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ORDINANCE NO. 3610

AN ORDINANCE ADOPTING THE COMPREHENSIVE PLAN OF THE
CITY OF INDEPENDENCE, KANSAS, BY REFERENCE,

PURSUANT TO X.S.A. 12-747.

WHEREAS, K.S.A. 12-747 grants a municipality the authority to
adopt it's Comprehensive Plan by ordinance, and,

WHEREAS, the governing body of the city of Independence,
Kansas, finds that the Comprehensive Plan of. the City of
Independence, Kansas, should be adopted by ordinance rather than by
resolution.

THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF THE CITY OF
INDEPENDENCE, MONTGOMERY COUNTY, KANSAS, THAT,

SECTION I: ADOPTION OF COMPREHENSIVE PLAN. The Comprehensive
Plan of the City of Independence, Kansas, is hereby adopted as an
ordinance of the City of Independence, Kansas.

SECTION I I: INCORPORATION BY REFERENCE INTO THE ORDINANCES AND
CODES OF THE CITY OF INDEPENDENCE, KANSAS. It is hereby
incorporated by reference into the codes and ordinances of the City
of Independence, The Comprehensive Plan of the City of
Independence, Kansas, dated the 2nd day of Septamer ,
1981 • Copies of said Comprehensive Plan shall be marked or
stamped "official copy" as adopted by the governing body of the
City of Independence, Kansas, and shall be attached to a copy of
this ordinance and filed with the City Clerk to be open for
inspection and available to the public at all reasonable hours.

SECTION I I I: EFFECTIVE DATE: This ordinance adopting and
incorporating said Comprehensive Plan, into the codes and
ordinances of the City of Independence, by reference, shall take
effect and shall be in full force and effect after its publication
in the Independence Daily Reporter.

Passed by the City Commission of the City of Independence,
Kansas, this 11th day of March , 1992.

ATTEST:

ad& IJ.
CITY CfElK
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I
I RESOLUTION NO. P-I

I
A RESOLUTION APPROVING AND ADOPTING

THE COMPREHENSIVE PLAN FOR THE CITY OF INDEPENDENCE, KANSAS

I
WHEREAS, the City of Independence has a duly constituted planning Can-

mission as required by law: and

WHEREAS, the Planning Ccmni.ssion has caused a Canprehensive Plan to be

I
prepared for said City and the surrounding growth area: and

WHEREAS, the Canprehensive Plan includes the report titled Independence,

I
Kansas Canprehensive Plan, and all maps included therein: and

WHEREAS, proper notice was published in the official City newspaper once

I
at least twenty (20) days prior to the public hearing: apd

WHEREAS, a quorum of the City Planning Ccmni.ssion was present to constitute

a rreeti.ng: and

I WHEREAS, the chairman called the meeting to order and declared the public

hearing open: and

I
I
I

WHEREAS, the Canprehensive Plan and maps therein were discussed: and

WHEREAS, it was noved and seconded that the report titled Independence,

Kansas Carprehensive Plan, and all maps included herein, be approved as the Can-

prehensive Plan for the City of Independence, Kansas, and said growth area, and that

copies be certified to the City Ccmni.ssion and all other legislative and admini-

strative agencies affected by the Plan: and other ~egislative and administrative

agencl.eE; affected by the Plan: and

I
WHEREAS, the rrotion carried u_n_a_n_l._·m_o_u_s_l-'y _

N::M, THEREFORE, be it resolved by the Planning Ccmni.ssion of the City of

are hereby approved.

INDEPENDrncE PLANNnKi CCMMISSION

By~/~
7 Chai=anSecretary

Independence, Kansas, that said Canprehensive Plan and all maps included therein

APPROVED at Independence, Kansas,

~ljf

=;QJ,/11'-f
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INTERRELATIONSHIPS OF THE COMPREHENSIVE PLAN

THE PLANNING PROCESS

INDEPENDENCE COMPREHENSIVE PLAN

.Future
ActionsA

Po1i ci es

Objectives

1

G Goal

••••••••••••• •• ••
: Ex is t i ng: :
: Condi ti ons : :
• ••••••••••: Planning: •••••
: Principles:
• ••••••••••••••

* existing conditions and characteristics of the community;
* accepted planning principles, and
* goals and objectives for future development.

Goals and objectives, plus the two background .factors of existing con
ditions and planning principles, serve as the framework for the comprehensive
plan. From this framework, policies for directing future land use and de
velopment decisions in accord Wl~h goals and objectives are defined.

Future actions consist of recommendations for programs or projects to be
undertaken to carry out the policies of the comprehensive plan.

Because the comprehensive plan gives a long-range perspective for direct
ing the course of future growth, it is sometimes difficult to understand the
plan1s interrelationships. Key words have been underlined in these intro
ductory paragraphs.

The comprehensive plan is a meaningful and highly visible part of the lo
cal planning process. The role of the comprehensive plan, as a part of the
pl anni ng process, is to recogni ze a concensus among local citi zens of the
community1s desired path for future growth and development.

The planning process incorporates:
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The Independence Comprehensive Plan is designed to provide the City of
Independence with a set of development policies, recommendations for future
actions and a general development plan map to guide the growth and develop
ment of the City and its surrounding area through the period of 1981-2000.
The plan can be used by local officials to guide them in dealing with the
year-to-year decisions of where to concentrate on road construction, whether
to rezone a property, where to locate a neighborhood park, and other land use
decisions. By following the policies and recommendations for future action
of the comprehensive plan, it is possible to create a city where residen
tial, commercial and industrial uses enjoy mutually beneficial interrelation
shi ps and reduce 1and use confl icts. It is possibl e to reduce the cost of
providing adequate city services such as streets, water, sewer lines, fire
protection, etc.

Because the character of the Ci ty is created by the composi te of each
separate development project, the policies of the comprehensive plan are
implemented incrementally. It must be remembered that the comprehensive plan
is a part of a continuing planning process. As local conditions change,
goals and objectives should be reevaluated to ensure that policies and recom
mendations for future actions reflect local needs. This makes the planning
process a dynamic (or changing) process.

The Independence Comprehensive Plan has been separated into five
sections.

Housing
Public Facilities
Transportation
Central Business District
General Development Plan

Existing conditions in the Independence area were discussed in the 1980
report entitled Comprehensive Development Plan Phase I: Population, Economy,
Environment, Land Use.! The results of this analysis of existing con
dibons were used in aeveloping the goals, objectives and policies. Due to
the length of the report, it was not possible to repeat its specific
findings, but rather to recommend that the reader refer to the original docu
ment.

The General Development Plan is the summary section of the Comprehensive
Plan. It consists of two components. First it has a plan map which provides
an overall perspective of the City. More importantly, this section of the
Plan contains a set of goals, objectives and policies for Independence. It
is these goals, objectives and policies which must be referred to and care
fully considered when evaluating individual decisions pertaining to zoning,
subdivision, annexation, capital improvements or other community change
proposal s.

1Comprehensive Development Plan Phase I: Population, Economy, Environment,
Land Use; Southeast Kansas Regional Planning Commlsslon, 1980.

2
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During the Seventies, there were many apartment units built. The greater
need for apartments can be linked with the large elderly population and more
single persons living alone. Between 1973-1980, 224 apartment units were
constructed. 1 Penn Terrace, south of the downtown area, at Penn and Poplar,

Residential development is the predominant land use in the City of
Independence. It occupies 44% of the developed land. The home serves as the
focal point for most households, whether the households consist of familes
with children, single persons, or other types of households. Crime, illness
and accidents are all highly correlated to local housing conditions. When a
city initiates an active housing development and maintenance program, it
improves the choice of housing available for residents and reduces the occur
rence of these and other problems.

Size and Composition of the Housing Stock

During the decade of the Seventies, there were shifts in the amount and
kind of housing available for residents of Independence. The total number of
housing units increased 12%, from 4,324 units to 4,842. The population
growth of 5% duri ng thi s decade wa s much lower. As a resul t, the average
number of persons living in each housing unit decreased from 2.6 persons in
1970 to 2.4 persons in 1980. The smaller household size can be attributed to
the high proportion of elderly residents in Independence plus the nationwide
trends for more single persons living alone, families with fewer children and
more single-parent families.

Because of the substantial influence of housing on people's lives and the
City's development pattern, this chapter is included as a separate part of
the comprehensive plan. This housing plan contains a discussion of existing
housing conditions and a projection of future housing trends. It identifies
a housing goal and housing objectives and policies for Independence.
Specific recommendations for future actions to implement the objectives are
included within this housing plan. These recommendations are to be used by
City officials and neighborhood improvement groups to upgrade the condition
of housing in Independence.

The data base for this plan is from several sources. A windshield survey
of exterior housing conditions was made by Bucher &Willis in January, 1981.
An inventory of 1and development patterns was compil ed by the Southeast
Kansas Regi onal Pl anni ng Commi ssi on in June, 1980. Stati sti cs from the
preliminary counts of the 1980 U.S. Census were used when available. The
1970 U.S. Census was used also. Although this material is older, it was the
best statistical information available until additional 1980 Census informa
tion is released in the mid-Eighties.

No data was available for

HOUSING PLAN

OVERVIEW

EXISTING HOUSING CONDITIONS

1City of Independence, building permit data.
1970-1972.
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accounts for 100 of these units. Penn Terrace is reserved for occupancy by
elderly, handicapped and disabled residents. 2

Most of the mobil e homes are in commerci al mobil e home parks located
within a few blocks of Main Street west of the Missouri-Pacific right-of-way~

The number of mobile homes increased from 70 in 1970 to 219 in 1980.,j
Single-family homes remained the predominant type of housing, although this
category showed the slowest growth. The number of si ngl e-fami ly resi dences
constructed from 1973 through 1980 was 321. 4 By comparing with the 1980
U.S. Census preliminary count of total housing units, it appears the number
of demolitions would be at least 176.

The changes in the composition of the housing stock from 1970 to 1980 are
summarized in Table 1-1.

Tabl e 1-1

NUMBER OF HOUSING UNITS
Independence, Kansas

Total Units, 1970

Activity during
1970-1980:

New Construction
Demol iti on s

(estima ted)
Net Change 

1970-1980

Total Units, 1980

Percent Change 
1970-1980

All
Housing
Units

4,324

694

-176

+518

4,842

12.0%

Si ngl e-Fami ly
Units

3,715

321

-148

+173

3,888

4.7%

Mul ti pl e-Family
Units

539

224

- 28

+196

735

36.4%

Mobile
Homes

70

149

+149

219

212.9%

2HUD section of rental subsidies are available for lower income tenants in
this project.

3Southeast Kansas Regional Planning Commission, Independence, Kansas
Comprehensive Development Plan Phase I: Population, Economy, Environment,
Land Use, June, 1980.

4City of Independence, building permit data, 1973-1980.
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The vacancy rate is the percent of units which are not occupied. In
Independence, the vacancy rate remained high throughout the decade. It was
pegged at 10% in 1970 and estimated at 10.4% for 1980. 5 This is well above
the desirable vacancy level. A three to four percent vacancy rate is suf
ficient to offer a range of choices for persons desiring to find a new res
idence. The excessive vacancy rate indicates there is a surplus of housing,
although many of the vacant units are probably in substandard condition.
These units would require rehabilitation before being suitable for occupancy.

Abandoned and unoccupied buildings contribute to vagrancy and are a
b1i ght on surroundi ng resi dences. Some of the effects of abandoned and
vacant residences on the surrounding neighborhood are to lead to a decline in
property and housing values, discourage reinvestment in houses, and cause an
acceleration of blight.

Table 1-2

TENANCY BY HOUSING TYPE

All Housing Si ngl e-Fami ly Mul ti pl e-Fami ly Mobile
Types Units Units Homes

Total Occupi ed, 1970 3,890 3,369 451 70
Total Occupied, 1980 4,340 3,484 659 197

Owner-Occupied, 1970 2,663 2,532 76 55
Owner-Occupied, 1980 2,886 2,620 111 155

%of Housing Type 66.5% 75.2% 16.8% 78.7%

Renter-Occupied, 1970 1,227 837 375 15
Renter-Occupied, 1980 1,454 864 548 42

%of Housing Type 33.5% 24.8% 83.2% 21.3%

Assumption: l. 1980 vacancy rate of 10.4% for each type of housing (single-
family, multiple-family, mobile homes).

2. The proportion of owner- and renter-occupied units for each
housing type in 1980 was equivalent as in 1970.

Source: U.S. Census, Report HC(1)A18, 1970, Table 18.

51980 U.S. Census, Preliminary Report.
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Approximately two-thirds {66.5%} of the occupied housing in Independence
is estimated to be owner-occupied. The balance of 33.5% is estimated as
rental units. 6 This is comparable to the percent of homeowners in other
southeast Kansas towns, such as in Coffeyville where 68% of housing units are
owner-occupi~d and Chanute where 70% are owner-occupied. Most single-family
homes and mobile homes are occupi ed by home owners. As woul d be expected,
almost all apartments are occupied by renters. Table 1-2 identifies the
division between owner and renter occupancy for different housing types in
1970, and estimates this information for 1980.

Structural Conditions

Housing conditions in Independence range from exceptional to very
marginal. Most of the well-kept new subdivisions are being developed in the
north and northwest part of the Ci ty. In the 01 der resi denti al areas near
the railroad rights-of-way and industrial tracts, many houses are in a ser
ious state of decline.

A block-by-block survey was made of housing conditions during January.
1981. The survey identified areas with concentrations of housing units in
need of repair or replacement. The results are shown on the Housing Con
ditions Map, Figure 1-1.

All housi ng uni ts were cl assifi ed as bei ng in sound condition, needi n9
minor rehabilitation, needing major rehabilitation or dilapidated. The def
initions of the categories are as follows:

Sound - A structure that had no apparent structural defects and appeared
durable for occupancy for a minimum of 20 additional years.

Minor Rehabilitation - A structure with apparent weaknesses in the exter
ior surfacing (exterior coating, porches, doors and windows, etc.) but
that had no apparent structural weaknesses (foundation, exterior walls).
Thi s structure will require improvements duri ng the pl anni ng period to
retain its value and usefulness.

Major Rehabilitation - A structure with apparent structural weakness.
This structure will require considerable expense to rehabilitate and will
become dilapidated within the planning period if it is not rehabilitated.

Di 1api dated - A structure wi th a substanti al structural weakness ren
dering it not worth rehabilitation. The structure should not be con
si dered as part of the housi ng stock and shoul d be removed as soon as
poss i bl e.

The method used for classifying the condition of a dwelling unit is illus
trated in Figure 1-2.

Results from the housing conditions survey documented that 38 houses were
dilapidated and beyond the scope of being repaired. These units should be
razed. Another 53 houses showed substantial deterioration requiring

6U.S. Census, Report HC{1}A18, 1970, Table 18.

6
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Table 1-3

Figure 1-1

HOUSING SURVEY - INDEPENDENCE, KANSAS
January, 1981

4,842
100'f,

Total

38
0.8'f,

Dilapidated

Building Structure Rating:

Sound 0-5
Minor Rehab 6-19 --x-
Major Rehab 20-40----
Dilapidated 41+ -

53
1.1%

x 6 = 0
x1=-r
x 6 = --:---0
x 5 = --s-
x 3 = -O-
x 2 =-r
x 2 = --.r-

TOTAL = 14

Major
Deterioration

x

Very
Poor Factor Oef.

