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I. Introduction and Purpose 
 

Location The Inverness Park 
planning area is 
located south of 
Clinton Parkway  
between Inverness 
and Crossgate Drives 
south to K-10 
Highway.  
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Setting The area is primarily 
urban in nature with 
most of the planning 
area within the city of 
Lawrence, but there is 
a rural residence and 
undeveloped county farm land in the southern portion of the planning 
area.  Clinton Parkway, a principle arterial roadway, is the northern 
boundary of the planning area.  There are public and private schools 
west and north of the planning area and park land in the 
southeastern portion of the planning area. 

 
Inverness Park District Plan Vicinity Map 

 
Background The Inverness Park area began developing when an annexation 

request for 163.46 acres was approved in 1999. The development 
application for the area included multiple rezoning requests. Large 
tracts were platted along Clinton Parkway and zoned RO-1B to 
accommodate a mix of multi-family and office uses for the most 
intensive part of the development of the 163 acres. The area south of 
W. 24th Place, but north of the open space/drainage area was 
designated as the transition area to the lower density, detached 
residential home lots to the south. The area south of W. 24th Place 
was zoned PRD-2 with a maximum density of 12 dwelling units per 
acre.  W. 24th Place was designed to provide access to all lots in the 
area with restrictions prohibiting access to Clinton Parkway as well as 
access limitations placed on Inverness Drive and Crossgate Drive.  
 
The preliminary plat for the entire 163 acres was approved in October 
1999 and later revised in February 2001. The revisions reduced the 
lot size of the single-family area and created more lots than the 
original approval. The large lot configuration along Clinton Parkway 
and W. 24th Place did not change. The preliminary plat served as the 
master plan for the development of the site. It provided the basic 
boundary of the various zoning districts planned for the 163 acres.  
 
Much of the original land use discussion focused on the need to 
provide adequate public facilities such as improved streets and other 
infrastructure as well as the land use pattern and transition of land 
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uses throughout the entire acreage included in the Inverness Park 
Addition.  
 
Multiple land use decisions made since 1999 have resulted in a land 
use pattern that has deviated from the original 163-acre plan with 
more apartments being developed than originally planned. 

 

Purpose The purpose of the Inverness Park District Plan is to plan for the 
urban development of the remaining undeveloped property within the 
planning area.  Concerns have been raised by residents in the area 
about the proliferation of multi-family uses and the impact they are 
having on the area.  This Plan will primarily act as the City’s official 
land use guide for development of the remaining undeveloped land in 
the Inverness Park District Plan planning area.  Development on the 
property in the unincorporated area is not anticipated until annexed 
into the city. 

 
Relation to 
Other Plans This Plan constitutes an amendment to Horizon 2020.  The Plan 

deviates from some elements of Horizon 2020.  Additional policy 
guidance has foundation in the following plans: 

• Transportation 2030, Lawrence/Douglas County Long Range 
Transportation Plan. Lawrence/ Douglas County Metropolitan 
Planning Office and Parsons Brinkerhoff. March 26, 2008. 

• Lawrence-Douglas County Bicycle Plan, Lawrence/Douglas 
County Metropolitan Planning Office. May 2004.  

• City of Lawrence, Kansas Water Master Plan. Black & Veatch. 
December 2003.  

• City of Lawrence, Kansas Wastewater Master Plan. Black & 
Veatch. December 2003.  

 

Process The Lawrence City Commission initiated the Inverness Park District 
Plan on November 9, 2010.  A kick-off meeting for the Inverness Park 
District Plan was held on February 3, 2011. Stakeholders were asked 
to provide their thoughts on the Strengths, Weaknesses, 
Opportunities, and Threats (SWOT exercise) for the planning area and 
participate in a small group future land use exercise.  The 2nd public 
meeting for the plan was held on March 3, 2011.  Those that 
attended the meeting reviewed the SWOT exercise results and the 
draft goals and policies and were also asked to provide comments on 
future land use options.  The group also heard a presentation from 
developers interested in the Inverness and Clinton Parkway corner.  
Planning Staff developed the 1st draft of the Plan with input from 
property owners within the planning area and other stakeholders. 

