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Wichita-Sedgwick County Metropolitan Area Planning Department

August 25, 2004

Joe Hoover

USD 259

3850 N. Hydraulic
Wichita, KS 67219

RE: BZA2004-00052 ~ Variances to reduce the off-street parking requirements for a
baseball field from 239 to 164 spaces and to permit the parking area to be located
within the front and street side setback on property zoned “SF-5” Single-family -
Residential. Generally located north of I-235 and east of Seneca. (District IV)

Dear Ladies and Gentlemen:

Enclosed is a signed copy of the above-referenced BZA Resolution approved by the Board of
Zoning Appeals on August 24, 2004, this resolution reflects the official action of the Board to
grant your requests and sets out the conditions of approval. It is forwarded to you for your
information and files. ' o .

~ If you have any questions concerning this matter, please call our office at 268-4421.

- Si'ncerely,/ W
'Mbel
' Senior Planner

SK/rs

Cc:  Paul Gray, WCC, District IV, Mail Stop 1-13
Sharon Dickgrafe, Law Department, Mail Stop 1-132
Herb Shangr, 0CI, 1-72

~
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BZA RESOLUTION NO. 2004-00052

"WHEREAS, USD 259 c¢/o Joe Hoover ('Owner/Applicant) pursuant to Sectioﬁ 2.12.590.B, Code of the

City of Wichita, requests variances to reduce the off-street parking requirements for a baseball field from
239 to 164 spaces and to permit the parking area to be located within the front and street side setback in
a residential zoning district on property zoned “SF-5”.Single-family Residential legally descrlbed as
follows:

BEG SW COR SW1/4 NW1/4 N 10 RDS E 32 RDS S 10 RDS W TO BEG EXC W 50 FT FOR
ST.; ANDN 225 FTW 7744 FT N 1/2 SW 1/4 EXC N 20 E 246 FT DED FOR ST & EXC W
50 FT FOR ST & EXC PT DEEDED TO CITY SEC 8-28-1E; AND THAT PART N1/2 SW1/4
LY NOF HWY [-235 EXC N 225 FT & EXC E 202 FT & EXC SOUTH HIGH SCHOOL ADD
& EXC HWY ON W & EXC PT DEEDED TO CITY OF HWY SEC 8-28-1E. Generally
located north of 1-235 and east of Seneca.

" WHEREAS, proper notice as required by ordinance and by the rules of the Board of Zoning Appeals

has been given; and

WHEREAS, the Board of Zoning Appeals did, at the meeting of August 24, 2004, consider said
application; and

WHEREAS, the Board of Zoning Appeals has proper jurisdiction to consider said request for a variance

* under the provisions of Section 2.12.590.B, Code of the City of Wichita; and

WHEREAS, the Board of Zoning Appeals has found that the variance arises from such condition which
is unique. It is the opinion of the Board that this property is unique inasmuch as the property will be
developed with a baseball fields for high school baseball. The UZC parking requirements are general
and are intended to cover all types of athletic fields for all age groups, and in the instance of the subject
property, they result in a unique situation where the subJ ect property is required to provide 51gmﬁcant1y

~more parking than needed.

WHEREAS, the Board of Zoning Appeals has found that the granting of the permit for the variance will
not adversely affect the rights of adjacent property owners or residents. It is the opinion of the Board
that the granting of the variances requested will not adversely affect the rights of adjacent property
owners, inasmuch as the applicant owns adjacent property at which users of the subject property might
reasonably park, and the applicant has indicated that overflow will be permitted to use the parking at
South High School. On-street parking on the residential streets to the north should be limited in amount
and duration. Parking within the setback areas should not negatively impact adjacent properties, as the
parking area is not located adjacent to residential front yards.