3

246
5.1 'f,

HOUSING INVENTORY - JANUARY, 1981
Independence, Kansas

Minor
Deterioration

Building Condition

Good Fair Poor
0 1 2

Foundat ion x
Structural Coat
Exterior Walls x
Poof x
Doors & Wi ndows x
Porch ~ Steps x
Chimney & Trim x

Sound

structural repairs on foundati ons or exteri or wall s pl us other extensive
repairs. A large number of dwellings (246) showed signs of deterioration
with need for repairs such as to roofs, doors and windows, chimney and trim,
surface coating or porch and steps. Altogether, 7'f, of the dwellings in
Independence are in need of rehabilitation or replacement. This is a fairly
high proportion of substandard units. ,In comparison less than 2.5'f, of the
housi ng in Pratt was found to be substandard in 1979. Tabl e 1-3 summari zes
the fi ndi ngs of the housi ng condi ti ons survey in the Ci ty 1imi ts. Recom
mendations for reducing the amount of substandard housing will be included in
the program for future action.

In addition to these substandard units, there are 42 other houses which
are also located in the floodway. Over time these units should also be
encouraged to relocate for both their owners' protection as well as to
improve the water-carrying capacity of the floodplain. Since these 42
relatively sound structures might not be removed for many years, they will be
subtracted from the inventory of existing stock gradually at an assumed rate
of about two per year.

It should also be noted that there are a few substandard housing units in
the three-mile area surrounding the City. There were 35 residences in need
of minor repair, 11 units in need of major repair and 7 units which can be
classified as dilapidated.

No. of Units 4,505
'f, of Units 93.0'f,
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As was presented in Table 1-2 of the preceding discussion in the size and
composition of the housing stock, approximately two-thirds (66.5%) of the
housinq units in Independence are estimated as owner-occupied and the balance
of 33.5% are estimated as renter-occupied. Using these estimates, Table 1-4
has been prepared. Table 1-4 gives a closer look at the City's housing
assistance needs in terms of the number of units needing rehabilitation and
the occupancy status of the units.

Table 1-4

HOUSING CONDITIONS BY TENANCY - JANUARY, 1981
Independence, Kansas

All Units
SUl tabl e for

Total Rehabilitation

Owner Units
~)uitable for

Total Rehabilitation

Renter Uni ts
SUl tab I e for

Total Rehabi I i tation

Occupi ed Units:
Substandard 302
Standard 4,036
Tota 1 4,338

Vacant Units:
Substandard 35
Standard 469
Total 504

Total Available
Stock:

Substandard 337
Standard 4,505

TOTAL 4,842

1980 Vacancy
Rate: 10.4~

268

31 .

299

207
2,772
2,979

24
322
346

231
3,094.

3,325

10.n

184

21

205

95
1,264
1,359

11
147
158

106
1,411

1,517

10.4\

84

10

94

1. Total number of units - 1980 Census preliminary count.
2. Substandard units - deteriorated and dilapidated units identified in

windshield survey for rehabilitation.
3. 1970 Census split for owner/renter occupancy.
4. Uniform vacancy rate of 10.4\ from 1980 Census preliminary count.

Economic Conditions

Housing needs in Independence are determined not only by the physical
condition and availability of housing. Perhaps even more significant in
determining housing needs is the affordabi1ity of housing relative to the
economic status of residents.

In most communities, there is a shortage of decent and safe housing which
is affordable for low to moderate income households. These households occupy
most of the substandard and dil api dated housi n9, 1ive in overcrowded con
ditions, or pay an excessive portion of their incomes for mortgage payments
or rent. Twenty-five percent of total income is considered the maximum that
should be spent on housing. By devoting more than 25% of income on housing
costs, they must cut corners on other essentials such as food and utilities.

The 1970 median family income of $7,590 for Independence is SUbstantially
(13%) lower than that of the State of Kansas, which is $8,693. The gap in
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the percentage of families with incomes less than the poverty level is even
greater. State-wide, 10 out of 100 families earned below the poverty level.
In Independence, this level increased to 14 out of 100, a nearly 50% greater
incidence of poverty.

The U.S. Department of Housing and Urban Development (HUD) has defined
low and moderate income households as those households earning less than 80%
of the median income of the region. Under current housing assistance
programs of HUD, these households are eligible for various kinds of housing
assistance. In 1980, a household of four persons living in Independence who
earned below $14,900 was considered eligible for housing assistance. 7

For a family of four with a total income of $14,900 to spend 25% or less
of its income on rent or mortgage payments, the fami ly woul d have to 1imi t
its housing budget to $310 per month. This would mean renting a residence
for up to $310.00 a month· or buying a house selling for approximately
$25,000.

In Independence there is a good supply of houses priced below $25,000.
Currently it is estimated that about 75 houses are offered for sal e at a
price of $25,000 or 10wer.8 Most of these houses are older. This means
maintenance and repair costs are higher than for newer homes. Rental units
are more difficult to find, indicating a need to expand the supply of lower
priced rental units.

Using the income guidelines and statistics on income levels for different
types of househol ds provi ded by HUD, it is estimated that there were 2,247
low and moderate income households in Independence in 1970. This was 58% of
all households. This high percentage of households classified as low or mod
erate income reiterates the relatively low median income levels in Independ
ence compared wi th the State of Kansas as di scussed previ ously. The com
position of low and moderate income households are as follows:

Elderly and handicapped ------------------- 1,227 (55%)
Smaller families of four or less persons -- 767 (34%)
Larger families of five or more ----------- 253 (11%)

Of all households qualifying for housing assistance, 1,398 (62%) own their
own homes and 849 (38%) rent. Black households represent 11% of all low and
moderate income households in Independence. Single women and families with a
woman as the head of the household comprise 30% of these low income
households. Assistance needs are presented in greater detail in Table 1-5.
It is anticipated that these needs will be applicable for at least the next
few years until detailed data is available from the 1980 Census. It is not
anticipated that the needs will be increased because of any displacement
plans, such as road relocations or other local, state or federal projects.

A further breakdown of minority households was not possible. Because the
other minority popul ations were so small as to make it possibl e to identify
particular households from the data, information was available only for black
minority households.

7$14,900 income in 1980 is equivalent to $7,500 income in 1970, due to
amount of inflation during the decade.

8Informal discussion with realtors in the Independence area.
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Table 1-5

HOUSING ASSISTANCE NEEDS
Independence, Kansas (1981-1983)

N b f H h Id El· ·bl fA· turn er 0 ouse 0 s lQ1 e or SSlS ance
All Houseno s A r-llnorl ty t1ouseno 1ds A female-Headed Households

tatus of Households Elderly Small Large Elderly Small Large Elderly Smal \ Large
eouirinQ Assistance Total Handicapoed Fami Iv F.lmi 1v Total Hand icaccea Fami 1y Fami Iv Total Hana icapced Fami Iy Fami 1y

Total Owner Households 1,398 893 361 144 169 97 53 19 417 266 108 43

ercentage of Total
bv HauscnJld Type 100% 64~ 26% 10% 100% 58% 31% 11% 100% 64% 26~ 10%

alaI Renter Households 849 334 406 109 81 29 34 18 253 100 121 32

ercentage of Total
100%bj Household Type 100% 39r. 48~ 13% 36~ 42% 22% 100% 39% 48% 13%

,pected to Reside 0 0 0 0

T

Snurces: 1. All Households - Data provlded by HUD for Montgomery Co. Ratios of owner and renter occupiea houslng in Independence co~

pared to ."ontqornery Co. established frC)n data proviaed in the U.S. Census, Report HC(1)A18, 1970, :able 18.
2. Al I Minority Households - Data provided by HUll for Montg()nery Co. Ratios of owner and renter occupIed minorIty households

in Independence CJmpareu to Montgomery Co. establ ished from data prov ided in the U.S. Census, Report HCll )A18, 1970, Table
18.

3. All Female-~eaded Householas - EQulvalent ratio of female-headed households to all households establIshed from data in U.S.
Census, ~eoort PC(l)BIR, Table 107.

PROJECTED HOUSING NEEDS

The availability and current condition of housing in Independence was
discussed in the previous section. . This background information on housing
conditions in Independence provides a profile to use in projecting future
housing needs for the short range period of 1982-1984 and over the long-term
time span of :981-2000.

Demand for housing is generated by growth in population, changes in the
composition of the population and from people seeking to occupy better
housi ng as thei r income increases. Another contributor to the need for new
housing is the aging and deterioration of existing structures.

Long-Term Housing Needs

A continued but moderate growth in population for Independence has been
projected by the Southeast Kansas Regional Planning Commission's background
study for the comprehensive plan on population, economy, environment and land
use. SEKRPC predicts Independence's population to rise to 12,000 by the year
2000.

During the past two decades, the size of households has been declining.
It decreased from 2.59 in 1970 to 2.37 in 1980, reflecting the large number
of elderly persons living alone plus smaller families. It is expected that
the size of households will continue to decline during the planning period,
but to decrease at a slower pace. This will be a result of a growth in the
elderly population and a stable or declining birth rate.

10
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Table 1-6 combines population projections, assumed household size, and
projected vacancy rates to predict the amount of housing that will be needed
to meet housing demands for future populations in Independence.

Table 1-6

PROJECTED HOUSING DEMAND

Year
Existln

r1970 980 1985 1990 1995 2000

TOTAL POPULATION 10,347 10,603 11,100 11,500 11,750 12,000
% of Population in

Group Quarters 2.8% 2.8% 2.8% 2.8% 2.8% 2.8%
Population in Local

Hous i ng 10,061 10,306 10,789 11,178 11,421 11,664

Population per Occupi ed
Unit 2.59 2.37 2.32 2.28 2.24 2.20

Occupied Housing Units 3,890 4,340 4,650 4,903 5,099 5,302
Vac ant Un its 434 502 404 341 268 221
Vacancy Rates 10.0% 10.4% 8.0% 6.5% 5.0% 4.0%

11

Source: 1970 U.S. Census and 1980 Preliminary Census counts; Bucher & Wil
lis; Southeast Kansas Regional Planning Commission.

Assumptions: 1. Population in group quarters kept constant at 2.8%.
2. Population per unit to decline to 2.20 persons.
3. Vacancy rate to decrease to a normal 4% level.
4. All existing units taken out of the market will be re

pl aced.

The total housing needs projected for Independence in Table 1-6 will be
met from cont i nued use of structures bui It pr ior to 1980 and new con
struction. The amount of new construction needed to satisfy this demand will
depend on the number of eXisting housing units which are allowed to de
teriorate and are removed from the housing market. This loss through at
t r it ion generates pressure for new construct ion. Proj ected hous i ng losses
through a normal rate of attrition is shown in Table 1-7.

5,5235,3675,2445,0544,8424,324TOTAL HOUSING NEEDS

While most new construction will be priced to appeal to middle and upper
income househo 1ds, most of the removed un its are deter iorated structures
which provided inexpensive shelter for low income residents. This tightens
the supply of housing available for households at the lower end of the income
scale. A vigorous rehabilitation program can reduce the loss of structures
from attrition. By pursuing a balanced policy of rehabilitation and new con
struction, the City can decrease low income housing deficiencies.
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Table 1-7

HOUSING LOSSES THROUGH ATTRITION

Year Sound
Housing Condition
Fair Poor Dilapidated

Removal by
Flooding

Total
Available

Repl acement
Units Needed

1980
1985
1990
1995
2000

4,505 246 53 38 4,842 38
4,055 671 65 13 11 4,804 24
3,649 1,010 116 16 11 4,780 27
3,284 1,513 237 29 10 4,753 39
2,956 1,659 329 59 10 4,714 69

TOTAL 197

Assumptions: 1. Normal attrition will result in loss of:
a. 10% sound to fair every 5 years.
b. 10% fair to poor every 5 years.
c. 25% poor to dilapidated every 5 years.

2. All dilapidated housing units will leave the market.
3. Residences in the floodway (42 units) will leave market

over 20-year period.

Source: Bucher &Willis.

By combining the projected housing demand for Independence shown in Table
1-6 and the predicted housing losses through attrition from Table 1-7, long
term housing needs for new construction and rehabilitation can be estimated.
Table 1-8 summarizes long-term housing needs for five-year periods beginning
with 1985. Figures shown for 1981 are short-term needs already documented by
the housing conditions survey.

Tabl e 1-8

LONG-TERM HOUSING NEEDS
1981-2000

Years
EXlstlng

Total1981 1982-1985 1986-1990 1991-1995 1996-2000

New Housing Demand 0 212 190 123 156 681
Replacement Units

27 39 69 197from Attrition 38 24
Total New Construction 38 236 217 162 225 878
Major Rehabilitation 53 12 51 121 92 329
Minor Rehabilitation 246 425 339 503 146 1,659

Assumptions: l. All growth in total housing demand from Tabl e 1-6 will be
met throu9h new construction.

1-7 will be2. All replacement uni ts from Tabl e new con-
struction.

will3. Housi ng units shown in fair condition in Tabl e 1-7
need minor rehabilitation.

will4. Housi ng uni ts shown in poor condition in Tabl e 1-7
need major rehabilitation.

Source: Bucher & Willis.
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Tabl e 1-9

LOW INCOME FAMILY HOUSING NEEDS

Assistance Objectives:

,..

E1 tler1y &
Handicapped Small Family Large Family Total Low-Income Increase over
Units Needed Units Needed Units Needed Units Needed Exi sti ng Stock

1,227 767 253 2,247
1,307 808 262 2,377 130
1,361 841 272 2,474 97
1,402 867 280 2,549 75
1,444 893 289 2,626 77

2. Target at least 25% of new construction to providing units for lower
income households. With the new construction goal of 144 units, this
would indicate a goal of 36 units for lower income households. About
20 units would need to be designed for the elderly or handicapped, 12
units for smaller families (4 or less persons) and 4 units for larger
families to reflect assistance needs documented previously.

1. Construct 144 new housing units between 1982-1984, or an average of
48 per year. This is to satisfy demand generated by population
growth as well as loss of units through attrition.

Assumption: Total low income units remains the same as the equivalent ratio for 1980.

Source: Oepartment of Housing and Urban Development and Bucher &Willis.

19AO
1985
1990
1995
2000

Year

Long-Term Needs of Lower Income Households

Short-Term Housing Assistance Program -- Three Years

For the immediate future, a housing assistance program geared to allevi
ating the specific needs identified in the housing conditions survey is
proposed. The time frame for the short range housi ng assi stance program is
for a three-year period.

Future actions to assist low income households to find livable and afford
able housing will be specified in the policies and recommendations section of
the housing plan. The types of actions suggested will be keyed on a vigorous
rehabilitation and maintenance program to preserve the greatest amount of low
cost, decent housi ng. Other acti ons woul d i ncl ude speci al housi ng projects
such as the Penn Terrace apartment complex.

Based upon the population projections and existing ratios of low income
individuals and families, future housing assistance needs are forecast in
Table 1-9. The ratios supplied by HUD in Table 1-5 identified 55% of lower
income households as being elderly, 34% as being small families and 11% as
being large families. These ratios were used to anticipate the probable dis
tribution of lower income households.
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3. Construct a special housing project in the near future for elderly to
address housi ng needs documented by the current wai ti ng 1i st of
approximately 100 persons for Penn Terrace Apartments.

4. Rehabi1 itate 160 housi ng units between 1982-1984. Forty of these
units are structures presently in need of major repair. These units
shou1 d be undertaken fi rst before they fall into· a di 1api dated con
dition.

First Year: 20 units - major repair
20 units - minor repair

Second Year: 20 uni ts - major repair
30 units - mi nor repair

Third Year: 10 units - major repair
60 units - minor repair

For the first year of the housing assistance'program, several strategies
should be undertaken. First. the City should provide administrative aid to
the private sector to encourage the development of new housing units. This
could include assistance with obtaining building permits and use of special
assessments for installing improvements. Second, the City should attempt to
recruit a developer from the private sector to participate in the construc
tion of 12 units of housing for low income households, with the possibility
of coordi nati ng pri vate capi tal, munici pal admi ni strative assi stance and
federal financial participation in the .units. Third, neighborhood groups
should be encouraged to organize in areas with a substantial need for rehab
i 1i tati on. The nei ghborhood associ ati ons shou1 d be encouraged to spur
private interest in upkeep of properties plus utilize City administrative
assistance and possible federal financial assistance to undertake a rehab
ilitation program for housing occupied by lower income households. City
assistance for rehabilitation could include assistance similar to that
provided to the private sector for new construction projects. In addition,
municipally sponsored revolving loan funds and work crews could be utilized.

