


 Lee, 

 
We are taking the Plan to the Planning Commission on March 25th.  The meeting starts at 6:30pm and will be held in the City 
Commission chambers. 

 Thanks. 

 Dan Warner, Long-Range Planner, AICP 

 
 

From: Lee Rader [mailto:leelrader@sbcglobal.net]  
Sent: Saturday, February 28, 2009 1:54 PM 
To: Dan Warner 
Subject: FW: Next Step 

 Dan, any word on when the K10 Draft Plan will be taken up again by the city or planning commission?  Thanks!  Lee Rader 

  

 

From: Lee Rader [mailto:leelrader@sbcglobal.net]  
Sent: Sunday, February 01, 2009 5:01 PM 
To: 'Dan Warner' 
Subject: Next Step 

 Dan, of course my neighbors (& the media) filled me in on the process at the recent County Commission.  My understanding 
is that the West of K10 Draft Plan will now go back to the Planning Commission for their further consideration.  Can you tell 
me if this will be an open meeting & if so, do you know when it will be on the agenda?  Thanks, Lee Rader 
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Mercato/George Williams Way/Sanitary Sewer Improvements 
  
Consider approving, subject to conditions and use restrictions, PDP-08-08-06:  a Preliminary Development Plan for Mercato. The plan proposes a mixed use 
development containing 337,700 square feet on 10 lots and approximately 45 acres. The property is generally described as being located north of Highway 40 
and East of Highway K-10. 
             
Consider accepting dedication of easements and rights-of-way for PF-06-15-06, a Final 

Plat for Mercato Addition 1st Plat, North of Highway 40 & East of Highway K-10.  

This proposed residential lot contains approximately 49.995 acres.      

  

Corliss presented the staff report.  He said the City Commission had conceptually approved the rezoning for this property.  He said in many cases they approve 

zoning, but did not formally enact the ordinance that zoned property until certain conditions were made and completed.  In this case, one of the conditions was tied to the 

preliminary development plan.  The City Commission already approved the zoning for the property at the northwest corner of George Williams Way extended and 6th Street.  

The preliminary development plan was the document that set up the configuration of the site, layout of the buildings, layout of the interior roads, parking lot, and staff reviews 

for compliance with the various requirements under the zoning code.  In this case, this property was reviewed under the previous development code, which was called the 

zoning code as opposed to the new land use development code that became into effect July 1st, 2006.  This project was approximately 45 acres and had roughly 337,000 

square feet.  The City Commission had staff reports and also had added the City Commission minutes that were discussed last year for review and history.  He said the 

market studies and traffic studies were part of the previous record as well. 

Jane Eldredge, attorney for the applicant, said they asked for this issue to go first because the public hearing was held in November and it was simply the vote that 

was deferred and they were going on the basis that this one would simply be up for a vote, since the public comment had been had and if they took care of that first, the 

others ought to fall in line more easily.     

Mayor Hack called for public comment. 

Kirk McClure said it was his job to study, analyze and forecast the behavior of real estate markets.  He said he was sure most of them were aware economics was 

referred to as the dismal science.  He said he would be happy to bring them good news if he had it, but unfortunately the news he was finding about Lawrence’s retail market 

was not especially happy.  He had pulled together information from the City’s inventory and pulled through over 1100 retail buildings, analyzed them for occupancy, 

corrected some information where they could to make sure they had the best available information on the retail market, when the building came into being, what its size 

was.  Similarly, they looked at the demand side.  The Kansas Department of Revenue sales tax revenues were the best indicator of the behavior of demand and the answer 

was pretty simple.  From 1995 through 2006, demand grew only 11% after inflation in Lawrence, Kansas.  The supply grew during that same time period 43%, almost, but 

not quite a factor of four differentials and that was the pace they were overbuilding retail.  He said the result was simply that they had a large surplus stock, vacant space, 

space converted out of retail, blighted space, and an inordinate amount of lost value.  The vacancy rate for the City was now at 8.3%, well above what was considered a 

normal, acceptable market condition, if they took out North Lawrence, which was at 42%, which was a crisis level.  In the past, they were able to say the high level of 

vacancy was being contained in North Lawrence, but the problems were spreading.  He said that was no longer the case that it was just north of the river.  South of the river 

the general merchandise category of retail, which was well over half of all retail, had a vacancy rate of 10%.  He said it was germane to this particular development proposal 

because it was in that general merchandise category the applicant was seeking to add space. 

He said what they had now was a market place where they saw a lot of space converted into office use that spread the harm of the overbuilding of retail into the 

office market which was why they had empty office buildings on Wakarusa and why the second and third phase of that development was never built and why they saw 

developments taking on office space because they simply could not fill them with tenants.  It was why they had downtown buildings that were still running unoccupied.  They 

had conversion to other use such as hotel space, what was to be their signature downtown anchor had been converted into hotel which had disturbed some of the 

redevelopment plans for elsewhere downtown.  Most importantly, they had lost value.  There was a lot of existing space that was now not earning the kind of revenues that it 

should and because of that, it was suffering from under maintenance.  That deterioration then breeds blights and hurts the value of properties nearby.  He said it was 

something they needed to stop. They could not attract shoppers to Lawrence by duplicating the services they had at home.  There was nothing about that proposal that was 

going to make any new destination shopping.  People from Johnson County were not going to drive to the 6th and SLT because they had all that stuff in Johnson County.  

People in Topeka were not going to drive to Lawrence for this and were going to stay in Topeka and shop on Wanamaker Road.  The only unique destination shopping that 

Lawrence had was right in downtown and they needed to protect and preserve downtown.  The unique nature was what imported dollars and those imported dollars was 

what was going to help their retail grow.  He recommended the City Commission not allow this process to move incrementally forward.  It was the instrumentalism of just 

building one more was how the City had gotten itself into the problem of chronic overbuilding.  The market was not self correcting and knew that it was a common belief that 

somehow the market would adjust itself, but the market would not.  He said in many areas of real estate, especially in retail, overbuilding was a chronic condition that 

needed to be stopped.  The incremental problems were what were hurting the city.  He said they needed to not confuse growth and supply with progress.  Progress, in fact, 

was growth in demand; the population, their jobs, their income, that was the progress they saw.  They needed to let the supply be a response to the growth and demand and 

not build more space than needed.   

  

Richard Heckler, Lawrence, said any developer coming before the City or Planning Commission made their projects site plans good looking and the economic 

impacts were above average.  The symptoms of retail saturation were everywhere.  This governing body must remember there were only so many retail dollars and 

Lawrence was surrounded by very large established commercial competition, also known as KCMO, Johnson County and Topeka Metro.  He said they were told to generate 
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