WHEREAS, the Board of Zoning Appeals has found that the strict application of the provisions of the
zoning ordinance of which variance is requested will constitute unnecessary hardship upon the property
owners represented in the application. It is the opinion of the Board that the strict application of the
provisions of the zoning regulations may constitute an unnecessary hardship upon the applicant,
inasmuch as providing the code-required number of parking spaces is cost prohlbltlve and would limit
the ability to develop a commumty recreational asset. :



WHEREAS, the Board of Zoning Appeals has found that the variance desired will not adversely affect
the public health, safety, morals, order, convenience, prosperity or general welfare. It is the opinion of
the Board that the requested variances would not adversely affect the public interest, inasmuch as the
public has an interest in providing recreational facilities at a reasonable cost.

WHEREAS, the Board of Zoning Appeals has found that the granting of the variance desired will not
* be opposed to the general spirit and intent of the zoning ordinance. It is the opinion of the Board that the
granting of the variances requested would not be opposed to the general spirit and intent of the zoning
regulations, inasmuch as the parking requirements of the zoning regulations are not appropriate in all
cases. Therefore, variances to relieve the parking requirement are permitted if proper justification is
available. The zoning regulations attempt to provide sufficient parking to meet the demand of the use.
The use of the property requires less than the typical number of parking spaces for an athletic field
because it will be a high school baseball complex.

WHEREAS, each of the five conditions required by Section 2.12.590.B, Code of the City of Wichita, to
be present before a variance can be granted has been found to exist.

NOW, THEREFORE, BE IT RESOLVED by the Board of Zoning Appeals, pursuant to Section
2.12.590.B, Code of the City of Wichita, that variances be granted to reduce the off-street parking
requirements for a baseball field from 239 to 164 spaces and to permit the parking area to be located
within the front and street side setback in a residential zoning district on property zoned “SF-5" Single-
family Residential legally described as follows:

BEG SW COR SW1/4 NW1/4 N 10 RDS E 32 RDS S 10 RDS W TO BEG EXC W 50 FT FOR
ST.; ANDN 225 FT W 7744 FT N 1/2 SW 1/4 EXC N 20 E 246 FT DED FOR ST & EXC W
50 FT FOR ST & EXC PT DEEDED TO CITY SEC 8-28-1E; AND THAT PART N1/2 SW1/4
LY N OF HWY [-235 EXC N 225 FT & EXC E 202 FT & EXC SOUTH HIGH SCHOOL ADD
& EXC HWY ON W & EXC PT DEEDED TO CITY OF HWY SEC 8-28-1E. Generally
located north of 1-235 and east of Seneca.

The variances are hereby GRANTED, subject to the following conditions:

1. The parking requirement shall be 164 parking spaces.
2. The site shall be developed in substantial conformance with the approved site plan, and specatator
seating shall be limited to 288 seats.
3. All parking areas shall be paved and marked, and shall be located no closer to the street right-of-way
_ than 8 feet.
4. The applicant shall obtain all permits necessary to construct the improvements.
5. The resolution authorizing this variance may be declared null and void upon findings by the Board
that the applicant has failed to comply with any of the foregoing conditions.

Board of Zoning Appeals Resolution No. BZA 2004-00052 Page 2



ADOPTED AT WICHITA, KANSAS, this 24nd DAY of AUGUST, 2004.

ATTEST:

ot [LEA

Scott Knebel, BZA Secretary

Board of Zoning Appeéls Resolution No. BZA 2004-00052 Page 3
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“BOARD OF ZONING APPEALS AGENDA ITEM NO. 2\
WICHITA, KANSAS August 24, 2004

SECRETARY'S REPORT

CASE NUMBER: BZA2004-00052
APPLICANT/AGENT: USD 259 c/o Joe Hoover (Owner/Applicant)
REQUEST: Variances to reduce the off-street parking requirements

for a baseball field from 239 to 164 spaces and to permit
the parking area to be located within the front and street
side setback in a residential zoning district

CURRENT ZONING: “SF-5" Single Family
SITE SIZE: 6.8 acres
LOCATION: North of 1-235 and east of Seneca
L | 3erSTs~ g % %
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JURISDICTION: The Board has jurisdiction to consider the variance request
under the provisions outlined in Section 2.12.590.B, Code of the City of Wichita.
The Board may grant the request when all five conditions, as required by State
Statutes, are found to exist. '