Tab1 e 1-10

ONE AND THREE-YEAR HOUSING ASSISTANCE GOAL
Independence, Kansas (1982-1984)

El derly and Small Large
Year Total Handicapped Famil ies Famil ies

Three-Year:
Homeowner Assistance

lrehabil i tation) 178 98 60 20
Renter Assistance

New Units 36 20 12 4
Rehabil Hation 112 45 28 9

Total 296 163 100 33
t. lOOt. SSt. 34t. 11t.

First-Year:
Homeowner Assistance

(rehabili tation) 41 23 14 4
Renter Assistance

New Units 12 7 4 1
Rehablli tation 19 10 7 2

Total 72 40 25 7

" 100" 55" 35" 10';
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When choosing specific sites for new development, certain criteria should
apply. To lower the impact of the City's housing assistance needs, new
development should be scattered throughout the community. This strategy also
affords locational choice to potential residents of the units. Existing
services and utilities should be adequate for the proposed development.
Parks and schools should be relatively close. The developer should have the
approvals to tie onto nearby water, sewer and electric lines. The sites
should be protected from flooding and incompatible surrounding land uses.
El derly and handicapped units may still be scattered but generally through
areas which are close to the downtown.

It should be noted that the cost of making improvements to existing res
idential areas will be substantial. It is envisioned that federal assistance
wi 11 be necessary to carry out most of the assi stance objectives of the
3-year housing assistance program.

HOUSING PLAN - GOAL, OBJECTIVES AND POLICIES

TO PROVIDE DECENT AND AFFORDABLE HOUSING FOR PRESENT AND FUTURE POP
ULATIONS OF INDEPENDENCE WHILE PRESERVING AND IMPROVING EXISTING
RESIDENTIAL AREAS.

This statement serves as the goal for Independence's housing plan. It is
a two-part statement. First, it commits the City to addressing housing needs
of present and future residents in Independence. Housing needs are defined
as the availability of dwellings in decent condition and offered at realistic
and affordable selling prices and rent levels. A second emphasis of the goal
is to create a network of cohesive but distinctive residential neighborhoods
and areas throughout the City.

In the following section, objectives are specified for the housing goal.
Objectives can be defined as statements of what is to be accomplished in
order to achieve the housing goal. Objectives can be thought of as a bridge
between the goal and policies, with policies serving as the specific mandates
governing future land use decisions and housing programs.

Objectives for Residential Character

OBJECTIVE Hl MAINTAIN OR UPGRADE THE CONDITION AND PARTICULAR RES
IDENTIAL CHARACTER OF EXISTING NEIGHBORHOODS AND
RESIDENTIAL AREAS.

OBJECTIVE Gl DIRECT THE LOCATION AND SUBDIVISION DESIGN OF NEW DEVELOP
MENT IN ORDER TO MINIMIZE INITIAL AND FUTURE PUBLIC AND
PRIVATE COSTS.

Neighborhoods playa crucial role in relation to housing patterns. In a
ci ty wi th a strong nei ghborhood network, citi zens gai n a greater sense of
social interaction with the people in surrounding residences. An increased
1evel of i nteracti on and sense of bel ongi ng can create a communal sense of
pride for individual neighborhoods. This sense of pride has an important

15



role in encouraging residents to maintain or improv>" /operties. Neighbor
hood improvement objectives can be incorporated into communi ty-wi de
improvement programs rel ated to water and sewer needs, si dewa1ks,
neighborhood parks, street lighting, etc.

There are land use problems affecting the improvement of existing
nei ghborhoods (Objective Hl) and creati on of well pl anned new resi denti al
areas (Objective G1) which occur outside the boundaries of residential
neighborhoods and areas. In Independence, two major contributors to
neighborhood decline are access to industrial employment centers through res
i denti al areas and 1ack of bufferi ng between resi denti al areas and adjacent
railroad, heavy industrial and commercial land uses.

Figure 1-3 shows the areas where there is conflict from non-residential
traffic intrusion and lack of buffering from non-residential use.

Policies for Improving Residential Character in Independence

Specific policies are defined in this section of the housing plan. The
policies are designed to guide the City in meeting its objectives for improv
ing the character of existing residential areas and developing well-planned
new residential areas.

OBJECTIVE H1 MAINTAIN OR UPGRADE THE CONDITION AND PARTICULAR RES
IDENTIAL CHARACTER OF EXISTING NEIGHBORHOODS AND RES
IDENTIAL AREAS.

Policy Hll Neighborhood associations or need groups shall be
organi zed for each nei ghborhood or need. If overall
City needs are to be evaluated, these associations
should represent the entire City and not just a
particular section of the community. For certain needs,
neighborhood coalitions should be formed. The intended
accompl i shments of these groups shoul d be establ i shed
before they are formed. Organizing methods should also
be defined to assure the attainment of stated objec
tives.

Policy H12 Rehabilitation and upgrading of houses shall be encour
aged in older areas of the City.

Policy H13 Preservation of historic structures shall be encouraged.

Policy H14 Vacant areas within predominantly developed residential
areas should be encouraged to be developed in a manner
that is similar in character to surrounding areas; all
new development shall meet minimum housing codes.

Policy H15 Where a new residence, a mUltiple-family project or a
mobile home park would occupy several previously platted
lots, replatting should be considered to assure that the
individual lots cannot be individually developed or
sold, and to ensure better access and site design is
provided.

16
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Policy H16 Buffers, either as intermediate land uses or as suffi
ci ent 1andscaped areas, shall be provi ded between
residential and either commercial or industrial uses.

Residential or other uses may sometimes be buffered from
each other by placing them back-to-back rather than
face-to-face.

Policy HI7 Non-conforming commercial and industrial uses in resi
dential areas should eventually be phased out and
replaced with appropriate land uses.

OBJECTIVE GI DIRECT THE LOCATION AND SUBDIVISION DESIGN OF NEW DEVELOP
MENT IN ORDER TO MINIMIZE INITIAL AND FUTURE PUBLIC AND
PRIVATE COSTS.9

Policy Gll New development shall be required to locate in areas
where municipal services and pUblic facilities are
already present or where service extension can be easily
accomplished and to expand in a compact and orderly
progress ion. Rural development shall not be encouraged
north of the Elk River or east of the Verdigris River.
No subdivisions shall occur outside the City limits
unless they conform to extraterritorial subdivision
standards and the Ci ty provi des for the extension of
pUbl ic services.

Policy GI2 Streets and utility extensions shall be designed to
provide service to the maximum area with the least
length of extension. Cul-de-sac streets, shared parking
and the clustering of housing units will be encouraged.

Policy GIS The cost of most required subdivision improvements exclu
sively to serve the property owner of that subdivision
shall be borne by the developer or those property owners
in accordance with the City's utility extension policy.

Policy GI6 All subdivision lots shall have direct access onto a
pUblic right-of-way.

Pol icy GI7 Curb cuts onto arterial streets shall be kept to a
minimum.

Policy GI8 New developments shall be required to provide adequate
street right-of-way for public use.

Policy GI9 There shall be provision for maintenance of minor
drainageways by abutting property owners.

Pol icy G20 New resi denti al developments shall be accompani ed by
covenants for private enforcement only which provide for
maintenance of common areas, easements and drainage.

9Policies G13 and G14 do not deal with residential development and will not
be included in this housing study.
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Policy G21 Affected individuals, groups or agencies should be con
sulted on development proposals to assure community-wide
coordination.

Objectives for Providing a Range of Housing Choices

OBJECTIVE H2 ENCOURAGE THE DEVELOPMENT OF A WIDE RANGE OF HOUSING
CHOICES.

OBJECTIVE H3 PROVIDE AMPLE AMOUNTS OF MULTIPLE-FAMILY HOUSING IN SUIT
ABLE LOCATIONS.

OBJECTIVE H4 PROVIDE ADEQUATE OPPORTUNITY FOR MOBILE HOME DEVELOPMENT IN
SUITABLE LOCATIONS.

The housi ng stock of a communi ty shoul d i ncl ude resi dences wi th a full
range of sell i ng prices and rent 1evel s. The amount of decent but lower
priced houses for sale or rent should be ample to supply the housing needs of
lower income households. Most often, the biggest shortage of decent housing
is in the lower pri ce range. Wi th 1imi ted income to spend on mortgage
payments or rent, fami 1i es may be forced to settl e for substandard or over
crowded residences or devote excessive proportions of their income on hous
ing.

There are alternatives to expand the supply of decent lower priced hous
ing. One option is to build new houses with fewer or slightly smaller rooms
or to el imi nate nonessenti al features such as di shwashers, two full baths,
etc. This is the approach some developers follow when constructing FHA
insured or FMHA-financed houses.

Another approach to purchasing more house for the same dollar is to buy
an older residence -- one where the original construction cost was lower than
today's costs, and where market value per square foot of floor space is lower
than for comparable new residences. This option is instrumental in satisfy
ing housing needs of lower to moderate income households. However, older
housing will require continuing maintenance and upkeep to prevent it from
becoming substandard. It requires an emphasis on housing rehabilitation.

Housing requirements vary for different types of households. The problem
for many elderly residents who own their own homes is that utility and upkeep
costs are ri si ng faster than reti rement income. Assi stance through housi ng
rehabilitation programs or some type of income supplement is a possible
approach to hel p these el derly resi dents. The probl em for other el derly
residents is that they are no longer able to maintain their houses and their
yards. For these el derly persons, an apartment at a project such as Penn
Terrace is the answer.

A well-balanced housing stock includes a mix of different types of dwell
ings. This would include single-family residences, duplexes, mobile homes
and apartments.
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Policies for Providing a Range of Housing Choices

Policies are defined to insure a mix of housing types for the City of
Independence plus to encourage a balanced split between home owner and rental
units and the broad price range for residences.

OBJECTIVE H2 ENCOURAGE THE DEVELOPMENT OF A WIDE RANGE OF HOUSING
CHOICES.

Policy H21 The opportunity shall be provided for owner-occupied and
rental housing in a variety of residential housing
types, i ncl udi ng multi pl e-family, mobil e homes and
small-lot development. Moderate- and high-density uses
shall be clustered at appropriate locations and be buf
fered from low-density residential areas by landscaping
or back-to-back separation.

Policy H22 New construction of low-income housing and housing for
the elderly shall be encouraged in diverse locations
across the community, rather than only in a few isolated
1ocati ons.

Policy H23 Rehabilitation programs for housing in older areas,
particularly in the Central, North Central, East Cen
tral, West Central and Southwest neighborhoods shall be
supported by City administrative assistance, as discuss
ed in the short-range housing assistance program, and
Federal or State financial assistance when possible, to
increase the amount of standard housing available to
10w- and moderate-income families.

OBJECTIVE H3 PROVIDE ADEQUATE AMOUNTS OF MULTIPLE-FAMILY HOUSING IN
SUITABLE LOCATIONS.

Pol icy H31 To avoid large amounts of traffic traversing sing1e
family areas, medi urn to hi gh densi ty mu1 ti pl e-fami 1y
projects should be located on a major street specifical
ly designated as a collector or arterial. High density
mul tipl e-fami1y projects shall be encouraged to be in
the area immediately surrounding the CBD, but not
limited to this area.

Policy H33 The site should be able to provide safe access to the
adjacent major streets. Larger projects should be
provided access via a frontage road, a side street, or
through a limited number of shared curb cuts. Smaller
projects such as single duplexes should not have direct
vehi cu1 ar access onto arteri al streets except in 01 der
areas where frontage roads cannot be reasonably
required.

Policy H34 The site should be of adequate size to provide required
setbacks and off-street parking.
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Policy H35 All projects should be within one mile of convenience
type shopping facilities, within one and one-half miles
of a fire station, and, except projects for the elderly,
within one mile of an elementary school.

Policy H36 Public sewer service should be available and lines, lift
stations, and treatment plants should be capable of car
rying additional anticipated loads.

Policy H37 Public water service should be available and line size
and storage facilities should be capable of providing
adequate water pressure and supply.

Policy H38 All medium to high density multiple-family developments
shall be located within the City.

OBJECTIVE H4 PROVIDE ADEQUATE OPPORTUNITY FOR MOBILE HOME DEVELOPMENT IN
SUITABLE LOCATIONS.

Policy H41 Mobile homes shall be encouraged only in mobile home
parks/subdivisions and shall not be intermixed with
other housing types.

Policy H42 Mobile home developments, like other medium-density
housing, should be within one mile of convenience shop
ping, within one and one-half miles of a fire station,
and within one mile of an elementary school.

Policy H43 Mobile home parks/subdivisions should be tied onto
pUblic water and sewer lines capable of accommodating
the additional load.

Policy H44 Mobile home developments shall be a minimum of 4 acres
in size and have a maximum density of 8 units per acre.

Policy H45 Mobile home developments shall have direct access to a
collector or arterial street.

Policy H46 Mobile home developments should be provided with ade
quate landscaping to improve the aesthetics of the use,
to absorb additi ona1 stonnwa ter runoff, and to reduce
summer surface temperatures.

PROPOSED ACTIONS

There are many actions which can be taken to imp1 ement the housing
policies of this housing plan. Some specific suggestions for a 10ng-tenn
implementation program spanning the planning period of 1981-2000 are listed
in Table 1-11.

There is a cri ti cal need for some of these acti ons to be undertaken as
soon as possible. High priority actions are indicated in Table 1-11 also.

Some actions represent a one-time action program. Other actions can be
characterized as more of a continuous effort for achieving the housing goal,
objectives and policies.
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Table 1-11

PROPOSED FUTURE ACTIONS
Independence, Kansas (1981-2000)

Action to be Taken

1. Determine the need for neighborhood
associations or Improvement Boards
and establish as necessary.

2. Work with county to develop similar
land development standards for
subdivisions, roads and utility
extensions.

3. Target initial housing rehabilita
tion and neighborhood development
efforts to EC and WC areas.

4. Consider seeking a HUD Community
Development Block Grant to assist
in rehabilitating housing occupied
by lower-income households.

5. In target neighborhoods, make infra
structure improvements, including
street repaving and widening,
water line improvements to assure
adequate water pressure and storm
drainage to eliminate flood hazards.
Consider seeking a HUD Community
Development Block Grant to assist
in making improvements.

6. Develop a minimum housing code which
defines the minimum standards of
occupancy to protect the health,
safety and general welfare of
residents.

7. Form a preservation committee to
consider designation and recogni
tion of specific historic districts.

8. Revise the zoning ordinance to
include a mobile home park and/or
subdivision district.

9. Designate zoning areas for mobile
home park(s)/subdivision(s).
Encourage developers to create
well-planned sites for mobile
homes.

10. Improve traffic access to the
industrial area south of Cherry
Street.
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Action to be Taken

11. Develop neighborhood rehabilita
tion programs in the southern
and central neighborhoods of
the community.

12. Gradually eliminate non-conform
ing uses in residential areas in
accordance with zoning ordin
ance provisions.

13. Phase out commercial mobile home
parks and mobile homes scattered
through conventional housing
areas.

14. Develop a program to landscape the
Santa Fe right-of-way along a
path east of the Missouri Pacific
right-of-way and continuing
easterly to the Verdigris River.

15. Concentrate high-density residen
tial uses toward the central area.

16. Encourage private developers to con
struct multiple-family housing
which offers a range of rent levels.
Assist developers to seek federal
financial assistance, when desired.

17. Target single-family housing develop
ments in the area lying generally
between Oak and Taylor Road and
east of 24th St. Road. Avoid
development in the Whiskey Creek
floodplain area.

