AGENDA ITEM NO.
WICHITA—SEDGWICK COUNTY

STAFF REPORT
[ *| MAPC: July 11, 2024

METROPOLITAN AREA PLANNING CAB 1: July 15, 2024
couMISSION Bel Aire Planning Commission: July 11, 2024

CASE NUMBER: ZON2024-00031 (County)

APPLICANT/AGENT: Robert Phillips (applicant)

REQUEST: Gl General Industrial District

CURRENT ZONING: RR Rural Residential District

SITE SIZE: 10.79 acres

LOCATION: Located on the southwest corner of North 127" Street East and East 56 Street

North (5601 North 127" Street East).

PROPOSED USE: Construction Sales and Service (Tree Service/Lumber Yard).

RECOMMENDATION: Deny.
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BACKGROUND: The applicant is requesting a zone change from RR Rural Residential District (RR) to Gl
General Industrial District (Gl), to permit Construction Sales and Service (Tree Service/Lumber Yard) on the
property. The property is 10.79 acres in size and is located on the southwest corner of North 127" Street East and
East 56" Street North (5601 North 127" Street East). The applicant is currently using the site as a tree service/lumber
yard and is attempting to bring the use into conformance. This application is in response to being served with a
Notice of Violation due to valid complaints filed by neighboring properties.

Should the zone change be approved, several property development standards will change, as seen in the table
below:

Property Development Standards | RR Rural Gl General Industrial

Residential
Minimum lot area 2 acres None for commercial uses
Front setback 30 feet 20 feet
Rear setback 25 feet 0 feet, subject to compatibility standards
Interior Side Setback 20 feet 0 or 5 feet, subject to compatibility standards
Street Side Setback 20 feet 0 feet, subject to compatibility standards
Maximum height 35 feet 80 feet, subject to compatibility standards
Minimum lot width 200 feet No minimum

Section IV-B.2 of the Unified Zoning Code (UZC) requires solid screening of commercial properties when abutting
or across a street or alley from residential zoning districts. Because the property abuts residential zoning districts
on all sides, the applicant will be required to provide solid screening of at least a six-foot screening fence around
the entirety of the property. Solid screening may be accomplished through landscaped earth berms that accomplish
the same as a six-foot screening fence. The property would also need to adhere to the rules and regulations of the
Sedgwick County Sign Code.

The UZC Sec. IV-C.5.a, Compatibility Height standards states that no structure shall exceed 35 feet in height within
50 feet of the lot line of property zoned TF-3 Two-Family Residential District (TF-3) or more restrictive. The
proposed Gl zoned site abuts and is adjacent to RR zoning districts on all sides. Any future buildings shall comply
with the maximum height of 35 feet, which is the same as the abutting and adjacent RR Districts on the north, east
and south sides of the property. Structures located more than 50 feet from the lot line of property zoned TF-3 or
more restrictive may increase height at a ratio of one foot in height for each three feet of setback beyond 50 feet. The
minimum building compatibility setback shall be 15 feet plus one foot for each five feet of lot width over 50 feet.

Should the zone change be approved, the applicant shall be required to adhere to the parking standards set forth by
the UZC, which would equate to one parking stall per 500 square feet for sales area plus one per 2,000 square feet
of the first 20,000 square feet of building floor area, plus one per 5,000 square feet of building floor area over 20,000
square feet.

The character of the neighborhood is residential in nature. Property to the north, south, east, and west are all zoned
RR and are developed with single-family dwellings.

CASE HISTORY: The subject site is currently unplatted. The property will have to be platted if any new
commercial development takes place. There have been no other zoning cases associated with the property.

ADJACENT ZONING AND LAND USE:

NORTH: RR Single-family dwelling
SOUTH: RR Single-family dwelling
EAST: RR Single-family dwelling
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WEST: RR Single-family dwelling

PUBLIC SERVICES: North 127" Street East is a two-lane, gravel arterial street with ditches on both sides. There
are no sidewalks on either side. The site is served by Rural Water District #1 and utilizes an on-site sewage system.

CONFORMANCE TO PLANS/POLICIES: The requested Conditional Use is not in conformance with The
Community Investments Plan. The Community Investments Plan (the Wichita-Sedgwick County Comprehensive
Plan) includes the 2035 Wichita Future Growth Concept Map. The Map identifies the area in which the site is
located to be appropriate for “Small City Urban Growth Area”, which the Plan defines as: “Generally located
adjacent to existing municipal boundaries, these areas indicate the likely direction and magnitude of growth these
communities can expect to experience out to the year 2035. Growth direction and amount is based upon municipal
political considerations, anticipated population growth, efficient patterns of growth, current infrastructure
limitations, cost effective delivery of future municipal services, and environmental factors.” With the subject site
being in the Bel Aire Urban Growth Area, staff reviewed the Bel Aire Comprehensive Plan to identify the proposed
future land use of the subject site. The attached Preferred Balanced Growth Scenario Map from the City of Bel
Aire’s comprehensive plan does not specifically identify an appropriate future land use for the subject site.
Construction Sales and Service in the form of a Tree Service or Lumber Yard would not be compatible with the
surrounding RR zoning district and existing residential development.

RECOMMENDATION: Based upon the information available at the time the staff report was completed, staff
recommends that the request be DENIED.

The recommendation is based on the following findings:

1. The zoning, uses and character of the neighborhood: The character of the neighborhood is
residential in nature. Property to the north, south, east, and west are all zoned RR and are developed
with single-family dwellings.

2. The suitability of the subject property for the uses to which it has been restricted: The property
is presently zoned RR Rural Residential District and is suitable for a limited number of residential,
civic, commercial, and industrial uses.

3. Extent to which removal of the restrictions will detrimentally affect nearby property: The size
of the major commercial/industrial use could detrimentally affect nearby property with noise
pollution, light pollution, traffic, and unsightly aesthetics.

4. Length of time the property has been vacant as currently zoned: The subject property is
currently being used as a Tree Service/Lumber Yard. The applicant is requesting a zone change to
come into compliance.

5. Relative gain to the public health, safety, and welfare as compared to the loss in value or the
hardship imposed upon the applicant: Approval would bring major commercial/industrial
development to the property, which may cause significant detrimental impacts on nearby residential
uses. Denial may result in the loss of use and enjoyment for the applicant.

6. Conformance of the requested change to the adopted or recognized Comprehensive Plan and
policies: The requested zone change is not in conformance with The Community Investments Plan as
discussed in the staff report.

7. Impact of the proposed development on community facilities: The subject use requires significant
commercial truck traffic on a gravel road. It is likely to have significant detrimental impacts on the
surfacing of the road over time.
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8. Opposition or support of neighborhood residents: At the time of the publication of the staff report,
staff received comments from two neighbors opposed to the zone change. The Bel Aire Planning
Commission will hear the case on July 11, 2024.

Should the MAPC find that the zone change be approved, it is recommended that the MAPC adopt alternate findings
supporting their recommendation.
Attachments:

1) City of Bel Aire Preferred Balanced Growth Scenario Map

2) Public Comment

3) Aerial Map

4) Zoning Map

5) Land Use Map

6) Site Photos
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Bel Aire Preferred Balanced Growth Scenario Map
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2035 Wichita
Future Growth
Concept Map
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Looking west into site Looking south away from site

Looking north away from site
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