
----- Forwarded message ----- 
From: "Arch N" <arch@sunflower.com> 
To: "Scott McCullough" <smccullough@lawrenceks.org> 
Cc: "gradually@hotmail.com" <gradually@hotmail.com>, "bruce@kansascitysailing.com" 
<bruce@kansascitysailing.com>, "rhird@pihhlawyer.com" <rhird@pihhlawyer.com> 
Subject: North mass development 
Date: Tue, Jan 24, 2012 8:02 am 

 
Mr. McCullough, 
 
Please share this with the planning commission for the agenda of the 23rd and 25th of January. 
 
This land that is being considered behind Johnny's Tavern,and belonging to the city of Lawrence 
and the the Douglas County Drainage District was promised by the mayor John  Emick to be a 
park. See final environmental impact statement  for the Kansas River exhibit 1a. 
 
The sale Of this land is circumspect.  There is a project cooperation agreement that was signed 
by the city and the Corp of engineers that deals with how land taken for a public purpose should 
be dealt with if the city decides to consider it excess. It is illegal to offer this land without an 
open bidding process which seems to have been done. Since the public good was the purpose of 
building the levee system and this land was promised as a park  by the  City of Lawrence it 
would be better if the planning commission looked at the legality of the land issue.  
 
 
Arch Naramore 
1204 New York  
842-4912 
 





Kirk McClure 
707 Tennessee Street 

Lawrence, Kansas   66044 
 
 
 
January 20, 2012 
 
 
 
Lawrence Douglas County Planning Commission 
City Hall 
6 East 6th Street 
Lawrence, KS 66044 
 
 

RE:  COMPREHENSIVE PLAN AMENDMENT TO H2020 - CHP 6 
 NORTH MASS DEVELOPMENT 
 
The comprehensive plan amendment seeks changes to expand the boundaries of 
Downtown in order to accommodate a new mixed-use development north of the Kansas 
River.  It seeks to raise the building footprint limitation in the area to 50,000 square feet.  
The market study indicates that this request is to add roughly 230,000 square feet of 
retail, office and hotel space. 
 
The Retail Market of Lawrence is Overbuilt 
 
From 1997 to 2010, the growth in retail spending was only 26 percent. (Data taken from 
the Douglas County Tax Assessor.)  During the same time period, retail space grew by 36 
percent, adding over 500,000 square feet more than spending would support.  (Data 
from the Kansas Department of Revenue and the Consumer Price Index.)  At this pace of 
growth in spending and if no additional square feet of space are added to the stock, it 
will take about 6 years for the market to return to the level of equilibrium found in 
1997, the last year that the supply of retail space was balanced with the demand for 
retail space. 
 
The City has very little influence on the number of people who choose to live in 
Lawrence, nor can it do much about the income of that population.  This means that 
Lawrence has little influence on the level of retail spending in Lawrence.  However, 
Lawrence can influence the amount of retail and other commercial space that exists in 
the market.  Adjusting the size and location of the space is a critical part of keeping a 
market healthy. 
 



Lawrence should attempt to seek a balance between supply and demand.  This 
promotes the overall health of the market, and it protects the financial health of the 
existing retail districts.  Our Downtown is the most important of these districts because 
it is the one district that can attract shoppers from outside of town. 
 
The Ability of Lawrence to Attract Shoppers to Town Depends upon the Downtown 
 
The market analysis for this proposal correctly states that the retail pull factor is lower 
now than in the past.  (The pull factor is the ratio of our retail spending per capita to the 
state average retail spending per capita.)  The market analysis incorrectly suggests that 
the way to raise the pull factor is to add more space to an already overbuilt market.  
This will on add to our current problems. 
 
The Downtown is the only shopping opportunity in Lawrence that is truly unique to the 
region and appeals to shoppers from outside of Lawrence.  Out of town shoppers will 
not come to Lawrence for its 23rd Street shops; these shoppers have commercial strips 
where they live.  They will not come to Lawrence for its South Iowa Street; these 
shoppers have big boxes where they live.  Out of town shoppers will come to our 
historic Downtown Lawrence if it provides an attractive shopping experience.  Empty 
stores and deteriorated buildings do not provide an attractive shopping experience. 
 
Adding new space in North Lawrence will only serve to dilute the available demand for 
Downtown.  Conceivably, this space could attract new shoppers, but this will occur only 
if the space complements and enhances the offerings in the Downtown and does not 
compete with the Downtown.  It is extremely unlikely that the proposed development 
will achieve this stature. 
 
Shoppers from Johnson County will not be interested in a Dick’s Sporting Goods store; 
they have sporting goods stores at home, and it competes with the sporting goods 
stores now in the Downtown.  Shoppers from Johnson County will not be interested in 
chain restaurants; they have these chain restaurants at home, and they compete with 
the locally owned restaurants Downtown.  Tourists already have many hotel options.  
We should protect our downtown hotels, especially our historic Eldridge Hotel, and not 
add competing options, especially while occupancy rates are low as they are now. 
 
The experience of Lawrence in building unique commercial centers is instructive.  The 
Riverfront Mall was supposed to be an anchor retail center that would attract bus loads 
of out of town shoppers.  What we got is a tourist caliber hotel.  The Bauer Farms was 
supposed to be new urbanism.  What we got was a drive-through drug store, a drive-
through Taco Bell, and an attempt to build an unneeded home improvement center.  
Lawrence should have learned that very high quality retail space requires public 
participation with well administered controls on the process from the start of the 
development process through operation of the property.  Granting a comprehensive 
plan amendment permits high-quality development.  Unfortunately, it does nothing to 



insure that only high-quality development happens or that it happens only when it is 
needed. 
 
Without proper controls on the development process, the resulting space is likely to 
compete with our Downtown and not enhance it. 
 
 
 
Recommendation 
 
Our retail market is overbuilt.  We have too much space competing for too little 
spending.  Adding space now only worsens the problem. 
 
Our historic Downtown is a unique attraction.  The proposed development will only 
serve to compete with the Downtown, diluting the demand that it needs. 
 
The Planning Commission should deny the proposed Comprehensive Plan Amendment. 
 
 
Yours truly, 
 
 
 
 
 
Kirk McClure 
 
 
 
 
 
 
 
 
 
 
 
 



-----Original Message----- 
From: Dan's E-mail [mailto:dhughes101@sunflower.com] 
Sent: Sunday, January 22, 2012 8:08 PM 
To: Rick Hird 
Subject: North Mass Development 
 
Mr. Hird, 
 
I've been following the progression of the North Mass Development, and in my 
conversations with many of the stakeholders in Downtown, most are completely 
unaware of the project. Several have expressed a desire to speak at the Planning 
Commission Meeting, but are unable to attend on short notice.  
 
With this in mind, I would like to request the deferring of this item to the next meeting 
so that those folks can have their voices heard.  
 
Sincerely, 
 
Dan Hughes 
Sunflower Outdoor & Bike Shop 
804 Massachusetts St. 
Lawrence, KS  66044 
(785) 843-5000 work 
(785) 393-4992 mobile 
dhughes101@sunflower.com 
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