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                                                                                                             Agenda Item No. VII-1

City of Wichita
City Council Meeting

November 9, 2021

TO: Mayor and City Council

SUBJECT: PUD2021-00018 – City Zone Change from TF-3 Two-Family Residential, LC 
Limited Commercial, and GO General Office to Planned Unit Development #92 
(Happiness Plaza); Generally Located South of East Douglas Avenue at the 
Northwest Corner of East Oakland Avenue and South Clifton Avenue (123, 125 
South Clifton Avenue and 3344 East Oakland Avenue). (District I)

INITIATED BY:  Metropolitan Area Planning Department

AGENDA: Planning (Non-Consent)

MAPC Recommendation: The MAPC recommended approval of the request (8-2) subject to conditions.

DAB Recommendation: District Advisory Board (DAB) I recommended denial of the request (6-4).

MAPD Staff Recommendation: Metropolitan Area Planning Department staff recommended denial of 
the request. 
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Background:  The applicant is requesting a zone change from TF-3 Two-Family Residential, GO 
General Office, and LC Limited Commercial to PUD Planned Unit Development (custom zoning) to 
create the Happiness Plaza PUD #92 on property generally located one-block south of East Douglas 
Avenue and within one-quarter mile east of South Hillside Avenue. The subject site consists of the 
following three parcels (listed by address):

Property Address Zoning
123 South Clifton Avenue LC Limited Commercial (northern portion of the property)

TF-3 Two-Family Residential (majority of property)

125 South Clifton Avenue TF-3 Two-Family Residential

3344 East Oakland Avenue LC Limited Commercial (northern portion of the property)
GO General Office (northern portion of the property)
TF-3 Two-Family Residential

All three properties are currently developed with houses constructed between 1900 and 1930. A map of 
the zoning is attached to this agenda report. 

Custom Zoning District
The proposed custom zoning PUD would allow the following uses: 

 an ancillary parking lot for the properties owned by the applicant and fronting East Douglas; and 
 the ability to hold a farmer’s market on the site from time-to-time. 

Below is a brief overview of the custom PUD zoning with highlights of how it compares to the TF-3 
zoning district that it is based on. The full text of the proposed PUD zoning is attached to this staff 
report. 

 Parking in Setbacks
o The base zoning and development standards of the PUD are based on TF-3 Two-Family 

Residential zoning district. The proposed PUD would deviate from TF-3 zoning 
regarding the setbacks, by not requiring them if the site is developed as an ancillary 
parking lot. This would allow for parking to occur in the front and street side setbacks, 
which would normally be prohibited in the TF-3 zoning district.

 Supplementary Use Regulations
o The proposed PUD would require ancillary parking at the site to adhere to the standard 

supplementary use regulations in Section III-D.6.p of the Unified Zoning Code 
(attached), with one exception. The exception is that the proposed PUD would allow 
parking within the front and street side setbacks, which is normally not allowed in TF-3 
zoning. 

 Signage
o The proposed PUD would require signage to be in accordance with TF-3 zoning. 

 Farmers Market and Supplementary Use Regulations
o The proposed PUD would require any farmer’s market use to adhere to the standard 

supplementary use regulations in Section III-D.6.jj of the UZC (attached), except 
Condition 9 shall not apply. Condition 9 requires an Administrative Adjustment to 
license the farmer’s market if it is in a special district that does not permit uses of LC 
Limited Commercial zoning. The permitted uses of the proposed PUD would not 
permit uses in LC zoning.
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Parking Analysis 
Based on information provided to the Planning Department and a review of aerial images, the property 
owners control or have access to a total of 85 parking spaces. 
Property Address Description Access Status Parking Spaces
3555 E. Douglas West Lot Own 16
3555 E. Douglas East Lot Own 16
3555 E. Douglas South Lot Own 6
3543 & 3429 E. Douglas Own 26
3705 E. Douglas Lease 21
Total (estimate) 85 spaces

In 2019, this property and properties to the west, under the same ownership, were included in an 
Administrative Adjustment (BZA2019-45) for a 22 percent parking reduction, permitting 64 spaces 
instead of 82. The Administrative Adjustment took into account the total required parking spaces for all 
uses (including the Belmont restaurant) and the available off-street parking spaces for the entirety of the 
applicant’s campus. The number of available spaces for properties addressed 3429 and 3543 East Douglas 
exceeded the number of required spaces for those uses. There was a deficit of available parking spaces for 
3555 East Douglas based on the Unified Zoning Code parking requirement. This information is tabulated 
below. Therefore, the Administrative Adjustment assumed that the excess parking available for 3429 and 
3543 East Douglas would be available for patrons of businesses of 3555 East Douglas.