 
The 1st draft of the Plan was reviewed by the Lawrence-Douglas 
County Planning Commission at their meeting on May 25, 2011. The 
Commission took public comment and provided direction to staff.  The 
2nd draft of the Plan was released on July 5, 2011.  The Planning 
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Commission approved the plan at their meeting on July 27, 2011.  
The Lawrence City Commission approved the plan on September 13, 
2011 and the Douglas County Board of Commissioners approved the 
plan on October 12, 2011. 
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II. Existing Conditions 
 

A. Current Land Use 
 

The planning area consists of approximately 303 acres of land.  The primary land 
use in the planning area is residential, with single family, duplex and multi-family 
uses having been developed in the past decade.  The majority of the planning 
area is urbanized and within Lawrence, but there are approximately 70 acres 
which is located within unincorporated Douglas County south of 27th Street that 
contains a rural residential and agriculture use.  Existing and future parks are 
also uses within the planning area.  See Map 2-1.  
 
Undeveloped Property 
The Inverness Park District Plan is focusing on providing future land use 
guidance for the remaining undeveloped property within the planning area.  
Those properties are described below (each is numbered and labeled on Map 2-1 
and Map 2-1a):   

 
No. 1: The southeast corner of Clinton Parkway and Inverness Drive is an 
approximately 11 acre parcel currently zoned RSO (previously zoned RO-1B).  
The property lies at the signalized intersection of Clinton Parkway and Inverness 
Drive.  The access management policy in place along Clinton Parkway (described 
in Section V) prohibits direct access to Clinton Parkway for this property.  Access 
to Inverness Drive is also restricted by plat, meaning this property would take 
access from W. 24th Place.  There is an existing round-a-bout at W. 24th Place 
and Inverness Drive. 
 Issues:  

• This is a larger parcel capable of accommodating 
neighborhood scale commercial and multi-family residential. 

• Landscape buffer to buffer the higher intensity uses from the 
residential neighborhood to the west. 

• Neighbor interest in park vs. feasibility of development 
potential due to location. 

 
No. 2: The Remington Square property contains approximately 5 acres (out of a 
total of 15 acres) that is undeveloped and east of the existing apartments.  The 
existing use of the property is multi-family residential.  The property is zoned 
RM15 (originally zoned RO-1B – RSO and rezoned to RM15), and contains 40 1-
bedroom units, which represents the maximum density permitted on the entire 
15 acres parcel. The property owner has expressed an interest in rezoning the 
property to allow a higher density so that he can develop the remaining 5 acres 
with multi-family structures.  The property contains regulatory flood hazard area 
along the eastern edge that will limit development. 
 Issues: 

• The property is at maximum density, yet it is 1 bedroom 
development.  More intensity is possible through renovation 
to add more bedrooms. 

• Owner plans to maintain 1 bedroom development. 
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No 3: The property on the southwest corner of Clinton Parkway and Crossgate 
Drive is approximately 3 acres and is zoned RSO (previously zoned RO-1B).  This 
property has regulatory flood hazard area along the west property line.  Access 
management along Clinton Parkway and plat restrictions along Crossgate Drive 
meaning this property would take access from W. 24th Place.  There is an 
existing round-a-bout at W. 24th Place and Crossgate Drive. 
 Issues: 

• The Lawrence-Douglas County Planning Commission 
supported commercial zoning for a Walgreens at this 
location in 2008. 

 
No. 4: The property on the southwest corner of Crossgate Drive and W. 24th 
Place is approximately 1 acre and is also zoned RSO.  Access is restricted along 
Crossgate Drive by plat meaning this property would take access from W. 24th 
Place.  This property also has regulatory flood hazard area along the west 
property line.   
 Issues: 

• 1 acre size of property is challenging for development. 
 