BACKGROUND: For athletic fields, the Unified Zoning Code (UZC) requires one
parking space per three spectator seats, plus 1 space per 1,000 square feet of field
area, plus 1 space per 250 square feet of office area. The applicant proposes to
construct a baseball field (see attached site plan) on the former site of Enterprise
Elementary. School, which was located on 6.8 acres north of 1-235 and east of
Seneca. The UZC requires 239 parking spaces for the proposed baseball field. The
applicant indicates (see attached justification) that the required parking is in excess
of the number of parking spaces needed, which the applicant estimates at 164
parking spaces. A variance is required to reduce the off-street parking requirement
by more than 25% for redeveloped sites. The applicant is requesting a 31%
reduction of the parking requirement.

The UZC also requires that parking areas for institutional uses located in residential
zoning districts be located behind the required front and street side setback lines.
Due to the lack of space on the property, the applicant is proposing to construct
the parking area within the front and street side setback areas in order to provide as
many parking spaces as possible. Parking areas may be allowed to be located
within front and street side setback areas by granting a variance.

Planning staff researched the parking requirements for several dozen jurisdictions,
and the most common parking requirement for athletic fields is one parking space
per four spectator seats, which would only require 72 parking spaces for the
proposed baseball field. Additionally, none of the jurisdictions researched would
require as many parkings spaces as proposed by the applicant. Therefore, the
applicant’s proposal to provide 164 parking spaces is reasonable in the opinion of
planning staff.

ADJACENT ZONING AND LAND USE:

NORTH “SF-5" Single-family residences
SOUTH “GC” Restaurant

EAST “SF-5" Athletic fields

WEST “SF-5” National Guard Armory

The following criteria are applicable for both variances requested.

UNIQUENESS: It is the opinion of staff that this property is unique inasmuch as the
property will be developed with a baseball fields for high school baseball. The UZC
parking requirements are general and are intended to cover all types of athletic
fields for all age groups, and in the instance of the subject property, they result in a
unique situation where the subject property is required to provide significantly more
parking than needed.




ADJACENT PROPERTY: It is the opinion of staff that the granting of the variances
requested will not adversely affect the rights of adjacent property owners,
inasmuch as the applicant owns adjacent property at which users of the subject
property might reasonably park, and the applicant has indicated that overflow will
be permitted to use the parking at South High School. On-street parking on the
residential streets to the north should be limited in amount and duration. Parking
within the setback areas should not negatively impact adjacent properties, as the
parking area is not located adjacent to residential front yards.

HARDSHIP: It is the opinion of staff that the strict application of the provisions of
the zoning regulations may constitute an unnecessary hardship upon the applicant,
inasmuch as providing the code-required number of parking spaces is cost
prohibitive and would limit the ability to develop a community recreational asset.

PUBLIC INTEREST: It is the opinion of staff that the requested variances would not
adversely affect the public interest, inasmuch as the public has an interest in
providing recreational facilities at a reasonable cost.

SPIRIT AND INTENT: It is the opinion of staff that the granting of the variances
requested would not be opposed to the general spirit and intent of the zoning
regulations, inasmuch as the parking requirements of the zoning regulations are not
appropriate in all cases. Therefore, variances to relieve the parking requirement are
permitted if proper justification is available. The zoning regulations attempt to
provide sufficient parking to meet the demand of the use. The use of the property
requires less than the typical number of parking spaces for an athletic field because
it will be a high school baseball complex.

RECOMMENDATION: Should the Board determine that all five conditions necessary
to the granting of the wvariances can be found to exist, then it is the
recommendation of the Secretary that the requested variances be GRANTED,
subject to the following conditions:

1. The parking requirement shall be 164 parking spaces.
2. The site shall be developed in substantial conformance with the approved site
plan, and specatator seating shall be limited to 288 seats.

3. All parking areas shall be paved and marked, and shall be located no closer to

the street right-of-way than 8 feet.

The applicant shall obtain all permits necessary to construct the improvements.

