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(Published in the Topeka Metro News July 2, 2008)
ORDINANCE NO. 19111
A CITY OF TOPEKA ORDINANCE introduced by City Manager Norton N. Bonaparte,
Jr. pertaining to an amendment to the text and map of the Topeka
Comprehensive Metropolitan Plan. (CPA 07/1)

BE IT ORDAINED by the Council of the City of Topeka, Kansas, on this 24" day
of June, 2008, as follows:

Section 1. The Comprehensive Metropolitan Plan for the City of Topeka may
be adopted by the Topeka City Council upon the recommendation of the Topeka
Planning Commission.

Section 2.  Section 110-72 of the Topeka City Code lists the elements that may
be included in the Comprehensive Metropolitan Plan, and specifies that the Plan may
include neighborhood plans for all geographic sub-areas of Topeka.

Section 3.  The Central Park Neighborhood Plan, a copy of which is attached
hereto as Attachment A and incorporated by reference as if fully set forth herein,
provides long-range guidance for the future growth and development of the area
generally bounded by SW Huntoon Street and SW 13" Street to the north, SW Topeka
Boulevard to the east, SW 17" Street to the south, and SW Lane Street to the west.
The Neighborhood Plan sets forth a ten (10) year vision with goals and strategies
relating to land use, commercial and image corridors, housing, parks, infrastructure,
public safety, and community organization in a comprehensive manner that recognizes
the desire to increase the livability of the Central Park Neighborhood.

Section 4. The Topeka Comprehensive Metropolitan Plan is hereby amended

by the addition of the Central Park Neighborhood Plan as a separate Plan Element.
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Section 5.

This ordinance shall take effect and be in force from and after its

passage, approval and publication in the official City newspaper.

PASSED and APPROVED by the City Council June 24, 2008.

ATTEST:

U()wﬁ(ar

Brenda Younggr, City| Clerk

William W. Bunten, Mayor
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In August, 1996, the previous Holliday Park Neighborhood Improvement
Association (NIA), through the Central Topeka TurnAround Team, submitted a
request to the Topeka Planning Commission for the down-zoning of their
neighborhood to a predominantly single-family residential classification. As a
result, the Holliday Park Neighborhood Plan of 1998 was adopted by the
Topeka City Council, which at the same time also approved the down-zoning of
most of the neighborhood to a more low density residential district. The previous
Plan of 1998 included the boundaries of the newly-formed Central Park NIA and
the Historic Holliday Park NIA. This update refers to the roughly 200-acre area
now referred to as the Central Park neighborhood.

The purpose of this document is twofold: (1) to update the existing conditions of
the neighborhood and to analyze trends that occurred within the area between
the previous plan creation date in 1998, and (2) to provide long-range guidance
and clear direction to the City, its agencies, residents, and private/public interests
for the future conservation and revitalization of the Central Park neighborhood.
This document was prepared in collaboration with the Central Park NIA and the
Topeka Planning Department. It establishes a 10-15 year vision and
appropriate policies for land use, housing, community character, community
facilities, and circulation for the Central Park neighborhood. The Plan is intended
to be a comprehensive, cohesive, and coordinated approach to neighborhood
planning that constitutes an amendment to the Comprehensive Plan and is
regularly monitored, reviewed, and formally updated once every five years or
as needed.

It is impractical, however, to expect all recommendations of this plan to be
implemented in a timely manner. Recommendations for infrastructure, housing
and parks all involve major City expenditures that are constrained by the amount
of tax revenuves the City collects. Other NIA’'s compete for such allocations as
well.  Reliance on non-City funding sources will also determine the pace of
implementation. Thus, another purpose of this plan is to provide guidance for
priorities in order to determine the most prudent expenditures with limited
resources.

Process  In October, 2006, the Central Park SORT Committee was formed by committed
residents of the area in order to qualify and apply for Community Development
Block Grant (CDBG) funds administered by the City of Topeka to use for
revitalization activities in low-income, distressed areas of the City. In February of
2007, the Topeka City Council approved the Central Park neighborhood to be
one of two designated target neighborhoods for planning assistance in 2007,
and to receive significant funding to implement that plan in the years 2008 and
20069.