No. 5: There are two properties south of W. 27th Street that are within 
unincorporated Douglas County.  The two parcels total approximately 70 acres.  
One parcel is a rural residential use and the other is an agriculture use.  A large 
portion of the property contains regulatory flood hazard area, which will impact 
the developable area of the properties.  This property has low density urban 
development to the north, west and east.  The property is close to schools and 
parks, which makes it desirable for future urban low density development. 
 
No. 6: Finally, there is another property within unincorporated Douglas County 
that is immediately south of the Pat Dawson Billings Nature Area that contains 
approximately 22 acres.  This property is entirely encumbered by regulatory 
flood hazard area.  

 
B. Current Zoning 

 

The City of Lawrence Land Development Code and the Douglas County Zoning 
Regulations are intended to implement the goals and policies in Horizon 2020 in 
a manner that protects the health, safety, and general welfare of the citizens.  
The Land Development Code and the Douglas County Zoning Regulations 
establish zoning regulations for each land use category which development must 
follow. 

 

The planning area is primarily located in the city and partially within the county. 
Map 2-2 shows the current zoning designations and Tables 2-1 and 2-2 below 
describe the map designations. 
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Table 2-1 

City Zoning District Name Comprehensive Plan Designation 

RS7 Single-Dwelling Residential 
(7,000 sq. feet per dwelling unit) Low-Density Residential 

RSO Single-Dwelling Residential-Office 
(2,500 sq. feet per dwelling unit) Low or Medium-Density Residential 

RM12D Multi-Dwelling Residential         
(12 dwelling units per acre) Medium-Density Residential 

RM15 Multi-Dwelling Residential 
15 dwelling units per acre Medium-Density Residential 

PRD Planned Residential Development N/A 

OS Open Space N/A 
 
Table 2-2 

County 
Zoning District Name Comprehensive Plan Designation 

A Agricultural Agriculture 

VC Valley Channel N/A 
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Map 2-1 Existing Land Use 
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Map 2-1a Aerial 
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Map 2-2 Existing Zoning 
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C. Flood Hazard Area 
 

There is Federal Emergency Management Agency (FEMA) designated floodplain 
and floodway located within the planning area.  See Map 2-3.  The floodplain is 
any land area susceptible to being inundated by flood waters from any source.  
The floodway is the channel of a river or other watercourse and the adjacent 
land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than a designated 
height.  Developing in the floodplain is allowed both in the city and in the county 
based on corresponding regulations.  No development is allowed in the floodway 
except for flood control structures, road improvements, easements and rights-of-
way, or structures for bridging the floodway. 

 
D. Parks and Recreational Facilities 

 
There are currently existing parks or park properties located in the planning area.  
The Pat Dawson Billings Nature Area is located south of 27th Street in the 
southeastern portion of the planning area.  A future linear park is located south 
of the Legends at KU and The Grove properties, which are south of W. 24th 
Place.  See Map 2-4. 
 

E. Transportation 
 

Transportation 2030 (T2030) is the comprehensive, long-range transportation 
plan for the metropolitan area.  T2030 designates streets according to their 
functional classification or their primary purpose.  These functional classifications 
are shown on Map 2-5.  The classification system can be described as a 
hierarchy from the lowest order, (local streets) that serve to provide direct 
access to adjacent property, to (collector streets) that carry traffic from local 
streets, to major thoroughfares (arterial streets) that carry traffic across the 
entire city.  Freeways and expressways are the highest order of streets and are 
designed with limited access to provide the highest degree of mobility to serve 
large traffic volumes with long trip lengths.  Clinton Parkway is designated as a 
principle arterial.  Inverness Drive, Crossgate Drive and W 27th Street are 
designated as collectors.  The remaining streets within the planning area are 
local streets. 