18. Exercise extraterritorial subdivi
sion control on new rural subdi
visions platted within at least
1-1/2 miles of the City limits.

19. Control subdivision development or
annex properties prior to develop
ment to avoid costly deficiencies
in public service and access.

20. Evaluate the zoning district map
periodically to provide sufficient
zoning for projected developments.
Do not overzone to prevent scat
scattered, random development
patterns.
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Police Facilities

Fi re Protecti on

OVERVIEW

PUBLIC FACILITIES PLAN

500 gall on tank
500 gall on tank
700 gall on tank
500 gall on tank
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1,000 gpm pump
750 gpm pump

33,000 lb. gpm pump
22,000 lb. gpm pump

1973 Ford Pumper
1968 Ford Pumper
1963 Ford Snorkle
1956 Ford Pumper

Community Faciliites; Including Municipal Offices, Police, School
Facilities and Fire Protection

Parks and Recreation Facilities
Water and Sewer Services

A separate chapter will be devoted to the transportation network and future
transportation needs.

Fire protection for City residents is provided by the Independence Fire
Department. The department is staffed by 17 full time employees. This
includes a chief, assistant chief, three company officers and 12
firefighters.

COMMUNITY FACILITIES

The Independence Police Department is headquartered at City Hall. Office
space for the department is split between the first and second floors. Cur
rently the functions of administration, communications, records and a room
for filing reports are on the first floor. Training and detectives' offices
are on the second floor. The City keeps its prisoners at the county jail.
This arrangement should be continued because it benefits the City by
el iminating the high cost of maintaining and staffing a jail for a small
number of prisoners.

It would be desirable to consolidate the existing police functions into a
single area of City Hall because of its central location and proximity to the
county jail. Since most space in the upper two floors of City Hall is
already in use, it would be necessary to look toward remodeling the basement
for conversion to office use or relocating other departments within City Hall
for a more efficient utilization of space.

Public facilities and services are the foundation of the City's develop
ment pattern. Public facilities and services include water and sewer
systems, educational facilities, administrative governmental functions, pol
ice and fire protection, parks and recreation services and the transportation
network. This chapter on pUblic facilities will describe present conditions
and discuss future needs for:

The fire department is equipped with four fire trucks ranging in age from
8-25 years. A brief description of the trucks are:
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All trucks pl us a stati on wagon and a car are housed at the central fi re
sta ti on.

Generally, there is a need to replace or renovate firefighting equipment
after 15-20 years of use. The 1063 Ford Snorkle was just renovated. Future
expenditures for renovati on or repl acement of other pi eces of equi pment
should be included in a capital improvements program.

The proper spacing of fire hydrants is essential to have adequate water
pressure and accessibility for fighting fires. As a general rule, hydrants
should be spaced 600 feet apart. Actual placement depends on the size of the
water 1i nes and other water flow constrai nts. There are areas in Indepen
dence where hydrants are several blocks apart. Additional fire hydrants are
needed to decrease distances between hydrants.

The acceptable maximum distance of firefighting equipment (pumper trucks)
from urban residential areas is two miles. ~1uch of the new development in
the northwest part of Independence is beyond a two-mi 1e response di stance
from the central fire station.

In rural residential areas, where homes are more than 100 feet apart, the
acceptable maximum response distance can be increased to four miles. This
four-mile response distance includes most of the developing areas beyond the
City limits of Independence.

A shorter response distance of one and one-half miles is applicable for
industrial, commercial, or high density residential uses such as apartments
or mobile home parks. If high value development expands further than the
recommended one and one-half mile distance from the nearest fire station,
necessary fire protection equi pment such as a sprinkl er system should be
installed. This situation can be avoided for commercial and high density res
ide~tial development by adhering to policies requiring new development to be
located within one and one-half miles of a fire station.

Because urban residential development is beginning to expand beyond the
two-mile response distance, the City should consider acquiring land for a new
fi re station nortt,west of the present si teo Three factors shoul d be con
sidered in selecting this site. First, the location should expand the total
amount of land available for urban residential development within a reason
able distance from a fire station. Secondly, the amount of overlap in
service areas with the central fire station should be kept as low as pos
sible.

Using only these two criteria, the best location would appear to be a
rural si te two mi 1es northwest of the servi ce area of the central fi re sta
tion, somewhere north of the intersection of Peter Pan Road and Taylor Road.
But the placement of a fire station in a rural area would not be cost effec
tive because of the high cost of staffing and outfitting a fire station to
serve the low densi ty of surroundi ng development. Thi s emphasi zes the
importance of a third criteria specifying that the site should be kept within
the area desianated for urban use by the general development plan.

In Independence, the area to be developed for urban use can be defined
roughly as the area between the El k Ri ver on the north, the Verdi gri s - i ver
on the east, and the ~1issouri-Pacific right-of-way on the west. A gaol'!
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location for a new fire station would be a site which lies roughly half the
distance between Spruce Avenue (the boundary of the central fire station1s
1-1/2 mile response distance) and the Elk River. A site along Taylor Road
between 10th Street and 21st Street would be recommended because of the bet
ter accessibility and faster travel times along this major thoroughfare. The
site would provide good coverage for the northwest part of Independence and
would overlap slightly on the south with the central fire station's response
area.

Time-wise, the City should consider construction of the new northwest
station in five years or as growth dictates. Anticipated growth during this
time would generate the greater density of development necessary to justify
the increased costs of providing better fire protection. Beyond the year
2000 a new location for the central fire station may need to be found. This
location should remain close to the downtown but be moved in a southwesterly
direction to avoid overlap with the northern fire station and to better serve
the areas south of Rock Creek.

Municipal Offices

The Independence City Hall is a two-story building. It houses most
administrative offices of the City including the City Manager, Clerk, Engi
neer and Public Works offices, as well as the Police and Fire Departments.
The second floor of the buil di ng al so has two meeti ng rooms, one for Com
missioners and a smaller one for the Municipal Court. In addition, the base
ment of the building is occupied by the Red Cross and a family planning
counseling service.

In total area, City Hall is large enough to accommodate the existing and
future admi ni strati ve space needs of the Ci ty of Independence. A reorgan i
zation of this space, however, is necessary for a more efficient functioning
of City departments.

As previously mentioned, the Police Department is split between the first
and second floors of the building. It is recommended that this department be
moved to the basement of City Hall into a single set of offices. There is an
exterior entrance to the basement which shoul d be designated as the main
entrance for police services. If room is available, the Fire Chief's office
can also be located in this area close to the dispatching center.

The second problem is the location of the City Commission and Municipal
Court meeting rooms on the second floor of a building without elevators. It
would be preferable to have these chambers on the first floor. The simplest
solution here is to utilize the vacated police offices on the south side of
the building for a combined meeting room. Since City Commission and court
activities rarely overlap, two individual meeting rooms are not necessary and
quite rare for cities this size. The new meeting room should be of adequate
size to seat board members and an audience of about 40 people (larger
meetings can be held in Memorial Hall). If the former police area cannot
accommodate a room of this size, the City should consider using the large
clerical room in the northeast corner of the first floor of City Hall.

With the proposed relocation of the Police Department, the first floor
would consist of the City Manager and City Clerk offices, the sewer and water
billing services, and a new City Commission/Municipal Court meeting room. In
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addi ti on, a set of restrooms woul d have to be added on the fi rst floor to
repl ace those removed from the basement to make room for the Pol ice Depart
ment. These restrooms shoul d al so have outsi de entrances to serve needs of
downtown shoppers.

The second floor of this building would continue to house the City Engi
neer and the Public Works Department, as well as housing other clerical
functions and possibly a staff 1unch room. A surpl us of avail abl e office
space on this floor can be provided for public agencies such as the Red Cross
and the family planning health service until such time as more space is
needed. There would still be an access problem to these semi-public
services, but it would not be cost-effective or justified to install an ele
vator.

School Facilities

The public school system includes three elementary schools: (l) Lincoln
at 13th and Laurel, (2) Riley at 10th and Oak, and (3) Washington at 5th and
Myrtl e. School boundaries correspond closely wi th nei ghborhood boundari ~s
proposed in the housing study. Children in the north and north central
neighborhoods attend Riley School. Children in the west central, southwest
and part of the central neighborhood attend Lincoln School. Most children
from the east central and central areas attend Washington School.

The Junior High School serves all Independence public school children and
is locate' .,:~ 11;:.'1 -iJl.1 Locust. Independence High School is located at 10th
and Oak, across the street from Riley Elementary.

There are two parochial schools. St. Andrews, a Catholic school, is
located at Laurel and Park. Zion Lutheran School is located at Magnolia and
11th Street.

Independence Community College is located west of 10th Street Road about
1-1/2 miles south of Rock Creek. It is not in the City limits, but is within

~ the urbanizing fringe outside of Independence.

The school administration is considering the need to construct a new ele
mentary school as·....ell as several improvements at the high school. Riley
School is the 01 dest el ementary school bui 1di ng. Its close proximi ty to the
high school suggests a possible reuse of the site or structure in conjunction
with the high school. Enrollment figures shown in Table 2-1 for 1970-1979
indicate that the school population remained stable at Riley and at
Washinqton School and declined at Lincoln School. If future residential
growth-in the northwest part of the City leads to a growth in the school-age
children, it might be desirable to consider construction of a new elementary
school in this area.
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Table 2-1

ENROLLMENT IN INDEPENDENCE UNIFIED SCHOOL DISTRICT 446
Junior Senior

Lincoln Rfley Washfngton High High

. September. 1970 597 370 376 669 668
September. 1971 560 364 368 687 625
September. 1972 557 377 412 694 625
September. 1973 575 343 369 712 629
September. 1974 619 348 390 652 677
September. 1975 567 318 429 675 665
September. 1976 521 366 430 660 680
September, 1977 512 345 425 651 658
September, 1978 483 403 401 626 672
September. 1979 492 377 386 594 643

Source: Southeast Kansas Regfonal Planning Commission, Independence, Kansas
Comprehensive Oevelopment Plan Phase I: Populati on, Economy, En
vironment, Land Use, 1980.

PARKS AND RECREATION SERVICES

Park Land and Facilities

A well-ba1 anced park system offers a range of recreati on opportuniti es
di stri buted throughout the community. A ci ty-wi de pa rk serves the enti re
community and usually ranges in size from 10-100 acres. City-wide parks fea
·ture special recreation facilities such as a zoo or swimming pool. These are
facilities which appeal to a broad cross-section of city residents, accommo-
date large numbers of people and cannot be economically placed in all parts
of the city. The city-wide park also contains facilities that would be found
in neighborhood parks, such as playground equipment, p1ayfie1ds and tennis
courts.

Nei ghborhood parks are desi gned to serve local resi dents wi thi n a di s
tance of about 1/2 mile. These parks are usually 5-15 acres in size and are
developed with open p1ayfields, playground equipment and possibly with base
ball fields, basketball courts, tennis courts or other recreation equipment.
Smaller parks, often called tot lots, are interspersed between neighborhood
parks. Tot lots are usually small (0.5-1.5 acres) and provide play space and
playqround equipment for residents in the immediate vicinity. School play
grounds generally are used for this function also.

Independence has an excellent city-wide park to serve community-wide open
space needs and recreation purposes. Riverside Park is an exceptional facil
ity for a city the size of Independence. The park contains the Ralph
Mitchell Zoo, Kiddie Land, a swimming pool, a band shell, stadium and open
p1ayfie1d, a miniature golf course and miniature train, Horner Playground,
4-H bUildings, Stich Shelter House, some picnic areas and other recreation
facilities. There also are open space and picnic sites along the Verdigris
River. The Independence Bicentennial Park and Recreation P1 anI and the Zoo
Tuning Study2 developed detailed proposals for future improvements at
Riverside Park and the Ralph tlltchell Zoo.

lIndependence Bicentennial Park and Recreation Plan, July 4, 1975, prepared
for the City of Independence, Kansas, by Black & Veatch Consulting Engi
neers.

2Zoo Tuning StUdy - Ralph Mitchell Zoo, Zooplan Associates Incorporated.
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City-wide baseball and softball programs are conducted at Sinclair Field
and Clark James Little League fields. These ball diamonds are located on an
8.6-acre tract in the east central part of Independence. There is a 9-hole
golf course, Pleasant View, three miles north of the City. Memorial Hall, in
downtown Independence, is used for a broad range of indoor recreation
programs and civic events. It has an audi tori urn, gymnasi urn and meeti ng
rooms.

Several tot lots are located on scattered sites in the City. An undevel
oped tract in the north part of the City is available for development of a
tot lot. Table 2-2 gives an inventory of the City's park facilities.

The amount of land in neighborhood parks and tot lots is below recom
mended juidel ines in the State Comprehensive Outdoor Recreation Plan for
Kansas. Table 2-3 identifies existing deficiencies, according to state
standards, and projected needs for park facilities during the planning peri
od.

There are no neighborhood parks in the western and southern parts of the
City. The West Central neighborhood would be high priority for establishing
a neighborhood park in the immediate future. A park site of around 10 acres
would be desirable. Suggested improvements would include playground equip
ment, a playfield, tennis courts and a volleyball court. An estimated cost
of acquiring 10 acres of land and developing it with these improvements would
be $76,000 at current costs.

In the next decade, the City should consider adding a neighborhood park
in the east central part of the City.

There is a need for more tot lots to be developed on small, scattered
sites between the larger neighborhood parks. It is suggested that the City
acquire and develop three tot lots with playground equipment such as swings,
slides, and climbing forms during the next two decades. Neighborhoods which
would benefit from location of a tot lot are:

West Central - north of Main
East Central
North Central

The estimated cost of acquiring a 1.5-acre site and developing it with play
ground equi pment woul d be $15,100 at current constructi on cos ts. Another
option for improving tot lot facilities would be to add playground equipment
to the school yards if space were found to be available.

The baseball park (Sinclair Field and Clark James Field) is designated as
a city park in Table 2-2. Functionally, it is limited to use for baseball
and basketball. It does not offer the range of servi ces desi rab1e for a
neighborhood park, such as playground equipment and open space for free play.
Estimated cost of adding playground equipment would be $4,000. If additional
acreage were acquired, the park could be expanded to serve the function of a

3State Comprehensive Outdoor Recreation Plan for Kansas, Kansas Parks and
Resources Authority, August, 1975.
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nei ghborhood park as well. It shoul d be noted, however, that there is a
flooding problem with this site. Possible flood protection measures should
be investigated before acquisition of additional acres. There is also a need
to improve car parking facilities at this park.

Tabl e 2-2

INVENTORY OF PARK FACILITIES IN INDEPENDENCE, 1981

Size Responsi bi1i ty

Classification Location (Acres) Equipment for Maintenance

. Tot Lots Pride Park 1.6 Some playground equip., City
handball court, p1ayfie1d.

Co ffeyv 111 e 0.9 Full basketball court. City
some playground equip ••
pl ayfi el d. .

Poplar 0.3 Playground equip., City
2 basketball courts.

Riley School 1.0* School
Washington 1.0* SChool
Lincoln 1.0* School
North Site 1.9 Not developed. City

Nei ghborhOod
(acreage CityParks Riverside This park listed as a city
listed park • Its large size makes
below) suitable to serve neighborhood

park needs, as well as City-
wide needs.

Ci ty Park Riverside 123.0 Zoo. swimmi ng pool, band City
shell. miniature golf. train,
picnicking, stadium, playground
equip., aod merry-go-round,
6 tennis courts.

Sinclair Field 8.6 4 ba11fields (2 1ightedl. City
&Clark James 2 basketball courts.
Little League

*SI ze of the e1 ementary school p1 ayground areas is estimated at one acre at each

school.