This document has primarily been prepared in collaboration with the Central Park
NIA. The NIA devoted many of their monthly meetings in 2007 in order to
formulate the goals, guiding principles, strategies and actions recommended in

Central Park Neighborhood Plan
May, 2008
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the Plan. Beginning in the fall of 2006, planning staff conducted a property-by-
property land use/housing survey of the neighborhood and collected pertinent
demographic data. The information was shared and presented during a
community workshop at the Central Park Community Center in March, 2007. A
draft of the final Plan was also presented to the community at a
confirmation/wrap-up meeting held in October, 2007.

central Park Neighborhood Plan Update
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A. HISTORY AND CHARACTER

The Central Park Neighborhood is located in the heart of the City of Topeka,
Kansas, just southwest of the Capitol Plaza and the Central Business District.
Heavily traveled arterial streets — SW Huntoon Street, SW Topeka Boulevard,
SW 17th Street, and SW Woashburn Avenue - bound the neighborhood. The
areas to the south, west, north and east are generally residential in character
while the areas bordering the neighborhood along Topeka Blvd are
predominantly office and professional uses. The ceniral business district extends
into the northeast corner of the neighborhood. The Central Park neighborhood,
furthermore, no longer encompasses the present boundary of the Historic Holliday
Park neighborhood, which is an approximately 15-block area north of SW 13
Street.

The history of the neighborhood is rather turbulent as the area has undergone
many changes, especiaily over the past 100 years. The area was consolidated
within the City limits around the year 1890, and began to experience significant
development by this time. Early housing development was characterized by the
styles favored in the era, which included Queen Anne, Craftsman, Bungalows,
Prairie, Homestead and Tudor homes. Many of these styles are evident
throughout the neighborhood today. Trolleys also once crisscrossed the
neighborhood to take people to work in Downtown Topeka. The iron curbing that
still exists on the west side of the park was used for leverage to up-right the
trolley cars when they jumped the track along SW Clay Sireet.

The area is named after the 15-acre park at the center of the neighborhood,
which was developed through the efforts of several individuals, most notably a
man named Dr. John McClintock, who in 1899 sold his property to the City of
Topeka for $1.00 to be used for park space. Soon afterwards, various other
residents began to acquire property in the neighborhood and also donated or
sold the land for a small price to be used as park space. It appears from
newspaper records that the land had a natural depression and was a rather
underutilized area in the neighborhood before it was donated as park space.
Regardless, by 1901, all of the land for “Central Park” was dedicated for public
use.

Immediately after the land for the park was assembled, construction began on
three ponds that ran the length of the park, each of which was stocked with fish
and became the nesting place for swans and ducks as well. The southern lake
had an island, while walking paths, flower beds and trees were constructed and
planted throughout the park. Without a doubt, “Central Park” was one of the
most significant attractions in the City of Topeka, as evidenced by the production
of postcards touting it as a major visitor destination in Topeka in the early 1900s
(see cover for example).

Central Park Neighborhood Plan
May, 2008
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Top: Proposed sketch of the park before construction around 1900. Bottom: Photo from the southwest

corner of the Park looking northeast, taken around 1910.
Society.

Images courtesy of the Kansas State Historical
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During the 1920s, which was a period of significant rural to urban migration and
very limited homeownership opportunities, many of the former single-family
homes were converted to apartment-style dwellings to accommodate the demand
for rental units in an attractive setting nearby (but not within) the central business
district. As a result, many of the homes in the neighborhood were stripped of
their intended use and architectural integrity. By the 1950s, however,
tremendous city growth made brand new suburban areas available to a
burgeoning homeowner population. Sadly, these and other urban migration
trends of this time made the Central Park neighborhood less attractive to own a
home, and thus many residents began to move to newer areas of the City.