 
There currently are transit routes that travel to or through the planning area. 

 
The planning area includes existing and future bike routes, lanes, and 
recreational paths identified by T2030 and these are shown on Map 2-6.  Bike 
lanes are a separate space designated with striping, signage or pavement 
markings for exclusive use by bicycles with a street or road.   Bike routes are a 
network of streets to enable direct, convenient, and safe access for bicyclists.  A 
recreational path is a separate path adjacent to and independent of the street 
and is intended solely for non-motorized travel.   
 

Lawrence-Douglas County Planning and Development Services 
10/13/2011 

10 



 

Different types of bicycle facilities are linked to a certain street classification.  
Recreational Paths are part of Arterials, Bike Lanes are part of Collectors, and 
Bike Routes are also part of Collectors.  Clinton Parkway, Inverness Drive, and 
W. 27th Street are designated as shared use paths.  Crossgate Drive is 
designated as a bike route. 

 
Map 2-3 Flood Hazard Area 
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Map 2-4 Parks and Recreation Facilities 
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Map 2-5 Future Thoroughfares 
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Map 2-6 Bicycle Facilities 
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F. Schools 
 

School Districts 
The planning area is located entirely within the Lawrence USD 497 school 
district.   
 
School Locations 
Public schools Sunflower Elementary and Southwest Jr. High are located just 
west of the planning area across Inverness Drive.  Private schools are also 
located near the planning area.  Bishop Seabury is located north of the planning 
area across Clinton Parkway and Raintree Montessori School is located west of 
the planning area along Clinton Parkway. 
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III. Goals and Guiding Principles 
 
The following policy statements in Sections III - V are for the development of the 
remaining undeveloped property in the Inverness Park District Plan planning area.   
 
Revisions to the goals and policies that were released at the 2nd public meeting on 
March 3, 2011 are shown with strikethroughs for deleted language and underlines for 
new language. 
 
Goals 
Encourage nonresidential land uses at the Inverness and Crossgate corners of Clinton 
Parkway that are compatible with the residential uses in the planning area. 
 
Develop a strong park/trail system. 
 
Develop single-family residential uses south of 27th Street at densities compatible with 
adjacent densities. 
 
Protect the regulatory flood hazard areas from development. 
 
Policies 
Allow for neighborhood-level commercial, office, civic, institutional and recreation 
activities on the Inverness and Crossgate corners of Clinton Parkway. 
 
Encourage mixed use development (i.e. residential and non-residential uses) along 
Clinton Parkway. 
 
Limit additional multi-family uses in the Planning Area. 
 
Develop single-family residential uses south of 27th Street. 
 
Encourage a creative mixture of development in the area south of 27th Street that 
includes small lots, but also large lots that can use the regulatory flood hazard areas as 
an amenity that is protected from development.  
 
Ensure that adequate public facilities are available prior to developing the remaining 
undeveloped property within the planning area. 
 
Develop a pedestrian trail on the future park land south of the Legends at KU and The 
Grove developments. 
 
Maintain the integrity of Clinton Parkway as an access restricted thoroughfare. 
 
Redevelopment of any existing properties should maintain their land use designations as 
reflected on Map 2-1. 
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IV. Future Land Use  
 

The Inverness Park District Plan Future Land Use Section illustrates conceptual guides 
for future development of the remaining undeveloped properties within the planning 
area that embody the vision and goals presented in Section III.  The future land use 
map in this Section is conceptual and should not be used to determine precise zoning 
boundaries.  The following land uses, zoning districts, and densities are the “maximum 
recommended” and assume that less intensive land uses, zoning districts, or densities 
are appropriate. 