. The resolution authorizing this variance may be declared null and void upon
findings by the Board that the applicant has failed to comply with any of the

- foregoing conditions.

o



DATE DRAWN

04-28-2004
REVISIONS
A e-2a-2004
STL. CAP,
, > V4 VE EXISTING [:I |:] PAINT, TYP———————
CHAINLINK FENCE TO p—— osED “
THIS POINT, TYP. 30 CHAINLINK. BATHROOMS/ WATER WELL W n
GATE CQ;?ES%'WS/ LOCATION (BY 9
ORAGE by EXISTH FENCI
‘ SOUTHWOOD DRIVE i “"“E" o ks a : _N«I”C‘ CHANLINGFENCE | o . ., N !ﬁ
DOGUOUT PLAN : ; o S
REMOVE EXISTING PLANTINGS | (REF. ALO) . l i : P €2 21172 x 1-172" x " LA
CHAINLINK FENCE, TYP. I 210" o - 190 ; : 7 1/4* STL. ANGLES W/ (
1., ) o ) ' - ) ] = BATTING CAGE .~ - | I x 1" WIRE MESH
: o g ) . o3 2 Z WELDED BETWEEN . >'m
- | 3 T T e e e GRASS THEM AND WELDED ~I“
= ; < 7 & TO POLE, PANT, TYP.~ 2 \
i \ ¢ 3 LIGHT POLE, TYP. K] N
- : (BY OWNER) 5 o f 0
1 (LOCATION TO BE & i \
DETERMINED) 4' STL. PIFE, | | I -
% o ‘ r CHAINLINK FENCE FPAINT, TYP. N ~
NEW CONC. DRIVE Pl \
APPROACH —————— Al = M
(PER CITY STANDARD) TRAGK ™ T T N
(REF. ALTERNATE) | | R b e CARSBEi M W T N T2/ % sl g R Nl sare S T REDg K T T e T —— % S m———
- 4 (Vo) o
= — =t N . 2 —% o ow)
\ 2 % 5
S SN ; D =
PROPERTY LINE % Sq-rOlL.LOLE R E
Oy (REF. 1/5A1) —
- % ! Fok e L , NOTE: i =
REMOVE EXISTING 1 ¢ LIGHT POLE, TYP. 9 i PLAN FOR A _
FENCE, TYP, ——— L (BY OWNER) pREal = -l ) w —§ £
™~ (LOCATION TO BE b / LocATIoN o W = g § g
EXIST. INLET r3ro DETERMINED) ——————30 / N o 2 285
DEMO EXIST. i s A ; 3 5 < -2 i
TREE, TYP. A by f L 0 E028
- 5
1 A o , TERHE
é ; : : :'0 DIRT INFIELD / ¥o s 9 =g
- S Liak 7 .1 s ~ (RED SHALE) / b _.ig ie
. \-._———/n ; ST RE Y H:m (4] ,,;SQ.‘C_‘
> ' * / / FOUL BALL FAIR BALL i x g3 35
Far‘k] n wl | SEED GRASS a & / ] SIDE SIDE = < < 82
Z a U INFIELD 7 GRASS i 3 / 5
sw C s ] (BASE BID), GRASS LINE 20’ P 4 /j ‘: o
3 _; ey,
@ ﬁﬂ | kD AR
o S 8 :
i SOD INFIELD INSTEAD OF OF . i e / /
&% - SEED WITH THE STIPULATION e ain): |2 ' ) - ! 3.
| THAT IT MUST BE IN PLACE 8' WOOD FENCE / FLASH COLLAR, TYP.— y
» e WITH IRRIGATION EY AUGUST (REF. ALTERNATE) / .
if .- : 5 g |5TH, 2004, (REF. ALTERNATE) /
o - ~
WIDEN EXISTING . 5 T LIGHT POLE, TYP. ,J | s
$o--o(' véH,’F;njACH, T (BY OWNER) / /
YR, (VER B 3 ‘ - (LOCATION TO BE J
