 600 foot square "LC" Light Com-
mercial District on major intersections. From the service station
south, approximately one quarter mile is undeveloped and is agri-
cultural use and zoned "AA" Single Family. At what would be
approximately 4lst Street South as extended from the east, is a
nonconforming liquor store on the north side of a private access
road to South Lake Village Apartments, and a nonconforming furniture
store exists on the south side of the access road, both on "AA"
Single Family zoning. South of the furniture store there is approx-
imately 400 feet of undeveloped frontage, half of which is zoned
"AA" Single Family and half is zoned "LC" Light Commercial, which
adjoins a drive-in restaurant and a beauty shop on the north side
of Vilm Street. The area from Vilm Street to 44th Street South

is developed with a mixture of commercial uses, including a lumber
yard and an animal hospital. The area from the north side of Vilm
Street to 44th Street is zoned the "LC" Light Commercial District
except for 100 feet of frontage between 43rd and 44th Street,

which is zoned b 3 .District. On the south side
of 44th Street is £ ; v & zoned "AR" S;ngle Fam;ly,

ne!eh. el 3 i -evelopeﬂ with

i Structures in the "AA" Single Family
District, and one residential structure in an "A" Two Family
District north of 45th Street South. The arez from 45th Street
South to 47th Street South is developed with a small commercial
center on the southwest corner of 45th and Seneca, a mobile home
park adjoining the commercial center on the scuth, and single
family residential structures from the mobile home park south to
47th Street South. The area from 45th to 47th is zoned the "LC"
Light Commercial category except for a 40 foot wide strip zoned
"AA" Single Family existing 600 feet north of the centerline of
47th Street South.

Recent zoning history reveals that several zoning change requests
for higher density residential development have been approved o QQLdidﬁJ
large tracts west of Seneca, in the vicinity of Elizabeth Avenﬁgtt
The site of Southlake Village ..partments was approved for a chafige
from "AA" Single Family to the "R-6" Multi-Family District, and the
area west of Dodge Avenue from one half block north of Vilm Street
to 44th Street South was approved in two separate zoning change
requests for "R-5" Multi-Family District. The latest approval
occurred on April 26, 1977. Along Seneca, a request to change the
existing "AA" Single Family category to "RB" Four Family and "LC"
Light Commercial on a portion of the undeveloped property south of
the furniture store and north of 42nd Street was approved subject
to platting by the Board of City Commissioners on October 11, 1977.
- Another request in thzéame general area to change the "AA" Single
Family District to thel "C" Commercial District was deferred by
MAPC to allow time for the filing of a CUP on the property.




An earlier zoning case resulted in the Board of Wichita City
Commissioners approving, on December 30, 1975, a change from the
"AA" Single Family District to the "LC" Light Commercial District
for the property located at the southwest corner of 42nd Street
South and Seneca.

East Side of Seneca

The southeast corner of Seneca and MacArthur Road is developed as
the City Service gas plant, on a 40 acre site, zoned the "F" Heavy
Industrial District. Between the Gas Service property, and 4lst
Street South is a commercial structure used for furniture stcrage
on property zoned "LC" Light Commercial. The area from 4lst Street
South to 43rd Street South is developed with single family residen-
tial structures on property zoned the "AA" Single Family District,
except at the northeast corner of 43rd and Seneca. The property on

this corner is zoned "LC" Light Co rcia T ock between 43rd
Street South and 44th Street 3 nd zone 5
Light Commercials area from 43rd Street Sou to one half
mMeikle is developed with single family homes and -~

churches on the southeast corner of Seneca and 44th Street South, -
and Seneca and 45th Street South. The area from oné half block
north of Meikle to 47th Street South is zoned the "LC" Light
Commercial District and is developed primarily with commercial uses.

It is recommended that the Metropolitan Area Planning Commission
and the Board of Wichita City Commissioners establish a policy of
Tooking with favor on requests for higher density residential
categories (up to and including "R-5"), along the west side of

Seneca from the existing "LC" District at MacArthur Road to the
existing commercial structure north of the Southlake Village access
road; an rom Robert Street to 45th Street South; and on the east
side of Seneca from 41st Street to the existing "LC" north of 43rd
Street; and from 44th Street to the existing "LC" L:.ht Commercial
north of Meikle Street. It 1s further recommended that the remaining
areas retain thelr existing zoning dlstrict categories, with the
exception that any forthcoming requests for the "BB" Office District
on_the southwest corner of 44th Street and Seneca be favored as a
buffer for the existing single family homes on the norti side of
Roberts Street from the "LC" Disfrict existing north of 44th Street,
and the further exception that a commercial zoning district classif-

cation be looked upon with favor for the area upon which commercial
establishments exist north of the Southlake Village access road south
to the existing "LC" Light Commercial District north of Vilm Street.