It was during this time that the neighborhood and the park became neglected
and misused, which made many residents very displeased with the City. Around
1960, a compromise was reached to build more recreational uses within the park,
and eventually the north pond was filled in to build an arbor. On June 8, 1966,
however, a tornado sliced through Topeka and left an indelible impression that
drastically altered the character of Central Park once again. Many of the
predominantly sound single-family homes within the path of the tornado were
damaged beyond repair, including the former Central Park Elementary School.
The park itself became a dumping ground for tornado debris, which was burned
into ash and used to fill in the center pond.

The aftermath of the tornado left a great need for housing. Since much of the
neighborhood was already zoned for multi-family purposes, it created a
dilemma. A post-tornado study of the area reported:

“Much of the residential land should continue to be desirable for single-family use.
However, this type of development is hampered because all of the residential land is
presently zoned for duplex and multi-family housing, and prospective homebuyers
are naturally reluctant to build or buy in an area that promises future development
along lines other than single-family residential use.”

Topeka Feasibility Study (1967)
Topeka City Commission and Urban Renewal Commission

This is an aerial photo taken
directly after the destruction of
the 1966 tornado (facing west).
The  former  Central  Park
elementary school is visible near
the top of the photo.

Central Park Neighborhood Plan
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As predicted, many homeowners were reluctant to rebuild their homes following
the tornado and within a period of 5-6 years, blocks of storm damaged single-
family houses were replaced with a shopping center along Lane Street, a new
middle school and tennis courts, and a number of high-density apartment
buildings. Lane Street and Washburn Avenue were converted to a one-way pair
thoroughfare, and “Central Park” was redesigned to accommodate a community
center and athlefic fields for the new Robinson Middle School. The urgency to
rebuild outweighed the many long-term impacts of the new developments and
collectively changed the social and physical “face” of the neighborhood.

A 33-unit apartment complex- along
SW Fillmore Street that was built
after the tornado in what had been a
traditionally  low-density,  single-
family residential area.

B. EXISTING CONDITIONS

Health

The Neighborhood Element of the Comprehensive Plan establishes a health rating
for all neighborhoods in Topeka in order to prioritize planning assistance and
resource allocation. The health ratings are based upon the existing conditions of
the neighborhood in regard to property values, crimes per capitq,
homeownership levels, the number of boarded homes, and the percent of people
living below the poverty level. According to the updated Neighborhood Element,
the Central Park area is divided among two different health ratings along the
boundary of SW Clay Street. The western portion of the neighborhood is
designated as At Risk (emerging negative conditions), while the rest of the
neighborhood east of this boundary is designated as Infensive Care (most
seriously distressed conditions). The health of the eastern portion has declined
since 1999 when it was originally rated as At Risk.

Land Use
The type and mix of land uses within the Central Park neighborhood has changed
since a survey of the area was last conducted in 1998, as evidenced in Table #1.
The percent of single-family parcels increased modestly by 1%, while the number
of parcels used for two-family and multi-family purposes decreased by -21%
and -16% respectively. This reduction of two and multi-family parcels can be
attributed to the mixed-use redevelopment project located between SW
Washburn Avenue and Lane Street, and between 17t Street and Huntoon Street

Central Park Neighborhood Plan
May, 2008
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in which a number of housing and commercial structures were demolished in the
fall of 2006. Parcels used for commercial land uses, in fact, decreased in the
neighborhood by over -45%.

While the neighborhood is split between numerous different land uses, single-
family residential properties are still the most pervasive within the neighborhood
and comprise nearly 70% of all parcels in the area. On the other hand, land
uses such as office, commercial — retail/service, institutional, parking /other, and
recreation/open space total six (4) percent of all parcels in the neighborhood,
but still comprise over 26% of the neighborhood’s land area, and thus are
predominate features of the neighborhood as well.