Riverside Park and the baseball park are 25.6 acres larger than recom
mended standards for the City's current population. This extra size is
desirable to provide room for expansion of recreation facilities as the
popul ati on of Independence and recreati on needs increase. In the i nter
im, Riverside could be considered as serving neighborhood park functions for
the north and north central areas. After the higher priority neighborhood
park needs for the western and southern areas are alleviated, the City should
seek neighhorhood park site for these neighborhoods. With the acquisition of
3-4 tot lots and 3 neighborhood parks during the next two decades, the City
should have ample land for recreation facilities.
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Table 2-3

INDEPENDENCE PARK NEEDS

Recommended 1981 Proj ected Needs Growth in Need
Park Acreage/ Acreage! Existinq Deficiencies in 2000 1981-2000

Classification Population Park Parks Acres Parks Acres Parks Acres Parks Acres

Tot Lots 1/1.000 0.5-1. 5 7 7.7 2 2.9 10 12 1 1.4

Neighborhood 5/1.000 5-15 a a 1-2 27.4 3-4 60 1-2 22.0

Ci ty 10/1.000 10 or more 2 131.6 0 -25.6 2 120 0 -11.6

Assumptions: 1. The playgrounds of Lincoln. Riley and Washington Schools are counted as 1 acre tot
lots. thus reducing the City's responsibility to provide more tot lots.

2. At the present population level of Independence. Riverside Park and the baseball park
are sufficiently large to serve as both city-wide and neighborhood parks.

In addition to acqulrlng land for park facilities, the City must develop
the 1and with recreation facil i ti es such as pl ayground equi pment, baseball
diamonds, tennis courts, and picnic areas. Table 2-4 gives standards for the
number and type of park facilities to provide a balanced array of recreation
opportunities. This information indicates the need for two additional tennis
courts during the planning period. Also it would be desirable to add light
ing to some of the tennis courts. According to standards used to compute
Table 2-4, the City is deficient in basketball courts. The availability of
six basketball courts in public school gymnasiums takes care of most of the
need for basketball courts. As long as the school gyms are available for the
recreation program, the actual deficiency is much less than indicated on
Table 2-4. One public volleyball court would probably be desirable and all
that is necessary for local needs. There are four ball di amonds and many
playfields in the City. As the population and demand grows, it is
anticipated that there will be a need for a new baseball and softball field.

There is an immediate need to improve the playground equipment on all of
the City's tot lots. Most of the tot lots have only a few pieces of equip
ment and much of this equipment is in deteriorated condition. The problem is
not simply a matter of the City purchasing and installing new equipment.
Vandalism and abuse have been major factors in the deterioration of play
ground equi pment. Unl ess the vandal ism and abuse can be controll ed, newly
installed equipment soon would be deteriorated again. It is suggested that
the neighborhood improvement associations, recommended to be organized in the
Housing Plan, be called upon to supervise play and monitor use of playground
equipment in tot lots. A vigilance by local residents would be a key step to
solving vandalism problems.

The natural scenic areas along the Verdigris and Elk Rivers could be bet
ter utilized as open space facilities. A nature trail/bikeway along the
riverfront at Riverside Park could be the beginning of a linear parkway sys
tem at minimal expense. Other trails and picnic areas are available at
scenic Elk City Reservoir near Independence.
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Table 2-4

STANDARDS FOR RECREATIONAL FACILITIES
Projections

Standard/ Need Deflci ency
Facility Population Existing 1981 2000 1981 2000

Baseball Diamonds 1/6.000 1 1 2 0 1
Softball Diamonds1 1/3.000 32 3 4 0 1
Tennis Courts 1/1.500 63 7 8 1 2
Volleyball Courts 1/6,000 1 a 1 o. 0
Basketball Courts 1/500 144 21 24 7 10
Community Center 1/10,000 IS 1 1 0 0
Public Golf Course 1/25, 000 1 0 0 0 0
Pi cni C Area s 1 Ac130 persons 4 Ac6 18 Ac 20 Ac 14 Ac 16 Ac

for 51, of pop. (approx. )
Swimmi ng Pool 15 sq. ft. of 1 0 0

(25 yd.) water for 3"
of pop.

Source: National Recreation and Park Association (NRPA), June. 1971. as
adjusted by Bucher" Wil11 s.

1The high school field is used for baseball and softbilll in the summer.
2There are 8 private tennis courts in addition to the 6 public courts.
3There are volleyball courts in the public school gyms available for use by
participants in the Independence recreation program.

4There are 6 basketball courts in public school gyms available for use by
participants in the Independence recreation program.

5There is a private golf course at the Independence Country Club.
6There are picnic facilities at nearby Elk City Reservoir, thus el iminating
most of the need for additional picnic sites.

Recreation Program

The recreation program in Independence is geared to serving leisure needs
of all ages and a broad span of interests of the population. Although there
are a few programs for the elderly, these programs will need to be expanded
as this segment of the population continues to grow. Recreation programs
sponsored by the City's Recreation Commission in 1980-81 are summarized in
Table 2-5.

Table 2-5

RECREATION PROGRAMS IN INDEPENDENCE
1980-1981

Program Sex Age/Grade Season

Baseball Boys 8-18 Summer
Softball Girls 8-15 Summer

Womens 16+ Summer
Men 16+ SUlllller
Mi xed Adults Fall

Little League Boys 5th-6th Summer
Basketball Boys 9-High School \/i nter

Girls 4th-7th Winter
Mens Open Wi nter
Mens 30+ Winter
Womens Open Winter

Yoll eyball Mens Open Fall
Womens Open Fall
Mixed Open Spring

Tennis Youth-Hi xed Open Summer
Adul ts-Mixed Open Summer
Tournament Summer

Swimmi ng Mi xed All ages Summer
Golf Womens Open Summer

Youth-Mixed Open SUlllller
Gymnastics Mi xed Youth Summer/Winter
Tumbling Tots Mixed Pre-School Summer/Wi nter

thru 3rd
Hobby Crafts Mixed Youth Sunrner/Winter
Exerci se Women Adults Year-round
Athletic Club Mixed Adults Year-round
Sr. Ci tizens Hi xed Sr. Citizens Year-round

Program
Disco Dancing Hi xed Open Summer
Square Dancing Hi xed Open Summer
Bridge Mi xed Open Year-round
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The conti nued offeri ng of a di verse recreati on program depends on the
availability of good parks and recreation facilities and adequate revenues.
The two major sources for revenues are general tax levies on the total pop
ulation and special user fees. Presently, the Independence Recreation Com
mission receives a one mill levy on all properties within the Independence
School District. It generates $42,000 in annual revenues. The State of
Kansas permits up to two mills to be levied for recreation. This would yield
a maximum amount of $84,000 in revenue at current assessment rates and
assessed valuations.

In 1980, it was necessary to increase users fees on recreation programs
to meet program expenses. The high cost of users fees apparently is reducing
participation in activities and the lack of revenue is causing elimination of
some programs. If the City desires to maintain an active recreation program,
it should consider raising the mill levy. The State statutues allow up to a
1evy of two mill s and other ci ti es in the area have higher 1evi es with
Chanute levying the maximum.

WATER AND SEWER FACILITIES

Sanitary Sewer System

The Independence sanitary sewer system serves the developed areas within
the City limits. It also serves an area southwest of the City limits extend
ing from Rock Creek to Independence Community College. The system con
sists of a wastewater treatment plant located in the floodplain of the
Verdigris River east of the City, seven pumping stations and a network of
lateral, trunk and interceptor sewer mains. 4

The wastewater treatment plant uses an extended aeration process followed
by two stages of lagoons. The plant will require only minor modifications
during the planning period to be able to accommodate the expected volumes of
wastewater. These modifications would be for treating wet weather flows.

The distribution network operates primarily as a gravity flow sewer sys
tem. For the most part, laterals, trunk and interceptor lines follow natural
drainage patterns. The pumping stations are used to force the flow of
wastewater across the drainage basin boundaries.

There are 5.6 miles of concrete pipe sewer lines. The sections in worst
condition are 3.2 miles of sewer lines in the southwest, southeast and
central area along the Santa Fe tracks. Most of these lines date to 1920 or
post-World War II. The concrete pipe is deteriorating due to corrosion from
the dilute acids in the wastewater. It was recommended by the Black &Veatch
sewer report that these concrete pipes be replaced. In addition, the
remaining 2.4 miles of concrete sewer lines will need to be incorporated into
a long-range capital improvements program.

4Report on Sewerage Improvements for Independence, Kansas, Bl ack & Veatch
Consulting Engineers, 1974.
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A second problem noted by the consultant's study was excessive infiltra
tion and inflow5 of stonn waters into the northeast interceptor and the
Wald Avenue pumping station. Certain improvements would be necessary to
prevent overflowing manholes and basement flooding in these areas.

As well as line problems, the community has septic tank problems. Most
of the area is unsuitable for septic tank use. Until the public sewerage can
be extended to new areas, development should be minimal.

Although the sewer line improvements recommended in the 1974 studies are
numerous, they appear to be in need of immediate attention. It is recom
mended that these improvements be listed in order of priority and undertaken,
a few a year. Sewer rates will need to be reevaluated and a capital improve
ment fund established.

Water System

The Independence water system consists of four components: supply,
purifi cati on, storage and di stributi on. Each of these segments must be
adequate to meet the water demands of the City for household, industrial or
firefighting purposes.

The City's water supply comes from the Verdigris River. This supply has
been and is expected to remain adequate. The only deficiencies of the supply
source occur during periods of drought. Upstream reservoirs, such as the Elk
City Reservoir, however, are used to resupply the river during those periods.
It is in the City·s interest to maintain the useability of these backup
supplies.

The purification of the City's water occurs at the water treatment plant
on the east side of the City. The plant was built in 1968 and has a capacity
to provide 6 million gallons of water per day. Since the peak day demand in
1980 was 3.9 million gallons and based on the anticipated growth rate, avail
able plant capacity will be adequate well beyond the planning period. If the
plant should need to be expanded, however, it is sized to treat 12 million
gallons per day with the addition of one new pump and four filters.

To maintain adequate water pressure, to provide sufficient surplus supply
during periods of exceptionally high demand, and to retain a source of water
which would be accessible to fight fires during a power outage, the City must
maintain storage tanks. Currently, the City has a one million gallon below
ground cl earwell or storage tank. Not bei ng above ground, thi s tank cannot
alone meet the City's storage needs. In addition, there is a 750,000 gallon
el evated water tank in the northwest corner of the downtown area. Another
300,000 gallon tank is at the Junior College. As a general rule, a City
should have one to one and one-half gallons water storage capacity for each
gallon of average daily demand. Since in 1980 the average daily water demand
in Independence was 2,012,000 gallons, the City should have between 250,000
and 750,000 gallons additional storage capacity over its current 1,750,000
gallon capacity. In the near future, another 750,000 gallon elevated tank
might be considered in the growing northwest area. The location of this tank
woul d al so act to increase pressure to an area di stant from both pumps and
other elevated storage.

5Infiltration/Inflow Analysis for Independence, Kansas, Black & Veatch,
1974.
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The largest deficiency in the City's water system is its distribution
component. Particularly in the southern sections of the City, water lines
are undersized (4" to 6"), old and therefore significantly clogged with
deposits, and inadequately looped or interconnected creating exceptionally
low pressure areas. A study undertaken several years ago on this problem
recommended a large (12") loop line entering the southeast area, cutting
across to the west roughly on Cherry Street and then connecting back up north
to an existing large main. After this main is installed, individual lines
would need to be replaced. These improvements are long overdue. Two blocks
of this loop will be constructed this year.

In addition to the distribution problems in the south part of the City,
other 1i ne improvements are needed. In parti cu1 ar, the approximately 12
block area from 4th to 6th Streets and from Oak to Parkhurst Streets needs
1i ne rep1 acements. Hi ckory Street from 8th to 13th Streets a1 so needs the
installation of a new 8" water line. There are lines in the CBD that need
replacement. Also, there is a need to loop the water system in the north
part of the City.

Summary

This chapter has discussed the types of pub1i'-' j:'acilities available in
Independence. The study has described municipal 0 ;ices, including police,
fire protection, parks and recreation facilities, water and sewer service,
and school facil iti es. Recommendati ons . for future acti ons to improve and
expand public facilities have been included. These recommendations are sum
marized on the following page.

Table 2-6

PUBLIC FACILITY RECOMMENDATIONS

Type of Facility

Pol ice

Fire Protection

Municipal Offices

School Facilities

Parks &Recreation

Sewer Facilities

Water Facilities

Major
Recommendations

Consolidate offices in basement of City Hall.

Develop fire substation in Northwest Independence
along Taylor Road between 10th Street &21st Street.

Construct a City Commission/Municipal Courtroom on
1st Munic',pal Courtroom on 1st floor of City Hall;
renovate.

Possibility of a new elementary school if need
increases in northwest area.

Nei ghborhood park i n we~t central nei ghbor.hood: i n
stall equipment at existlng tot lots and nelghborhood
park; 3-4 new tot lots (possibly at schoolsl.

Replace all concrete pipes; reduce inflow of storm
waters into northeast interceptor sewer and Wald
Avenue Pumping Station.

Increase water storage capacity by 750.000 gallons;
install 12" loop water main in southeast area; misc.
water line replacements in older area of City.
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A time frame has been i dentifi ed for carryi ng out some of these recom
mendati ons. It was suggested that the City begi n to install new pl ay
ground equipment at existing tot lots and begin development of a new
neighborhood park in the next five years. Many of the proposed water and
sewer improvements are overdue. They woul d be consi dered projects for the
immediate future.

It is further recommended that a capital improvements program be devel
oped. The capi tal improvements program woul d defi ne the scope of each
project, proposed timing for construction, estimated cost and financing. The
capital improvements program can serve as the vehicle for improving the over
all status of pUblic facilities while keeping the burden of these
improvements to a more affordabl e 1evel . The capi tal improvements program
can be instrumental in directing the orderly expansion of pUblic facilities
and implementing the City's policies for future development.
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TRANSPORTATION AND THOROUGHFARE PLAN

STREET SYSTEM IDENTIFICATION

The functional importance of each street in a city is generally defined
by its classification, which is based on the street characteristics of traf
fic volume, travel mobility and property accessibility. The 1975 Independ
ence Traffic Safety Study classifies all streets as principal arterial, minor
arterial, collector, or local streets.

WALK;

I
12'· 24'

DRIVING LANES

120'
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RIGHT-OF-WAY

PRINCIPAL ARTERIAL STREET

Ri ght-of-Way •••••••.••••••••• 100-120 feet
Moving Lanes ••••••.••.•••.••• 4-6 lanes
Moving Lane Width ..••••••••••12 feet per lane
Design Speed ••••••••••••••.•• 45 MPH
Design Hourly Volume Lane .•••600-800 VPHPL

(Vehicles Per Hour Per Lane)
Number of Parking Lanes •••••• None
Maximum Grade .••••••••••••••• 4%
Minimum Grade •••••••••••••••• 0.5%

Principal Arterial

This roadway system carries the major portion of trips entering and leav
ing the City. It largely consists of extensions of rural arterials into and
through the City. The concept of service to abutting land should be subord
inate to that of travel service for major traffic movements. The following
design criteria is recommended for principal arterial streets:

Generally speaking, the purpose for street classification is to group the
streets and roadways into classes according to the character of service they
are intended to provide. The thoroughfare system is one of the major
structural elements of the urban community and is an important determinant of
the physical development of the City. Therefore, careful street system plan
ning is essential in order to achieve long-range development goals.