®

47th Street South to 55th Street South

West Side of Seneca

The southwest corner of 47th Street South and Seneca is vacant and
zoned the "LC" Light Commercial District for 600 feet south of the
centerline of 47th Street South. Single family residential develop-
ment exists in the "AA" Single Family District from the existing
"LC" Light Commercial District south to the southwest corner of
48th Street South. A nonconforming furniture repair store exists
in "AA" Single Family zoning south of the house on the 48th Street
corner. From the furniture repair store to the north line of
Verne Ruperts Addition is vacant land and zoned "AA" Single Family.
A nursery and a single family home exists on property zoned "LC"
Light Commercial from the north line of Verne Roberts Addition to
50th Street South. From 50th Street South to 55th Street South is
zoned the "AA" Single Family District and developed with scattered
single family homes.

Zoning history indicates that a request was approved by the Board
of City Commissioners on October 12, 1971 to change a 600 foot by
600 foot district of "LC" Light Commercial zoning then existing

" on the northwest corner of Seneca and 55th Street South to the "AA"
Single Family District. More recently, a request was made to
change the zoning of the undeveloped area between the south line

of Hillman's Addition and the north line of Verne Roberts Addition
from its existing "AA" Single Family classification to the "LC"
Light Commercial district, along Seneca to a depth of approximately
370 feet and the "G" Mobile Home District extending another 1,250
feet west of the requested "LC". It was the action of the Planning
Commission to recommend that the request be denied. At the request
of the applicant, the Board of Wichita City Commissioners, on
December 7, 1976, referred the case back to the Planning Commission
to allow the applicant time to develop alternatives for reconsidera-
tion. To date, the applicant has not presented alternative pro-
posals to the Planning Commission.

East Side of Seneca

The southeast corner of Seneca and 47th Street South is developed
with a service station, auto repair garage, and a liguor store.
Single family homes extend south of the commercial development.
The commercial development and most of the single family homes
are on 600 feet of "LC" Light Commercial zoning extending south
of 47th Street South. A 400 foot area south of the "LC" zoned
corner contains one single family home and is zoned the "AA"
Single Family District. A mobile home park adjoins the "AA"
Single Family District on the south and east, and is zoned the "G"
Mobile Home District, and is platted as the Pines Addition. The.'
area from the mobile home park in the Pines Addition south to
55th Street South is zoned "AA" Single Family, and developme

with single family homes except for the area between Hazel and
52nd Street which is zoned the "G" Mobile Home District, and
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developed with mobile homes and the undeveloped 600 foot area
north of 55th Street South which is zoned "LC" Light Commercial.
There is also a vacant lot at the northeast corner of Sunrise and
Seneca, which is being used to park mtmses.

Past zoning history indicates that the Board of Wichita City Com-
missioners approved a request on October 12, 1971, to change a
portion of the 600 foot square of "LC" Light Commercial zoning

at the northeast corner of 55th Street South and Seneca back to the
"AA" Single family category to accommodate a single family home
existing on the property.

On the basis of existing development and the East zoning history
in the area, it is recommended that the Planning Commission and

the Board of Wichita City Commissioners ~2stablish a Eol;cg of not
ooking wit! avor on requests to change zoning to nonresidentia

and that favorable consideration of zoning change requests be

Timited to residential categories not exceeding the permitted
density of the "A" Two Family District.




-~

WICHITA-SEDGWICK COUNTY DATE

December 21, 1977
METROPOLITAN AREA PLANNING DEPARTMENT

TO Robert L. Young, Principal Planner

rrom Jack H. Galbraith, Chief Planner

sussecfoning Policy on Seneca

At yesterday's City Commission meeting, their action was to
refer zoning case Z-1955 back to the Planning Commission for
a Policy Study on Seneca.

Lakin recommends a brief report setting out whether we favor
"LC'", "BB", and the areas we believe residential should be
retained. Please pull the proposed zoning maps on Seneca
from the River to the South City Limit Line and write a
brief report and recommendation.

Try to have completed by January 20. See me on this early
next week.

akk H. Galbraith
ef Planner
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