UZC Required Off-
Street Parking*

Available Off-Street 
Parking

Surplus/ (Deficit)

3429 & 3543 E Douglas 7 26 19
3555 East Douglas 57 38 (19)
Total 64 64 0
* Reflects the required spaces after 22 percent reduction was applied. 

A parking survey was conducted for the area near the subject site illustrated in an attachment. The 
purpose of the study was to document the on-street and off-street parking capacity of the area and the 
utilization of that parking at various times during a typical week. The study documented parking 
utilization at 12:00 p.m., 3:00 p.m. and 6:00 p.m. on all studied days. Tabulated data from this study is 
attached, Please note there is a discrepancy in the number of available, applicant-owned off-street parking 
spaces documented by the applicant in the study versus how many were listed as available in the 
Administrative Adjustment. The study indicates there are two fewer spaces available.  The study found 
the following.

 There are approximately 230 off-street parking spaces in the area
 There are approximately 195 on-street parking spaces in the area. Of that total, generally 168 

(84%) are available Monday through Saturday; 27 more spaces (14 percent) are available on 
Sundays.

 Off-street parking owned or leased by the applicant: 
o On weekdays (Monday – Thursday), 6:00 p.m. saw the highest utilization of off-street 

parking. Utilization did not exceed approximately 72 percent and 28 percent was 
available. 

o On weekends (Friday – Sunday), 12:00 p.m. on Saturday and Sunday saw the highest 
utilization of off-street parking. Utilization at this time did not exceed 67 percent. Friday 
at 6:00 p.m. saw the highest utilization off-street parking. Utilization did not exceed 76 
percent and 24 percent was available. 

 On-street parking
o On weekdays (Monday – Thursday), 6:00 p.m. saw the highest utilization of on-street 

parking. Utilization did not exceed approximately 33 percent at this time and 
approximately 67 percent was available.

o On weekends (Friday- Sunday), 12:00 p.m. and 6:00 p.m. had similar numbers of 
utilization of on-street parking.
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 At 12:00 p.m., utilization did not exceed approximately 32 percent and 
approximately 68 percent was available.

 At 6:00 p.m., utilization did not exceed approximately 37 percent and 
approximately 63 percent was available.

The applicant informed staff that they lease space from the Church of Scientology (3705 E. Douglas 
Avenue) on the east side of South Clifton, and use this parking lot for their employees of The Belmont 
Restaurant. They also stated that in the recent past they approached other organizations such College Hill 
Pediatric Dentistry (3305 E. Douglas—southeast corner of Douglas and Rutan) and Victory in the Valley 
(3755 E. Douglas—southwest corner of Douglas and Circle) regarding leasing parking spaces. Both 
organizations declined. 

Surrounding Properties
Property to the north is zoned LC Limited Commercial and is developed with a commercial center with a 
restaurant and retail space. In 2019 this property was approved for a 22 percent parking reduction from 82 
spaces to 64 spaces (BZA2019-00045). Property to the south is zoned SF-5 Single-Family Residential and 
is developed with a single-family dwelling and accessory structure. Property to the east is zoned GO 
General office and is developed as a church with accessory parking. In 1977, this property was approved 
for a parking reduction from 27 to 23 spaces. Property to the west is zoned TF-3 Two-Family Residential 
and is developed with a duplex.

Conformance to Plans/Policies
The proposed rezoning is not in conformance with the Community Investments Plan. The adopted 
Wichita-Sedgwick County Comprehensive Plan, titled the Community Investments Plan, identifies the site 
as located within the Established Central Area.  The Comprehensive Plan’s 2035 Wichita Future Growth 
Concept Map identifies this location as “Residential.” This category supports development of varying 
densities and types of residential uses. Location Guidelines for site within the Established Central Area 
encourage development that maximizes public investment in existing and planned infrastructure services. 
For the subject site, residential is considered the highest and best use. Developing a parking lot does not 
maximize the public investment for existing infrastructure. 