Table 1
Existing Land Use = Central Park (2007)

Land Use Category Parcels | Parcels % Change % Total Acres| Percent
2007 1998 1995-07 2007 2007 2007
Residential - Single-Family 485 4380 1.0% 70.2% 65.3 45.1%
Residential - Two-Family 5 79 -21.0% 0.7% 0.5 0.3%
Residential - Two-Family (c) 571 NiA N/AY 8.2% 82 5.7%
Residential - Muiti-Famity 21 61 -16.0% 3.0% 18.7 12.9%
‘Residential - Multi-Family {c) 31 NAA, NAAT 45% 55 3.8%
_Commercial - RetailfService 17 £l -45.2% 2.5% 45 3.2%
Office 12 15 -20.0% 1.7% 7.2 5.0%
Institutianal 4 ) -20.0% 0.6% 8.8 6.1%
‘Parking 3 10 -20.0% 1.2% 2.1 1.4%
‘Open Space 1 1 0.0% 0.1% 15.4 10.6%
“Wacant 48 50 -4.0% 6.9% 8.6 5.9%
Mixed-Use 2 0 200.0% 0.3% 25 1.7%
Subtotal 691 732 5.6% 100.0% 144.9{  100.0%

Public ROW 53.5

Total Area 198.4

Source: Topeka Planning Dept. & Shawnee County Appraisers Office (Feb., 2007). Nofe: o comparison was
made between the combined number of parcels for both two-family and multi-family land uses between 1998
and 2006.

Map #]1 illustrates the existing land uses in the neighborhood.  Multi-family
structures are interspersed throughout the neighborhood, with several units
actually located in mid-block areas directly adjacent to and surrounded by
single-family residential properties. Areas with a large concentration of
medium /high density residential development are generally located in areas that
were heavily damaged by the 1966 tornado or where high intensity uses are
encroaching upon older single-family residential neighborhoods. Former single-
family homes that have been converted to two-family and multi-family structures
are also scattered throughout the neighborhood, representing almost 13% of all
residential properties. The Central Park neighborhood also has a higher than

Central Park Neighborhood Plan
May, 2008
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normal percent of vacant parcels, (7%), with a large concentration of these
parcels in the Southeastern area of the neighborhood.

The Capitol Plaza Area Authority has ultimate zoning jurisdiction east of Polk
Street and north of 14" Street. Following the 1966 tornado, a number of
rezoning cases occurred that were all high intensity deviations from the
neighborhood’s base zoning districts of two-family and multiple-family land uses.
In 1998, however, a great portion of the neighborhood was rezoned to the lower
intensity “R-2" single-family residential designation. As a result of this down-
zoning, the interior of the Central Park neighborhood consists mainly of single-
family residential zones, while multi-family, commercial and office zoning districts
generally occupy the fringe areas of the neighborhood bordering the arterial
streets.

Housing Density

As Table #2 indicates, the total number of housing units within the neighborhood
declined from 1998 to 2006 by about -11%. The number of single-family units
increased by 1%, while the number of two-family and multi-family units reduced
by -29% and -14% respectively. Demolitions, conversions back to single-family
structures, as well as the Washburn/Lane redevelopment project have all caused
this reduction in the number of number of housing units in Central Park. The
neighborhood, however, still has a relatively high net-density figure, 9.2 housing
units/acre, which can be attributed to the concentration of two-family and
multiple-family structures that remain throughout the area. Almost 4%, in fact,
of all dwelling units in the neighborhood are of these land use types, while single-
family premises account for only about 36% of all housing units.

Table 2

Housing Density = Central Park (Existing)
Housing Type Units Units| % Change| % Total Units Acres| Units/Acre
2007 1998 1998-07 2007 2007 2007
Single-Family 485 480 1.0% 3B.1% 65.3 7.4
Two-F amily 130 182 -28.6% 8.7% 8.7 14.9
Multi-F amily 729 849 -14.1% 54.2% 19.1 38.2
Net Density 1344 1511 -11.1% 100.0% 93.1 14.4
Gross Density (w/ROW) 1344 146.6 9.2

Source: Topeka Planning Department (Feb., 2007)

Housing Conditions

Overall, the quality of the housing stock within Central Park is in a relatively poor
state as nearly 18% of all residential structures exhibit major deficiencies, as seen
in Table #3 (housing conditions and ratings are defined in the Appendix). Single-
family and two-family units generally exhibit the worst conditions, as nearly one-
fifth of these types of properties are reported to have major deficiencies. While
apartment buildings in the neighborhood do not exhibit a significant number of
structural deficiencies, many of the units currently available do not generate high-

Central Park Neighborhood Plan
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demand and may hinder the ability of the neighborhood to achieve future goals.
Housing conditions within the neighborhood, furthermore, have worsened since a
survey of the neighborhood was last conducted in 1998 by the planning
department staff. By comparing the existing housing conditions within the
neighborhood (Map #3) to that of the 1998 plan, it appears that only three (3)
blocks within the neighborhood have shown improvement, while more than double
that number (7) became worse in regard to the category of deterioration. All
other blocks remained the same. The Washburn/Lane redevelopment area was
not surveyed.