> 2R~} DETERMINED) — ! ! i i DATE 1:1: #%
: (/ - 1 4 © Copyright 2004
& & ' /’ 2 Jeff Krehbiel Associates
Ve e o } ! / CONC. FOUNDATION, <
\ | YR, ; 3
6 [— L~ ) \ J ! STL. CENTERING ° l—§
a =
- Yo OWANER 70 PROVIDE INGERTS FOR HOME / / A T3
[1F] EL / 5
T |3 PLATE, BASES AND PITCHERS RUBBER TO ; 57 Qo
v INCLUDE THE HOME PLATE AND PITCHERS g &
d b 2% RUBBER AT THE BULLPEN AREAS. / o xe STL. SuPrFoRt =8
5 169 ! VoI, ' =
= S hhe o i \ §\Q GENERAL CONTRACTOR TO INSTALL, TYP. / / % pia —_—
~ il
w Foos 13 / ! ARRESTOR SPIKE 5 o X
T i f s g T = / TO EXTEND I2* .
v “ - g8 ] ; Z ‘ . 2 O Os
= ol ! £ GRASS / 7 - 3
0 5 / . o @
x 8 \
™ o Sedy ! (&) 3
: 9 \ / / FOUL POLE DETAIL D E s
2 | { \ ol \ Z / o I 2 O = §
X i \ 5 / —*_? 1721'-0' 0
EXIST i i o / N - S
MANHOLE, TYP.———— ] | ; 3 . w <
kK
‘ ‘ ' [} -
EXIST 8 [\‘ \ / / - — — 2 8
EXIST, GAS A ; ! | h —' DIA. BALL —_—
GAS METER—— , i \ AT TOP | O <2
RISER —— ok \ J 8
: \j LIGHT POLE, TYP / _Q o
D s FOUL POLE (BY OWNER) BoOARD / ! g 5
REPLACE EXISTING . ’ . (REF. /6AI) (LOCATION TO BE / -+ (ON
CONCRETE WHERE e B " DETERMINED) '/ | 2 BEASION JONT N =
CRACKED, TYF. - sR A 14" MAINTENENCE - 3 G N IoIE  j—— FLASH COLLAR - ] £
a ACCESS GATE \p*’ T — / 1 —— CAULKING COMPOUND (o) (4] 8
> /
A EXISTING DRI 8 su0 . | (REDSHALE) ! WATERPROOF CEMENT o]
(VERS g j T J
ANV S i 0" Banl L 29'-4 144'-" j, EXIST. KGE /
st s . : | AR 7 * - - # PULL 30X /
. 2] = i 'R 8' CHAIN LINK L -
GAS —EXIST. R
RISER i R |—FLAGPOLE é EXIST, FIENCE (BASE BID) MANH e —
B ; g i S5 REF. 2/6A1 F'LANTINGS7 MANHOLE 8' WOOD FENCE OLE e —
: (REF. ALTERNA ~
EXIST D | - — SIGN BASE sxls;A&::E I
= - REF. I/SL1.1 YDl —_—
———
HATER N Y Z,p[_mﬂhz‘,s —— EXISTING SIDEWAL HaHT FOURE
» % N L— EXIST. MANHOLE, { (VERIFY) (8)%'s vERT. — | PROJECT NumBER
E] TYP. L . o308
~PXISTING BIDENALK 3 TIES © 12' —|
T START OF NEW SIDEWALK OC HORZ. :;:-JIIT'E“ETURAL
——— G C——— " — N o {e
/ in i ; &' X &' STEEL SITE PLAN
: o
10 BE REMOVED, TYP. A To BE REMoveD, TP 7O MaTCH et T NOTE: . — SUPPORT PLATE
, TYP. , TYP. L TYP. SEE SITE
(SHOWN DASHED) GUITER TOIHMATCH o (8HOWN DASHED ) SlTE PLAN PLAN FOR 3/4" DIA. LIGHTNING
(BASE BID) LOCATION ARRESTOR SPIKE TO
= EXTEND 12° BELOW FTG.

& H-l"!-f_ 1*=30'-0"

SENECA STREET @ FLAG POLE DETAIL N
"':1—0'— 12's1'-0" SA1