Street design standards should be derived from the function which must be
performed by the facility. The following street design standards for the
Ci ty of Independence are recommended for vari ous street cl assifi cations in
the City as identified in the later part of this chapter.
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Minor Arterial

This roadway system provides service for trips of moderate length of a
somewhat lower level of travel mobility than major arterials. It contains
faci 1i ti es that pl ace more emphasi s on 1and access than the higher system,
and offers a lower level of travel mobility. This system should include
urban connections to rural collector roads. The follow.ing design criteria
are recommended for minor arterial streets:

Right of Way ••.•••...•••.•••..•••80-100 feet
Movi ng Lanes ••••••••.•••••••...•• 4 1anes
Moving Lane Width •••••••••••••••• 12 feet per lane
Design Speed •••••••••••••••••••••40 MPH
Design Hourly Volume Lane •.••••••400-600 VPHPL
Number of Parking Lanes .••••••••• 1-2 when provided
Width of Parking Lanes •.••••••• :.10 feet
Maximum Grade •••••••••.•.......•. 6%
Minimum Grade •••••.••••.••.•...•• 0.5%

~
L-----------;rr.rn:7i'~T~·1ii·'i"Y"--- __---..,..--1

RIGHT-of.WAY

ARTERIAL STREET

Collector Street

This roadway system provides both land access service and traffic cir
culation within residential neighborhoods, commercial and industrial areas,
and may penetrate residential neiqhborhoods, distributing trips from the
arterials through the area to their ultimate destinations. It also collects
traffi c from local streets in resi denti al nei ghborhoods and channel s thi s
traffic to arterial streets. The following design criteria are recommended
for collector streets:
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Right-of-Way .•••••••..••.•.....•. 80 feet
Moving Lanes ••••••••••••••••••••. 2-4 lanes
Moving Lane Width •.•••••••••••••• 12 feet
Design Speed .•••••••••••••••.•.••30-35 MPH
Design Hourly Volume Lane •••••••• 300 VPHPL
Number of Parking Lanes •••••••••• 1-2 when provided
Width of Parking Lanes ••••••••••• 10 feet
Max imum Grade ••••••••••••••••••••8%
Mi nimum Grade •••••••••••••••••••• 0.5%

COLLECTOR STREET

Local Street

This roadway system comprises all facilities not on one of the higher
systems and serves primari ly to provi de di rect access to abutti ng 1and and
access to the higher order systems. It offers the lowest level of mobility,
and the service to through traffic movement usually is deliberately dis
couraged. The following design criteria are recommended for local streets:

Ri ght-of-Way ••••••••••••••••••••• 60 feet
Movi ng La nes •••.••.••••••••.••••• 2 1anes
Moving Lane Width •••••••••.•••••• 11 feet
Design Speeo •••••.••••••••••••••. 25-30 MPH
Design Hourly Volume Lane •••••••• 100 VPHPL*
Number of Parking Lanes •.•••..•.• 1-2 lanes
Width of Parking Lanes ••••••••••• 7-8 feet
Maximum Grade •••••••.••.••••.•••• 10%
Minimum Grade •••••••••••••••••••• 0.5%
*Maximum desirable traffic volume on local streets ;s 1,500
VPD.
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LOCAL STREET

TRAFFIC VOLUME

Traffic volume is the fundamental element in establishing the usage of
streets and roadways as an indication of travel patterns and characteristics.
Infonna ti on concerni ng urban travel characteri sti cs is essenti al in general
transportati on pl anni ng. Thi s secti on describes vari ous measurements of
traffic volume and identifies traffic patterns in the City of Independence.

The Kansas Department of Transportation conducted comprehensive 24-hour
mechanical traffic counts on major City streets in June and July, 1980, and
in January and February, 1981. These counts were compared wi th the 1974
24-hour counts in the Independence Traffic Safety Study at 66 1ocati ons,
revealing an average annual growth rate of 5.5 percent. The 24-hour traffic
volume, however, does not indicate the patterns of variation in traffic
demand duri n'g vari ous hours of the day.

Closely related to the fluctuations in traffic flow is the selection of
the specific hourly volume which should be used for design basis. Peak-hour
traffic volume is the basis for geometric design with respect to width of
street, channelization, intersection design, and similar geometric features
of the roadway. Therefore, knowl edge of bri ef, but frequently occurri ng,
peak-hour volume is necessary. The hourly traffic volume variation percent
ages recorded in the 1975 Traffic Safety Study were applied to the 1980 and
1981 24-hour traffic counts to approximate current peak-hour volumes. These
peak-hour traffic volumes were then analyzed to detennine deficiencies in the
exi sti ng street system. The fi ndi ngs of the analysi s will be described in
the next section.

Volume/Capacity Relationship

The adequacy of the existing street system is measured directly from the
level of traffic operations. In determining the level of traffic operations,
a design or operati ng "capaci tyll of each street segment is sel ected to
provir1e a desirable level of service. This "capacity" is closely associated
wi th the combined el ements of traffic control devices, traffic operati ng
speeds, traffic density, traffic conflict points, street physical
characteristics, and street illumination at night.
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Traffic operating conditions within a street corridor are rarely uni
form, generally fl uctuati ng from lower speeds and i nter-vehi cul ar confl i cts
at some critical points to a less congested condition between these points.
Nevertheless, the operating capacity of each street section is generally con
trolled at critical points, such as intersections. The capacity of any
approach at an intersection is governed by the portion of flow time allotted
to that approach, and the width of the approach. this in turn being affected
by overall street width and parking characteristics. The City supplied the
Consul tant wi th the current inventory describi n9 street wi dth and parking
characteristics necessary for this analysis.

Based on the current 24-hour traffic counts, the Consultant selected 13
critical i ntersecti ons to analyze for traffic capaci ty. The capaci ty of
these intersections was determined first with the assumption that parking
characteristics along each approach would remain as they currently are. Then
reducing the 24-hour volumes to peak-hour volumes as described above, the 5.5
percent per year growth factor was applied to project peak-hour volumes into
the future. Thus, the number of years until each intersection would
statistically reach capacity was determined. Based on the future land use
growth projections as described in the previous chapter, the estimated 5.5
percent per year traffic growth factor should be a liberal projection.

Because the altering of parking characteristics is more easily and
economically accompl i shed than actual geometric changes, the same analysi s
procedure was appl i ed to each i ntersecti on under the assumpti on that all
parking at these intersections had been el iminated. Thus, for example, the
years to capaci ty at 10th and Ma i n are extended from 6 years if parking
remains the same. to 15 years if parking is removed. The results of the
capacity analysis are summarized in Table 3-1.

Based on the ahove analysis, four intersections will probably need inter
section improvements during the planning period. In addition. the City nas
noted two intersections which are congested during peak hours and should also
be monitored for their need for intersection improvements. These inter
sections are shown in Table 3-2.
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Tabl e 3-1

INTERSECTION GEOMETRIC CAPACITY
Independence, Kansas

Years to
Years to Exceed

1980 Peak-Hr. Capa- Exceed Capa- Capacity Capacity
Inter- Wi dth/ Volume*** city ci ty (Pre- El iminating (No Parking
section Parking (8.5% ADT) (Present) sent Cond.) Parking Cond. )

Main & 46/N 40/N*
Laurel 38/N 649 2120 41 2120 41

Main & 56/P 56/P**
10th 45/P 50/P 1669 2180 6 3005 15

Main & 68/P 68/P
Penn. 68/P 68/P 1370 2940 21 3980 35

Main & 48/P 40/P
Park 40/P 48/P 870 2350 31 3210 49

Main & 40/P 40/P
2nd 40/P 30/P 716 2135 36 2690 50

Penn & 68/N 68/1'
Chestnut 68/P 68/P 1205 3200 30 3980 42

Penn & 60/P 55/P
Sycamore 3D/P 40/P 1069 2550 25 3375 39

Penn & 62/P 44/N
Oak 44/P 48/N 1108 3110 33 3620 41

Penn & 45/N 42/N
Taylor 18/N 48/N 581 2810 70 2810 70

10th & 48/N 48/N
Taylor 48/N 20/N 269 3005 185 3005 185

10th & 48/P 45/P
Oak 30/N 44/P 641 2310 47 3055 68

10th & 42/P 40/P
Sycamore 40/P 40/P 700 2155 38 2915 58

10th & 50/N 40/N
Laurel 40/P 72/P 998 2510 28 2940 35

*N = No Parking
**p = Parking

*** = Volume includes all approaches
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Tabl e 3-2
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THOROUGHFARE PLAN AND STREET FUNCTIONAL CLASSIFICATIONS

INTERSECTIONS WARRANTING POSSIBLE IMPROVEMENTS

10th and Oak
Main and Hardy
Pennsylvania and Locust

Pennsylvania and Sycamore
Park and Main
10th and Sycamore

(2) Pennsylvania Avenue -- Pennsylvania Avenue to the north of l'-1ain
Street is the combination of U.S. Highway 75 and State Highway 96,
and it is the only direct access to the City from the north. Pen
nsylvania Avenue presently carries approximately 400 external (from
outside the City) heavy commercial trucks per day. This inter-city
truck traffic, as well as the through-city passenger traffic on Pen
nsyl vani a Avenue, is gui ded by hi ghway route si gns to by-pass the
CBO area through Chestnut Street (three blocks north of Main Street)
to both 6th Street on the east ~ and 10th Street on the west. The
three-block corridor of Pennsylvania Avenue between Chestnut Street
and Main Street is intended and should remain as a collector street
for the traffic generated from the CBO. The present principal
arteri al gri d system bounded by Chestnut Street to the north, Main
Street to the south, 6th Street to the east~ and 10th Street to the
west should be used to provide for east-west and north-south through

In order to provide better accessibil ity and increase the traffic
service volume~ prohibiting parking on both sides of Main Street
should be considered.

Principal Arterial Street System

(1) Main Street -- Main Street (Highway 160) is the only east-west
thoroughfare whi ch presently serves as a pri nci pal arteri al street
in the City. It is a major inter-city highway route as well as a
principal internal traffic movement corridor. Main Street connects
two promi nent commerci al areas in the Ci ty together, and it wi 11
conti nue to serve as an east-west pri nci pal arteri al street in the
Ci ty.

The above intersections appear to have the highest potential in the City
for short-range transportation improvement. It is recommended that the City
continue to monitor the traffic operations and traffic demand at these inter
sections~ so that timings for improvement needs can be acknowledged.

An adequate thoroughfare plan should parallel the anticipated land use
expansion and popul ation growth to the Ci ty. With an estimated popul ation
growth of 1~500 in the next 20 years~ from 10~500 in the year of 1980 to
12~OOO in the year of 2000~ expansion of the existing street system is
inevitable.
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traffic. The intersections of this arterial grid, however, should
be upgraded to improve both the turning movements and traffic oper
ation for this through traffic and truck traffic.

One alternative to manage the external traffic through the City, but
a less desirable option with respect to long-range planning, is to
by-pass thi s external tra ffi c through other roadway faci 1iti es in
the Ci ty. Such bypass routes can be Park Boul evard to the east
and Peter Pan Road to the west. This alternative is not preferred
due to the fact that additional traffic, particularly truck traffic,
could have significant social and economic impact to the abutting
residential neighborhood and properties. The existing highway
routes are primarily abutting commercial properties and, therefore,
their continued use would be least disruptive.

(3) 10th Street -- 10th Street south of Main Street is a vital link
between the City and large rural residential subdivisions and a
junior college 1-1/2 miles south of the City limits. This segment
of 10th Street is al so essenti al for the development of the south
part of the Ci ty, and its functi on as a pri nci pal arteri al street
should be maintained.

Minor Arterial Street System

Minor arterial streets usually provide adequate roadway facilities and
moderate traffic volumes but consist of limited truck traffic and external or
inter-city traffic. In the Ci ty of Independence only three street corridors
-- 10th Street from Taylor Road to Chestnut Street, Oak Street from Park
Boul evard to Peter Pan Road, and Laurel Street from 10th Street to Main
Street -- are recommended for the classification of minor arterial street.

(1) 10th Street -- The 10th Street corridor from Taylor Road to Chestnut
Street is parall el to and only three blocks west of Pennsyl vani a
Avenue. It serves as an al ternate route for north-south travel
between the CBO area and the north side of the City. The function
of 10th Street cannot be downgraded due to the following reasons:

(a) It is a four-lane facility with adequate accessibility.

(b) It is vi tal for the development of the northwest part of the
Ci ty.

(c) It serves and will continue to serve as a relief route for
Pennsylvania Avenue.

The intersection of 10th Street and Oak Street is critical in the
traffic operation of the 10th Street corridor, as well as Oak
Street. Both the High School and Riley Grade School are located at
thi s i ntersecti on whi ch creates substanti a1 vehi cul ar traffi c and
children crossing problems during the peak periods. An adequate
traffic control system other than the present four-way stop, such as
a conventional traffic signal, needs to be considered in order to
maintain the integ-rity of traffic operation throughout this cor
ri dor.
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(2) Oak Street -- Oak Street is located approximately one-mile south of
Taylor Road and one mi 1e north of Mai n Street. It is the only
thoroughfare connecting both the east and west sides of the City in
thi s area. The east end of Oak Street is connected wi th the Ci ty
Park and the west end of Oak Street intersects Peter Pan Road. The
function of Oak Street is important in the development of an access
road to the i ndustri al area west of the Mi ssouri Pacifi c Ra il road
tracks.

(3) Laurel Street -- Laurel Street is parall el to and located only two
blocks north of Main Street. It intersects and merges with Main
Street at the west end of the Ci ty. Al though Laurel Street is too
close to Main Street, the existence and service of Laurel Street
is essential and vital to the City due to the following two
reasons:

(a) It provides direct linkage between the CSO and the industrial/
commercial area to the west.

(b) It provi des a rel i ef or bypass route for local traffic that
otherwi se woul d use Main Street, thereby creati ng substanti al
traffic problems on Main Street.

Laurel Street, west of 17th Street, should be considered for future
widening to a five-lane facility. This segment of Laurel Street
can possibly serve as a bypass route for north-south traffic via
19th Street to the north and 17th Street to the south.

The intersection of Laurel Street and Main Street at the west end
of the corridor should be improved because of their awkward inter
section. Such improvement might include signalization or geometric
realignment in order to provide a safer and more attractive route.

(4) 21st Street -- Thi s street currently serves as a coll ector street
connecti ng the north part of the City to Laurel Street joggi ng at
one point to 20th then 19th Streets. If the alignment of the street
were improved and the street upgraded to a minor arterial, it could
provide more direct access from this northwest area to Main Street.
The most substanti al requi red improvement will be the conti nuati on
of 21st Street directly south of the A. T. and S.F. tracks along
Whiskey Creek. This alignment would not only improve traffic move
ment along this corridor but could also be designed to contain some
of the flooding along Whiskey Creek.

An alternative to the 21st Street arterial could be the use of Peter
Pan and Taylor Roads as an outl et to the western commerci al and
industrial areas. This road system would avoid the central residen
tial areas of the City and utilize currently available rights-of
way. It woul d al so encourage coll ege-bound traffi c to cut over to
10th Street rather than going south on 17th Street, a collector
street. The major disadvantage of this alternative is the resi
dential character of Taylor Road. This right-of-way would have to
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be widened if used as an arterial street which would result in
several conflicts with existing houses. Additionally, this arterial
alternative would force some traffic further west than they intend
to go. It is for these reasons that the 21st Street al ignment is
shown as this west side arterial for the planning period.

Collector Street System

A collector street merely serves as an intermediate travel route between
a residential area or local street and higher classes of streets and high
ways. While the continuity of the collector street system is not important,
the i ntersecti ons of coll ector streets with arteri al streets shoul d be ca r
efully planned. The collector street system in the City is described as fol
lows:

(1) Spruce Street -- The westward expansion of Spruce Street is inevit
able and necessary for the development of the northwest part of the
City. Spruce Street is located halfway between Taylor Road and Oak
Street. It shoul d be programmed to extend west to 21st Street from
Pennsylvania Avenue along with the residential development in the
area.