The blocks that exhibit the worst housing conditions are generally located to the
east and south of “Central Park” near the Kansas Expocentre, from the 1400 to
1600 blocks of SW Clay Street to SW Tyler Street. Several units, in fact, along
the 1500 block of SW Polk Street as well as the 1600 block of SW Tyler Street
are vacant at the time of this survey and are in a severe state of disrepair. Units
along the 1200 block of SW Lincoln Street, as well as the 1400 block of SW
Western Avenue are also in particularly troublesome conditions.

Table 3
Housing Conditions — Central Park (Existing)
Housing Type Minor Deficiencies Intermediate Major Deficiencies Total
Deficiencies
# Properties % | # Properties % | # Properties % | # Properties
Single-Family 200] 42.1% 188]  39.6% g7 18.3% 475
Two-Family 201 323% 27 435% 15 24.2% 62
Mulh-Family 28|  56.0% 21| 42.0% 1 2.0% 50
Total 248] 42.2% 236 40.2% 103 17.5% 387

Source: Topeka Planning Department (Feb., 2007). Average block conditions are relative to fhe
neighborhood and should not be compared fo similar surveys in other neighborhoods. Refer to
Appendix “D" for specific definitions of conditions.

Tenure
Central Park is still predominately neighborhood occupied by renters, as nearly
three out of every four housing units are inhabited by tenants (see Table #4). As
stated previously, two-family and multi-family structures account for over 60% of
all units in the neighborhood and most of them are renter-occupied. Single-family
units, furthermore, are only 40% owner-occupied.

As illustrated in Map #4, blocks with low numbers of owner-occupants can be
found throughout the neighborhood, but are especially notable in areas near the
arterial streets of SW Huntoon, SW 17" Street and Washburn Avenuve. These
areas have also experienced a decrease in the level of owner-occupancy over
the last decade as well. The most concentrated areas of homeownership,
however, occur within the interior core of the neighborhood near the 1300 blocks
of SW Llincoln and Buchanan Streets, as well as the 1400 block of SW Polk
Street. In contrast, these areas have experienced the most improvement in
regard fo the level of owner-occupancy at the block level over the past decade
or so, albeit only slightly. The Washburn/Lane redevelopment area was not
surveyed.

Central Park Neighborhood Plan
May, 2008
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Table 4
Housing Tenure = Central Park (Existing)
Housing Types | Owner-Occupied | Renter-Occupied Vacant Total

Units %o Units %| Units %o VUnits

Single-Farmily 192 38.6% 273 56.3% 20 2. 1% 485
Two-Family 20 15.9% 98 77 8% 3 7.2% 126
Multi-Farnly 22 3.9% 458 31.9% 79 5% * 559
Tatal 234 20.0% 829 70.9% 107 9.1% 1170

Source: Topeka Planning Department (Feb., 2007)
*estimate (see the Existing Conditions tables located in the Appendix for explanation)

Property Values/Age

According to data gathered by the Shawnee County Appraiser, real estate
values in the neighborhood have increased modestly since 1998. The average
appraised value of a single-family home was near $39,500 in 2007, which is an
increase of 20% from 1998, while the average value for a two-family structure
increased by nearly the same amount. Property values for multi-family structures,
however, increased quite impressively during this period. The Washburn/Lane
redevelopment area was not surveyed for property values.

The housing stock in Central Park is relatively old. According to the 2000 census,
over one-third (37%) of all units in the neighborhood were built prior to 1940,
while about one percent (1%) was built after 1989. The latter figure increases to
around 13% with the addition of the Washburn/Lane redevelopment project.