 
Future Land Use Categories 

 
Residential – Low Density 
The intent of the low-density residential use is to allow for single-dwelling, 
duplex, and attached dwellings but emphasis is placed on residential type uses. 
Development in this area should be compatible with single-family character, 
which could include such uses as churches, small-scale daycares and institutional 
uses.   
Primary Uses: Detached dwellings, attached dwellings, group home, public and 

civic uses  
Zoning Districts: RS10 (Single-Dwelling Residential), RS7 (Single-Dwelling 

Residential), RS5 (Single-Dwelling Residential), PD (Planned 
Development Overlay)  

Density: 6 or fewer dwelling units/acre 
 

Residential – High Density 
The intent of the high-density residential category is to allow for compact 
residential development.  These developments are primarily located at the 
intersection of two major roads or adjacent to commercial or employment uses. 
In this District Plan, only the area located adjacent to the east of what is 
currently named Remington Square Apartments is designated for this land use.  
Residential development in the High Density Residential category is limited to 1-
bedroom 2-story apartments.  That is a similar use to the existing Remington 
Square property.  

 

A public process for site planning this property, such as rezoning with a Planned 
Development Overlay or rezoning with conditions that require site plan approval 
from the City Commission, is required. This requirement is in place due to the 
property’s unique situation of its location on a major thoroughfare, its location in 
a developed area, and the public interest in the potential infill development of 
the remaining portion of the property. A public process for site planning will 
permit the governing body the ability to require the development to exceed 
certain Development Code minimums such as open space, landscaping, building 
design, etc. 
 
Primary Uses: 1-bedroom, 2 story multi-dwelling structures  
Zoning Districts: RM24 (Multi-Dwelling Residential) and PD (Planned 
Development Overlay) District 
Density: 16+ dwelling units/acre, not to exceed 24 dwelling units per acre 
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Residential Office 
The intent of the residential/office use is to accommodate mixed use 
development of administrative and professional offices with medium density 
residential.  This category can serve as a buffer between higher intensity uses 
and major roads to lower intensity/density land uses.  
Primary Uses: office, detached dwellings, duplex dwellings 
Zoning Districts: RSO (Single Dwelling Residential-Office) 
Density/Intensity: 7-15 dwelling units/acre/medium 

 
Commercial – Neighborhood Center 
The intent of the commercial use is to allow for retail and service uses.  A 
Neighborhood Commercial Center provides for the sale of goods and services at 
the neighborhood level. 
 
Multi-family residential uses are not appropriate for this category.  The planning 
area contains a number of existing multi-family residential uses.  Additional 
multi-family uses in areas designated as Neighborhood Commercial are not 
suitable for the area.  
 
The property on the Inverness corner is approximately 11 acres and could 
support a commercial strip center or one large anchor with a smaller center.  
This intensification would lead to more activity, traffic, noise, and light while 
providing the benefit of additional commercial services within walking distance 
for residents in the area.  For comparison purposes, the neighborhood 
commercial centers around Lawrence with similar land areas include the Hy-Vee 
center at Kasold Drive and Clinton Parkway (13.6 acres), the Orchards center at 
Bob Billings Parkway and Kasold Drive (9 acres), the Hy-Vee center at Monterey 
Way and 6th Street (12 acres), and the center at Bob Billings Parkway and 
Wakarusa Drive (8 acres).  
 
Particular attention should be paid to properly designing a large-scale 
development on the Inverness corner to fit into the context of a developed 
residential area.  Preserving open space to help mitigate the size and scale of the 
development should be a priority.  In addition, 4-sided architecture will be critical 
here because the property has road frontage on 3 sides (including Clinton 
Parkway) and is surrounded by a developed residential area.  Providing easy 
pedestrian connections into the development from the residential areas and from 
the multi-use pathway on Clinton Parkway is also important.  New commercial 
development will have to comply with the Commercial Design Standards. 
Further, a review of the use table at the time of rezoning may be appropriate to 
analyze uses that limit impacts from traffic, noise, etc.   