(2) Sycamore Street -- Sycamore Street is located in the primarily
developed areas of the Ci ty. Thi s street appears to adequately
serve as a coll ector street at the present time. If traffi c con
gestion occurs in the future, parking prohibition can be considered
to maintain its level of service. The potential traffic signal need
at the intersection of Sycamore Street and 10th Street requires
close monitoring as concluded in the previous section.

(3) Poplar Street -- Poplar Street between Cement Street and 13th Street
is a coll ector street located in the south part of the City. Thi s
corridor is abutting a developed residential area. It currently
functions as a collector street and should continue to provide the
service.

(4) Cement Street -- This street extends to the rural county area in the
southeast part of the Ci ty. It is the primary access to a 1arge
quarry pl ant outsi de the Ci ty 1imi t. The street is presently ina
deteriorating condition which requires immediate upgrading and
maintenance.

(5) 2nd Street -- 2nd Street south of Main Street provides more than an
adequate facil ity for coll ector street operati on. It also provi des
a direct access to a small industrial area to the south of the City.
Second Street has improvement potenti al to the south across the
floodplain outside the City limits~ however, its function as a high
er class street ;s not recommended if the residential area it
traverses is to be protected from heavier traffic.

(6) Park Boulevard -- The Park Boulevard corridor between Oak Street
and Main Street has the physical and locational characteristics to
be a minor arterial street, but is classified as a collector street
due to the following reasons:
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(a) The existinq Santa Fe Railroad overpass above Park Boulevard
does not provide adequate vertical clearance for trucks and is
therefore not suitable for use as a highway bypass route
without regrading.

(b) The adjacent land use is of a residential nature, and areas
immediately south of the railroad overpass contain major park
andrecreation facilities which create suhstantial pedestrian
traffic across the street. An arterial street designation on
Park Boulevard could impose additional social problems and
traffic conflicts.

Park Boulevard south of Main Street is also a wide street and
suitable for collector street use. However, 2nd Street, which
is a collector street, is only one block to the east. In
order to discourage the usage of Park Boulevard as a thorouqh
fare or local bypass, this segment of Park Boulevard south of
Main Street should be classified and designed as a local
street.

(7) 13th Street -- 13th Street between Oak Street and Poplar Street is
located in the developed area of the City and it provides the only
north-south rail road grade crossi ng hetween 10th Street and 21st
Street. The 13th Street corridor has narrow pavement width and has
sl i ght potenti al for future wi deni ng. However, its present street
condition should be adequate for a collector street operation.

(8) 17th Street corri dor south of Laurel Street -- 17th Street is the
only linkage in the southwest connecting the City with the community
college and a large rural residential subdivision outside the City
1imi ts. However, the accessibil i ty and servi ce adequacy on 17th
Street between the City and the colleqe area is not critical because
10th Street to the east provides direct and convenient highway-type
access to the college area. The concentration of traffic on 10th
Street, an already designated arterial street, is also preferred to
lessen traffic through the residential southwest area of the City.
Since 17th Street does serve a collector function for this southwest
residential area, it should be designated and maintained as such but
not be developed or encouraged to he used as an arteri al route to
the Fruitland-Junior College area.

(9) Taylor Road -- This street will be one of the main exit corridors
from the northern secti on of the Ci ty east to Hi ghway 75. Thi s
street shoul d therefore be a coll ector street from the Mi ssouri
Pacific railroad tracks to Hiqhway 75.

(10) Peter Pan Road -- This road will continue to carry traffic from Oak
Street to the i ndustri al and commerci al areas on the west si de of
the City. Peter Pan should therefore be classified as a collector
street from Oak to Main Streets.
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STREET FUNCTIONAL CLASSIFICATION SUMMARY

The street functional classifications in the City of Independence for the
year 2000, based on the future land use projections and analysis in the prev
ious section, are summarizerl as follows: (See General Development Plan for
street delineations.)

(1) Principal Arterial Streets

(a) Pennsyl vani a Avenue, north of Chestnut Street; and the bypas s
route of Pennsyl vani a Avenue on 10th Street and 6th Street
(north of Main Street)

(b) Main Street

(2) Minor Arterial Streets

(a) 10th Street, between Taylor Road and Chestnut Street

(b) Oak Street

(c) Laurel Street, between 10th Street and Main Street

(d) 21st Street

(3) Collector Streets

(a) Spruce Street, between Pennsylvania Avenue and 21st Street

(b) Sycamore Street, between Park Boulevard and 21st Street

(c) Poplar Street, between Cement Street and 21st Street

(d) Cement Street

(e) 2nd Street, south of Main Street

(f) Pennsylvania Avenue, between Chestnut Street and Poplar Street

(g) 13th Street

(h) 17th Street, between Laurel Street and south City limits

(i) Taylor Road, west of the Missouri-Pacific railroad tracks

(j) Peter Pan Road, Oak to Main Street
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THOROUGHFARE RECOMMENDATIONS

It appears, from the resul ts of traffic vol ume/capaci ty analysi s, that
traffic signal feasibility should be reviewed immediately at the two inter
secti ons of Pennsyl vani a Road and Sycamore Street, and Park Boul evard and
Main Street. If the traffic signals at these two intersections are found
unwarranted at the present time based on the actual manual counts, the volume
then should be monitored annually at these two intersections to assure ade
quate traffic operations. Traffic signals might also be considered at the
intersections of 10th and Oak Streets and Main and Laurel Streets due to
traffic operational problems during certain hours of the day.

The exi sti ng street system in the Ci ty of Independence appears to be
adequate to serve long-range traffic demand if the traffic volume growth
holds at 5.5 percent per year. Specific street widening or geometric altera
ti on is not recommended for the foreseeable future. However, any sudden
change in land use pattern can easily alter the traffic demand within the
street network, which should be reviewed carefully prior to any land use
changes.

ALTERNATE MODES OF TRANSPORTATION

In addition to the private automobile, shared transportation systems can
be explored for use in Independence. The many forms of mass transportation
can be divided into two types: intra-city or within Independence, and inter
city or between cities. The most common and practical inter-city system for
cities the size of Independence is that of private bus systems. The City is
fortunate to be well served in this respect with six stops a day by both the
Greyhound and the K-G bus lines.

A second inter-city system would be that of rail service. Although the
City does have adequate freight service on Mi ssouri Pacific and Sante Fe
lines, it does not have passenger rail service. Although such service is
desireable, it is unlikely that it will be economically practical to insti
tute in the near future.

A final inter-city transportation mode available in Independence is that
of air service. A recently improved 5,500-foot runway at the Independence
Airport provides service for all general aviation up to twin-engine planes.
In addition, commuter service is conveniently available at Tri-City Airport
located north of Cherryville about 16 miles from the City of Independence.

Intra-city mass transit modes are far more difficult to justify in cities
of 10,000 to 20,000 persons. Personal schedul es and destinations are just
too scattered to support 1arge scal e shared local systems. Currently the
City has a taxi service. This dial-a-call type service is the only mode
whi ch is justi fi ed in the Ci ty of Independence. The only di sadvantage of
such a private system is often its cost. Senior or low-income citizens may
find it difficult to afford necessary fares for other than emergency or shop
ping trips. It is for this reason the City and the County have joined in a
subsidy program to help pay senior citizen cab fares. This subsidy currently
amounts to 70% of the fare cost with the qualifying citizen paying $0.45 for
most rides. Unfortunately, as operating costs, and in particular fuel costs
rise, the cost of this service will likewise increase. The alternatives here

51



are to initiate a public dia1-a-ride system or continually re-evaluate the
subsidy assistance to the taxi system. Since a public system will not neces
sarily lower· costs, the continued subsidy system is preferable for
Independence.

A second intra-city mass transit mode that has been discussed in the City
is that of a commuter bus from residential to industrial areas. For cities
the si ze of Independence such "peak hour" buses usually are not economical
because of the need for a high degree of service for a relatively small
porti on of the day. Un1 ess these systems are heavily subsidi zed by these
local industries, they will probably have financial difficulties. An alter
native to these commuter buses, however, is the development of a unified car
or van pool i ng system. By coordi nati ng employee-trip i nformati on, better
ride-sharing can be encouraged. Local employers shou1 d consider offeri ng
"initiatives" for workers to use such systems. Such initiatives often
include bonus off-time, gasoline subsidies or even the provision of a company
car or van to perform this function. Most important, however, employers
shou1 d actively promote car-pool i ng by formi ng a worker data bank and "tri p
matching" service.

RAILROAD GRADE CROSSINGS

As vehi cu1 ar and aeri a1 transportati on systems advance wi th the tech
nology, railroad services are no longer a blessing to the City's growth and
development. On the contrary, ra i1 road grade crossi ngs often create severe
traffic conflict problems and reduce the level of service in the thoroughfare
and, therefore, transportation systems.

There are a total of 19 railroad grade crossings in the City of Indepen
dence, and the previ ous inventory has reveal ed that only one of these 19
crossings is in satisfactory condition. The City should coordinate with two
rail road companies to improve these grade crossi ngs and close unnecessary
ones. When considering which crossings to eliminate, those on local streets
shou1 d be removed first. Major thoroughfares shou1 d be kept open and the
crossings improved.

The City should work with the railroads to undertake necessary engineer
ing studies to begin a detailed inventory of crossing and site conditions and
problems and to design necessary improvements.
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CENTRAL BUSINESS DISTRICT

The Independence Central Business District is, and should continue to be,
the retail and office core of the City. Although the foundations of this
downtown core are strong, recent events and development trends have begun to
lessen the strength and vitality of the area. The intent of this chapter is
to serve as a prel imi nary analysi s of the vi abil ity of the Central Busi ness
District (CBD), particularly with regard to its current assets and deficien
cies, its short- and long-term needs, and its potential implementation tech
niques. This chapter is not a final "master plan", but rather the first step
in an on-going planning and revitalization effort.

CURRENT STATUS

The current strength of the downtown was evaluated using several economic
indicators and visual survey techniques. In general, the Independence CSD is
in relatively good shape. This is not to imply, however, that all is \'1ell.
Several existing problems were discovered along with several potential
problems which may have to be faced in the near future. The most notable
assets and deficiencies are as follows:

(a) Retail sales have remained fairly strong. Between 1972 and 1977,
retail sales in the City increased by roughly 24 percent (in con
stant doll ars) despi te only a one to two percent increase in pop
ulation. In addition, the proportion of the trade area captured by
Independence retailers increased during the same period. Unfor
tunately, a si gni fi cant part of thi s retail strength may be due
to commerci al acti vi ty outsi de the downtown area. The strongest
seqments of the retai 1 sector are furni ture and home furni shi ngs,
general merchandise, and eating and drinking establishments. The
weakest segment is apparel and accessories. Based upon these
findings and the mix of stores currently in the downtown, the fol
lowing types of retail activity appear to need further expansion:

(1) apparel and accessory stores,
(2) convenience stores, and
(3) a family-style restaurant (with banquet or meeting rooms).

(b) The stock of buildings in the downtown is generally good. There is
a reasonable variety of sizes and types of buildings in good con
dition. Several buildings, however, need a minor to moderate amount
of repair and refurbishing to improve their appearance. In addi
tion, the historic character of many of the structures should be
carefully examined and recorded to promote the preservation and
enhancement of the ori gi nal store fronts rather than the current
trend toward false facades.

(c) The overall layout of the downtown is well organized. There are
several strong support uses appropri ately located on the peri phery
of the CBD and only few major uses which are inappropriately located
in the retail core. The Arco office building, Civic Center, City
Hall and County Courthouse are all major uses whi ch will support
downtown retailing. The most serious location problem is the drive-
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in bank at Pennsyl vani a and ~1yrtl e. It not only creates traffi c
problems, but it also represents a sizeable retail "dead spot" in
the core of the CBD. The Post Office is al so in a poor location,
although for-tunately it is not located on either t1ain or Penn
syl vani a.

(d) The expansion of "strip" commercial development on Main and Pennsyl
vania is weakening the edges of the downtown. This diffusion of
commerci al acti vi ty 1essens the compactness and intensi ty necessary
for retail vitality. Although the tendency is to allow this type of
development because it seems to ha ve few short-term drawbacks, over
the long-run it will seriously lessen the retail viability of down
town businesses.

The outer limits of the CBD are roughly defined by the traffic by
pass system: Si xth Street to Tenth Street and Chestnut Street to
the south side of ~1ain Street. Within these boundaries, however,
are areas with varying levels of retail importance. The most
important area, or retail core, includes both sides of Pennsylvania
from Laurel to Main. The area with the next level of importance
includes an additional block north on Pennsyl vania to Chestnut and
Main Street from Sixth to Ninth. The focus of pedestrian-oriented
retail activity should not be shifted outside these areas.

(e) The environment for pedestrians in the downtown is only fair at
best. The street trees and sidewalk benches are positi ve steps
toward improvi ng that envi ronment. IJnfortunately, the trees were
improperly planted and are not likely to survive much longer.
La rger openi ngs in the pa vement wi 11 be needed to permi t adequa te
amounts of air and water to reach the root system. Pedestrian
travel is discouraged further by numerous blank facades and hoarden
up windows and by sidewalks in need of repair.

(f) The overall supply of parki ng spaces in the CBD is adequate. How-
ever, some areas are not as conveniently served by parking as
others. As an example, the occupants of the Professional Building
usurp a substantial number of parking spaces on the 200 block of
Pennsylvania. Since this is also the prime retailing block, this
creates a shortage of spaces for shoppers. This shortaqe is
worsened by shop owners and clerks who park on Pennsylvania as well.
The public parking lots are a partial solution to the parking
problem but they do not contain enough spaces to solve the problem
compl etely. Fi nally, the absence of a comprehensi ve parki ng pl an
has resulted in some lost opportuni ti es for addi ti ona1 off-street
parking lots due to an inability to act quickly when these oppor
tunities arose.

KEY ISSUES

In order to improve the economic vitality of downtown, there are certain
key issues which must be addressed. These issues should be the focus of re
vitalization efforts. Unfortunately, there are no easy solutions. The
prob1 ems rli d not develop overni ght and thus they wi 11 not be resol veri
quickly. Instead, it will require a concerted effort on the part of downtown
businessmen and City officials. Although the current situation is not excep
tionally rlire, it is important not to become complacent. If no action
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is taken, the problems facing the downtown are likely to worsen substan
tially. It is far easier to strengthen the CBD now than it will be in the
future if the situation is allowed to deteriorate.

Short-Term Issues

Of the spectrum of issues faci ng the downtown, some can and shoul d be
addressed in the near future. Actions to resol ve these short-term probl ems
should be taken within the next six to twelve months. In addition to easing
some of the most pressing problems, addressing these short-term issues will
have two important side effects. First, it will require the downtown
husinessmen to organize into a broadly based, action-oriented group. This
will facilitate the building of a concensus and development of an organiza
tional capabilities necessary to successfully complete some of the more com
plex implementation strategies. Second, the solutions to the short-term
issues will in many cases serve as important first steps in the solution of
the lonq-term issues.

(a) The recent trend toward an increasing numher of retail vacancies
must he reversed. To a certain extent, this trend is a sign of the
economic times. It is all the more reason, however, why the down
town business community should aggressively seek new retail busi
nesses. Na ti onal or regi onal chai n stores may fi nd it easi est to
expand during an economic slump, but local merchants who want to
expand should not be overlooked.

(b) The trend of retail uses being replaced with non-retail uses must
also be reversed. Retail uses must be clustered tightly together in
order to maintain an appealing shopping environment. Replacing
retail uses with non-retail uses creates "dead spots" in the shop
pinq area and tends to dissipate or disperse retail activity. If
thi s trend conti nues, the downtown wi 11 lose its abi 1i ty to gener
ate multi -purpose or compari son shoppi ng tri ps. Non-retai 1 uses
and retail uses which are not pedestrian-oriented should be encour
aged to locate adjacent to rather than in the retail core.