Table 5
Average Property Values — Central Park

Land-Use 2007 1998 % Change 1998-'07
Residential - Single-Family $ 39,470 [ $ 32,840 20.2%
Residential - Two-Family $ 38,140 | $ 31,390 21.5%
Residential - Two-Family (c) $ 30,660 | $ 31,010 -1.1%
Residential - Multi-Family 3 598,400 | $ 112,130 433.7%
Residential - Multi-Family (c) $ 43,390 | $ 33,690 28.8%
Vacant Land 3 1,750 N/A N/A

Source: Shawnee County Appraiser (Feb., 2007)

Public Safety

Map #5 illustrates the number of reported major crimes committed by block for
the two-year period from January, 2005 to December, 2006 according to crime
statistics provided by the Topeka Police Department. The blocks with the largest
crime totals generally occur near concentrations of multi-family wunits and
commercial structures such as the intersection of SW 17 Street and Washburn
Avenue, near the gasoline service station located at SW Huntoon and Lane
Street, the elderly facility located at 13t and Polk Street, as well the multi-family
units along the 1300 block of SW Western Avenue. Criminal activity is only a
symptom of a neighborhood’s overall poor health and livability. The revival of
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the Central Park neighborhood will only be successful if comprehensive strategies
are undertaken to care for the whole neighborhood, rather than simply treating
the symptoms. Due to a change in the way in which the Police Department tracks
crime levels throughout the City, it would not be accurate to analyze trends in the
neighborhood from 1998 to 2006. Major crimes are defined as Part 1 crimes —
murder, rape, robbery, aggravated assault, burglary, and theft.

Development Activity

Development Activity in the neighborhood between 1997 & 2006 has been
primarily limited to demolitions (Map #6). During this time, there were 40
building permits issued in the neighborhood, 36 of them for demolitions. The four
remaining permits were issued for commercial development (1), multi-family
residential development (1), and single-family residential development (2). The
most substantial new building activity has occurred along the Washburn/Lane
corridor that includes approximately 180 multi-family apartment units, 33 owner-
occupied townhomes, and commercial /retail space as well.

Circulation

The neighborhood is bound to the east by the principle arterial SW Topeka
Boulevard, to the north by the minor arterial Huntoon Street and 13t Street, and
to the south and west by the minor arterials 17+ Street and Washburn Avenue.
The neighborhood experiences heavier than usual traffic as three minor arterial
streets (Lane Street and Huntoon Street) and one collector street (Western
Avenue) run through the interior of the neighborhood. Table #6 summarizes the
annual average daily traffic (AADT) volumes for intersections within the City's top
100 locations. Segments of Washburn, Lane, 174, and Topeka are all identified
as having traffic capacity problems in the Transportation Plan.

Table 6 .
Average Annual Daily Traffic (AADT)
Intersection Classification AADT Accidents
Washburn / 17 ST | Prin. Arterial / Min. Arterial 39,350* 19
Lane / Huntoon ST | Min. Arterial / Min. Arterial 15,540* 3

Source: Topeka City Engineer (2006)
*Recorded 2004

Public Facilities
Within the boundary of the Central Park neighborhood there are several public
facilities: the 15-acre “Central Park” and Community Center, as well as Robinson
Middle School. The tennis courts adjacent to the school, along with the Central
Park recreation/open space that contains a running track/athletic field, are each
jointly used by USD 501 and by the public. The Central Park Community Center
contains a gym, classrooms, and game room open to the public.
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Central Park Neighborhood
Existing Land Uses
Map #1

Huntoor

Washbarn

Land Use Classifications

D Single-Family Residentiai Office
Two-Family Residential @ cormecial
Mixed-Use

Two-Family Residential (c)

@ Vutti-Family Residential Open Space
- Mutti-Family Residential (c) - Parking
- Institutional D Vacant

Topeka Planning Department (2007)
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Washbum

Central Park Neighborhood
Existing Zoning
Map #2

Huntoon

Topeka Planning Department (2007)
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