 
The property on the Crossgate corner is approximately 3 acres and could be 
developed with retail uses.  This smaller property should have less impact with 
regards to traffic, noise, and light compared with the Inverness corner, while still 
providing commercial services within a walkable distance for neighborhood 
residents. New commercial development should provide pedestrian connections, 
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will need to include 4-sided architecture and comply with the Commercial Design 
Standards. 

 
A public process for site planning these properties, such as rezoning with a 
Planned Development Overlay or rezoning with conditions that require site plan 
approval from the City Commission, is required.  This requirement applies to 
these properties because of their location on Clinton Parkway, the fact they are 
within a developed neighborhood, and because there is public interest in the 
potential infill development of these properties. A public process for site planning 
will permit the governing body the ability to require the development to exceed 
certain Development Code minimums such as open space, landscaping, building 
design, etc. 
 
Primary Uses: eating and drinking establishments, general office, retail sales 
and services, fuel sales, car wash, civic and public uses, medical facilities 
Zoning Districts: CN1 (Inner Neighborhood Commercial District), CN2 

(Neighborhood Commercial Center District), CO (Office 
Commercial) District and PD (Planned Development Overlay) 
District 

Intensity: medium-high 
 

Open Space 
The intent of the open space use is to provide space for opportunities for public 
and private recreational facilities and natural area preservation.  This category 
primarily includes the regulatory flood hazard areas within the planning area. 
Primary Uses: Park and open space 
Zoning Districts:  GPI (General Public and Institutional District), OS (Open 

Space), UR (Urban Reserve)  
Intensity: light 

 
Buffer 
This designation is provided on the property that is on the southeast corner of 
Inverness Drive and Clinton Parkway.  It is to provide a landscape buffer for the 
low density residential uses that are west of the property across Inverness Drive.  
This area should be designed in a way to provide an effective buffer from the 
light and noise impacts associated with the commercial development on the 
Inverness corner.  Compliance with the buffer will be required with site plan/ 
development plan approval. 
 
Primary Uses: Open Space/Landscaping 
Zoning Districts:  Same as the entire property is zoned 
Intensity: light 
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Map 4-1 – Future Land Use 
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V.  Clinton Parkway 
 

Access Management 
The City of Lawrence and the Board of County Commissioners of Douglas County 
approved a Resolution in October of 1970 concerning access management along 
Clinton Parkway.  The Resolution said this about Clinton Parkway: 
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Clinton Parkway ultimately was constructed with limited access in a manner 
agreed to by the governing bodies with no direct access except at collector street 
intersections.  Any action to seek relief from this access management decision 
will require appropriate governing body approval. 
 
The result of the access management put in place has created a highly 
functioning roadway.  This Plan does not support additional access to Clinton 
Parkway that will degrade the functionality of Clinton Parkway.   
 
However, if the property at the southeast corner of Inverness Drive and Clinton 
Parkway is designated for commercial uses, consideration may be given to 
providing some limited access to Clinton Parkway.   This could help to limit the 
impact to Inverness Drive that could result from the traffic generated by the 
property that would have to use Inverness Drive (and the round-a-bout) to get 
to W. 24th Place in order to access the property.  Any consideration for limited 
access should only be given after a careful and detailed study of a land use 
proposed.  The impact to the traffic signal synchronization along Clinton Parkway 
should also be part of that study.   
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VI. Implementation 
 

The purpose of this section is to provide actions that should happen as this Plan 
is adopted and urban development starts to occur in the planning area.  Each 
implementation action is assigned a group or groups ultimately responsible for 
completing or approving the action. 

 
• Amend Horizon 2020 Chapter 14, Specific Plans, to include the Inverness 

Park District Plan by reference. 
Who: Planning Commission, City Commission, County Commission 

 
• Amend Horizon 2020 Chapter 6, Commercial, to designate the southeast 

corner of Inverness Drive and Clinton Parkway and the southwest corner of 
Crossgate Drive and Clinton Parkway as Neighborhood Commercial Centers. 
Who: Planning Commission, City Commission, County Commission 
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