The proposed rezoning is not in conformance with the Wichita: Places for People Plan.  The Wichita-
Sedgwick County Comprehensive plan identifies the Established Central Area and recommends an Urban 
Infill Strategy for the Established Central Area. The Wichita: Places for People Plan provides 
recommendations for urban infill development in the Established Central Area. The Places for People 
plan identifies the site to be within an Area of Stability defined as areas within the ECA that exhibit less 
stress, fewer economic, connectivity, and walkability issues. The plan states that improvements in these 
areas should be geared toward continuing the area’s momentum and strengthening the established context. 
The established context in this area is a mixture of multi-family, single-family, and two-family residential
dwellings.

A goal of the Wichita Places for People Plan is to promote walkable development that is oriented toward 
people, balancing the use of automobiles. The Parking Standards in this Plan state that parking lots can 
disrupt walkable development patterns based on their size, location, and design. It is important for 
walkable places to reduce the requirement of off-street parking (particularly when transit is present), 
maximize the utilization of on-street parking, and encourage opportunities for shared, remote, or public 
parking. The subject site has already been approved for a parking reduction, transit is available on 
Douglas Avenue, and on-street parking is available near the site. In addition to normal bus service, the Q-
Line provides free transit service at 15 minute intervals from this area of the College Hill neighborhood, 
west along Douglas Avenue to Seneca Street in Delano.   

The Wichita Places for People Plan emphasizes supporting uses that maximize the opportunity for future 
public investment by contributing to the property tax base. Taxes generated by contributing properties can 
be used for public investment in other parts of the community. Removing the residences and using the site 
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for parking would have a negative effect on property tax revenue. Using 2021 data from County records 
and the current mill levy, Planning Staff estimated the loss of property tax revenue and how many dollars 
in sales would need to be generated to off-set the lost revenue. Overall, the total loss in annual property 
tax revenue is $4,737 split between the City of Wichita, Wichita USD 259, and Sedgwick County. 

Analysis:  On October 7, 2021, the Metropolitan Area Planning Commission (MAPC) recommended 
approval subject to staff comments (8-2) with the following changes.

1. The applicant shall submit a site plan/ landscape plan to the Planning Department for review and 
approval prior to the issuance of building permits. 

2. The PUD text shall be amended to remove “Farmer’s Market in the City” as a permitted use.
Members of the public spoke at this public hearing voicing support and opposition to this request. 

On October 4, 2021 the District Advisory Board (DAB) I reviewed the application and recommended 
denial (6-4). The recommendation of the DAB differs from the MAPC recommendation. Members of the 
public spoke at this public hearing voicing support and opposition to this request. 

Staff recommendation is to deny the request. 

Several protest petitions were submitted concerning this application, both within the 200-foot, valid 
protest radius and outside the valid protest radius. The valid protest petitions total 33.75 percent of the 
land area within 200 feet of the subject property. This exceeds the 20 percent threshold. Therefore, the 
request must be approved by a super majority vote (6 of 7 votes).

Financial Considerations:  Approval of this request will not create any financial obligations for the City.

Legal Considerations:  The Law Department has reviewed and approved the ordinance as to form.

Recommendation/Actions:  It is recommended that the City Council adopt the findings of the MAPC, 
approve the requested zone change based on the MAPC recommendation and place the ordinance on the 
first reading, authorize the necessary signatures, and instruct the City Clerk to publish the ordinance after 
approval on second reading (requires 6 of 7 votes or a three-fourths).

Alternatives: The City Council may:
1) Override the MAPC recommendation, provide alternative findings, and deny the requested zone 

change (requires 5 of 7 votes or two-thirds); 
2) Approve with modifications to the MAPC recommendation (requires 5 6 of 7 votes or two-thirds

three-fourths);
3) Return the application to the MAPC for reconsideration (requires 4 of 7 votes or a simple 

majority).

Attachments:
 MAPC Recommended PUD Language (if approved);
 Ancillary Parking Areas, Section III-D.6.p;
 Farmer’s Market in the City, Section III-D.6.jj;
 Wichita Municipal Code Section 3.94: Organized Farmer’s Markets;
 PUD Plan;
 Applicant Property Ownership/Paring Study Area Map;
 Parking Study Utilization Tables; 
 Administrative Adjustment;
 Aerial Map;
 Zoning Map;
 Land Use Map;
 Protest Map 1 (Immediate Application Area) ;
 Protest Map 2 (Full Map);
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 Protest Calculation Regarding Clifton Place Condominiums
 Site Photos;
 MAPC Minutes Excerpt;
 DAB I Report;
 Ordinance (if approved).