(c) An informal and voluntary parking program should be initiated to
lessen the shortage of parking spaces on Pennsylvania. Office
workers, store owners and cl erks shoul d be strongly encouraged to
park alon~ streets other than Pennsylvania to provide more space for
shoppers. Enforcement of thi s program shoul d be through peer pres
sure.

(d) The condition of the sidewalks and street trees should be system
atically improved. A comprehensive, long-range program should be
developed to determine where improvements should be made, who should
pay for them and when they should be made. At a minimum, sidewalks
should be made safe for pedestrian travel and the trees should be
replanted in a manner which provides at least a reasonable chance
for their survival.

(e) City officials and downtown businessmen should decide on the types
of incentives which they are willing and able to offer to facilitate
prospecti ve development. In order to maximi ze the effecti veness of
the incentives offered, the emphasis of the programs should be two
fol d.
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Fi rst, i ncenti ves shoul d be di rected toward long-term rather than
short-term development. Second, incentives should always be used to
IIleveragell as much private investment as possible.

Long-Term Issues

Beyond the short-term issues, there are several long-term problems which
probably will take several years to resol ve. Some of the issues, in fact,
will be on-going concerns and thus may never be entirely eliminated.
Solutions to many of these issues will require that the businessmen be able
to act quickly to take advantage of various opportunities as they arise.
Thus, careful planning is necessary to determine exactly what the desired
result is and what can be done to achieve that result.

(a) A city the size of Independence can support only one major retail
center. Therefore, the expansion of commercial land uses in the
community must be very carefully controlled. If the Central Busi
ness District is to remain a viable retail area, it should not be
undermined by other commercial centers in the City. Specifically,
the commercial development along the highway to the west is
particularly dangerous to the downtown. If general retail uses are
allowed to expand in that area, major downtown stores may be forced
to move to remain competitive; thus destroyinq the viability of the
CBO. Similarly, retail uses which are normally found downtown
should not be allowed to locate in strip commercial centers along
arterial streets. These areas should contain only highway service
uses such as service stations and drive-in restaurants, convenience
uses such as grocery stores and dry cleaners, and large lot uses
such as lumber yards. The primary tools to achieve this control are
the comprehensive plan and the zoning ordinance. Before it can
become a workable tool, however, the commercial sections of the zon
ing ordinance will need to be more narrowly defined making permitted
uses more mutually exclusive.

(b) It is important to maintain and enhance the major retail stores.
The most important concern in the near future wi 11 be keepi ng the
Penney1s store in downtown. They are currently in a II wa it-and-see ll

position, and their eventual action may depend upon the success of
initial efforts at resolving the other problems. Essentially, the
strategy of major retail chains is to maximize the retail strength
of their location and minimize the number and effect of uncontrol
lable risks. The degree to which commercial development outside the
CSO is minimized and the retail activity inside the eBO is strength
ened, may be the key to the locational decision of Penney's.

In the longer term, an additional major lI anc hor ll should be encour
al"Jed to locate in downtown. One possibility would be to convince
ei ther Sears or Montgomery Wards to open a full 1i ne store to
replace their current catalog store.

(c) A long-range parking plan should be developed to guide the location
ann construction of off-street parki ng faci 1i ties. Thi s shoul d
include a determination of the type (long-term vs. short-term), the
location and the amount of parking demand. From this information,
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the number of off-street spaces needed can be determined, potential
si tes can be targeted and fi nanci ng strategi es can be arranged so
that an effective program of acquisition and construction can be
initiated.

(d) The pedestrian environment should be enhanced as much as possible to
encourage extended shoppi ng tri ps in the downtown area. The em
phasis should be on creating a pedestrian atmosphere which is as
pleasant as possible by designing a visual environment which is both
enjoyable and stimulating, a climatic environment which is as com
fortable as possible, and a functional environment which is both
convenient and understandable. This includes not only Pennsylvania
and Main but also the pedestrian paths to parking areas and to major
traffic generators such as City Hall, the County Courthouse and the
Arco office building. Where opportunities present themselves,
pedestrian gathering places, such as a "vestpocket" park, can be
created. Finally, the downtown businessmen could sponsor community
activities of interest to pedestrians such as parades, band concerts
or carnivals.

(e) The owners of downtown buildings should use the upper stories more
intensi vely. Although commercial uses will not be feasible in very
many cases, this space could easily be used for offices or
apartments. In certain situations it may even be feasible to con
nect the second stories of adjacent buildings to create an unbroken
string of second-story uses. Using this space more intensively will
increase the "buil t-i n" market for downtown retail ers.

(f) Finally, the areas of downtown which are weakest from a physical or
retail viewpoint should be considered potential redevelopment sites.
The areas which currently appear to have the most redevelopment
potential include the following:

(1) The block directly west of the Civic Center could be developed
as a motel/restaurant combination to provide more complete con
vention facilities;

(2) The drive-in bank at Myrtle and Pennsylvania should be redevel
oped as pedestrian-oriented retail to fill in the current
retail "dead spot";

(3) Both southern corners at the intersection of Main and Pennsyl
vania are occupied by older buildings with relatively modest
retail uses instead of the major retail uses which this
corner should support; and

(4) The block between 8th and 9th, and Myrtle and Laurel is a poten
tial location for a redevelopment project which requires a
1arqe si te.

Although these sites appear to have the most potential for redevel
opment at this time, each opportunity which arises should be
carefully evaluated whether it has been discussed here or not.
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IMPLEMENTATION

In order to be successful, all revitalization plans must be capable of
being implemented. Again, however, there are no easy solutions, particularly
duri ng a peri od of slow economi c growth. Successful imp1 ementati on wi 11
require careful planning, creativity and a strong commitment by both downtown
businessmen and City officials. Among the numerous implementation strategies
which could be used, there are some which should be the primary responsi
bil ity of the businessmen or of the City. Most impl ementation techniques,
however, will require the close cooperation of both parties.

(a) The downtown businessmen can form a local development corporation to
serve as an interim vehicle in a development package. This cor
poration can be either for-profit, limited profit or not-for-profit.

(b) A similar, although riskier, strategy is to form a corporation in
which local businessmen or investors could buy stock. This capital
could then be used to finance development directly.

(c) A downtown businessmen1s organization or the Chamber of Commerce
shaul d take the 1ead in recrui ti ng new busi nesses and developers
interested in downtown Independence and shoul d provide relocation
assistance to businesses affected by redevelopment projects.

(d) The businessmen could agree to form a benefit district to pay for
certain capital improvements including, for example, off-street
parking lots.

(e) The businessmen could also agree to form a special service district.
This is similar to a benefit district except that the revenue does
not need to be based on property taxes and can be spent on services
rather than capital improvements.

(f) Large scale redevelopment projects can be implemented using tax
increment financing. Essentially, this allows the City to issue
bonds to pay for part of a development and use the increase in
property taxes to payoff the bonds.

(g) The City can become a limited partner in the development during the
construction phase which, in effect, provides a property tax abate
ment since municipal property is exempt from taxation.

(h) The City can provide the interim financing for a project thus allow
ing the developer to avoid the high cost of a construction loan.

(i) Using its pO\'ier of eminent domain, the City can acquire land for a
redevelopment project and then either sell it or 1ease it to the
developer. This sale or lease can be either at cost or at a reduced
cost.

(j) The City can issue Industrial Revenue Bonds to lower the financing
costs of development as compared with a conventional loan.
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(k) Finally, the City can lower the interest rate on a development loan
by guaranteei ng the loan much the same way FHA guarantees home
mortgages.

No matter which combination of implementation techniques is finally used,
it is important that as broad a segment of the community as possible invest
either time or money in the development of the project. This "buying-in"
process ensures that a large number of people have some stake in making the
project a success rather than only a relative few. It is also important that
impl ementati on i ncenti ves be used sel ecti vely and only when a si gnificant
amount of private investment is being leveraged.

SUMMARY

The Independence Central Business District appears to be at a pivotal
point in its development. Retail sales are relatively strong and it has
several distinct assets such as the government offices, the Civic Center and
the Arco offi ce bui 1di ng on its perimeter. However, there are some di s
turbing trends which could be disastrous to the future of the downtown. For
example, recent commercial development has largely occurred outside the down
town area leaving buildings inside the downtown increasingly vacant or
occupied with non-retail uses.

Several short-term and long-term issues ha ve been i dentifi ed which will
have to be addressed if the current trends are to be reversed. In addition,
numerous implementation and incentive techniques have been discussed. How
ever, solutions to the problems in downtown are not likely to be easy. They
will require the concerted and on-going efforts of downtown businessmen and
City officials.
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GENERAL DEVELOPMENT PLAN

The General Development Plan consists of two parts. The latter part
which follows at the end of this section is the Plan Map. This map is
provided to give an overall perspective of the community. This map is
preceded, however, with the goals, objectives and policies for Independence
-- the important qui del i nes developed for maki ng everyday deci si ons. It is
these guidelines which give the reasons for taking certain actions and sug
gest the long-term implications of immediate changes.

Before reviewing these planning tools, general planning principles should
be outlined.

PLANNING PRINCIPLES

In the previous section describing the planning process, it was stated
that a comprehensive plan is intended to achieve a development pattern which
minimizes land use conflicts and reduces the cost of providing city services.
There are some widely accepted theories, referred to hereafter as planning
principles, on how this can be accomplished.

The planning principles will be summarized into four different groups:
those dealing with the neighborhood concept, transportation, the environment,
and economic activities.

Neighborhood Concept

A city is only as strong as its individual neighborhoods. It is the
physical and social structure of these neighborhoods which give the community
its overall character and which are responsible for most of its assets and
liabilities.

The strength of a nei ghborhood can be defi ned as the amount of respect
its residents have for it. A weak neighborhood is typified by high vacancy
rates, deteri orated or di 1api dated housi ng and a general transi ent atti tude
on the part of its remaining inhabitants. A strong neighborhood is
characterized by a high degree of civic pride, the maintenance of properties
and acti ve social organizations. The land use pattern of a neighborhood
plays a major role in determining these strengths and weaknesses.

Nei ghborhoods vary in si ze dependi ng on natural and man-made obstac 1es
which define their boundaries. These boundaries may be major arterials,
water courses, sudden changes in topography, railroads, or open spaces. When
planning for new neighborhoods or altering old ones, new barriers should not
be introduced that might break the cohesiveness of that area. Only local and
collector roads should be permitted to traverse a neighborhood.

In large cities, it is felt that ideally neighborhoods would cover an
area of about one square mile and contain from 4,000-6,000 people. Each
neighborhood would be large enough to support an elementary school and con
venience shopping stores, plus have a neighborhood park. This size is out of
scale for southeast Kansas cities. Although the total population of Indepen
dence is sliqhtly more than 10,000, physical and social barriers have caused
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residents to develop an identity to smaller-scale neighborhoods, with less
population. Often loosely-defined neighborhoods in the fringe areas of the
city cover a larger area. But these neighborhoods generally lack the strong
cohesive social bonds of more compactly developed residential neighhorhoods.

The residential land use pattern of a neighborhood depends on both the
road configuration and housing market conditions. Usually, multiple-family
units are located along the major arterials bordering neighborhoods. This
pl acement can buffer si ngl e-fami ly uni ts from streets wi th heavy traffi c,
provide a marketable use for peripheral lands and minimize the amount of
multiple-family traffic traversing the neighborhoods. In addition,
multiple-family housing should he located near employment centers such as the
Central Business District, an industrial park, or other shopping areas.

Mohile homes need special mention as they are a type of single-family
housing which differs in several respects from conventionally constructed
single-family resi dences. They are factory-bui lt, portabl e and generally
located on smaller lots than conventional single-family dwellings. As a
result, they do not mix well in a dispersed pattern throughout a conventional
housing area.

The fact that mobile homes do not mix well when interspersed with con
ventional housing has led to the creation of separate zoning classifications
for mobile home parks and mobile home subdivisions. They are considered a
medil~-density residential use similar to garden apartments. The density of
mobile homes shoul d not exceed 5 to 8 uni ts per acre. The economi cs of a
mobile home park suggest that their minimum size should be 20 spaces, utiliz
ing approximately 4 to 10 acres of land. The Planning Commission should be
firm in accepting these as minimum standards. Finally, as mobile homes are
considered a fonn of multiple-family residential development, and they do
generate higher traffic volumes than lOlt,er density residential areas, they
should be located adjacent to, or near, major thoroughfares.

Transportation and Utility Network

The City is forged together by the street network which interconnects all
areas and land uses. The street network functions best when it is developed
with a balance of local, collector and arterial streets.

The greatest proportion of street mileage is local streets serving as the
means of access to adjacent 1and uses. Generally, local streets represent
two-thirds or more of total street mileage. Collector streets serve two
functions: (1) means of access for adjacent land uses and (2) funnel traffic
from local streets onto arterials. Roughly 5-10 percent of the.street net
work should be designed to serve as collector streets.

The primary function of arterials is to serve as the major thoroughfares
carrying high volumes of traffic from one area of the City to another and
expediting the flow of traffic alonq highways through the City.

Sites along high volume thoroughfares are often sought after by busines
ses because of the need for high visibility. Unfortunately, when a number of
businesses have direct access on high volume streets, traffic is slower:! by
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Fi qure 5-1

The City could not survive without an adequate utility network. The
water and sewer system should serve all areas with medium or higher density
residential development and commercial development. This is necessary to
prevent sanitary health hazards caused by the consumption of unsafe drinking
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congesti on caused from vehi cl es enteri ng and 1eavi ng adjacent busi nesses.
This makes travel difficult for all; both the people shopping at the adjacent
businesses and those using the road as a thoroughfare. It is important to
keep entrances and dri veways onto thorouQhfares to a mi nimum: A group of
businesses can benefit from having access from a frontage road alongside a
thoroughfare. Further, such strip commercial development should be limited
to West Main Street.

As previously mentioned, residential areas benefit from the least intru
sion of arterial traffic. High traffic volumes associated with arterials
create barri ers to communicati on among resi denti al use. Thi s inhibits the
soci ali nteracti ons whi ch are necessary for cohesi ve nei ghborhoods. Access
to residences with driveways entering directly onto arterials is dangerous.
This discourages the use of adjacent properties for residences and can lead
to pressure for converting residential properties to commercial use.
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water or discharge of untreated waste materials. Since it is costly to
extend water and sewer lines long distances, new residential and commercial
development should be channeled to locations where services are installed or
can be extended easily. This results in a more compact development pattern
for the City.

Industrial uses should be on the public water and wastewater systems
un1 ess speci a1 ci rcumstances prevent the Ci ty from provi di ng service. In
those cases, the industrial plants should use private water wells and/or
wastewater treatment package plants. These private facilities should always
meet or exceed state health standards. Special circumstances occur when a
particular firm requires such a large volume of water that it would strain
the capaci ty of the pub 1i c faci 1i ty to meet other wa ter consumpti on needs.
Another situation would be if an industrial plant generated the types of
waste materials which could not be treated safely by the pUblic sewerage
treatment plant. Unless the plant produced such a large quantity of waste
that it would overload the public treatment plant, the firm should pretreat
its effluent to a level which could be handled by the public system.

Environmental Considerations

A wide array of physical characteristics affect the development of the
man-made environment. Six of the most important environmental characterist
ics are water resources, topography, soil, climate, natural resources and the
presence of special natural, historic or cultural amenities.

\~ater Resources. Ri vers and major streams are barriers for separati ng
neighborhoods and limiting urban expansion. Because there are so few points
of crossing along rivers and major streams, developments on opposite sides
have little connection or interaction even though the actual distance
separati ng the areas may be short. In Independence, there is one highway
bridge across each river and scattered development north and east along these
highways. Almost all development has occurred west of the Verdigris and
south of the Elk River. Rock Creek also serves as a neighborhood boundary.

The floodprone areas around Independence lie within the floodplains of
the Elk and Verdigris qivers, Rock Creek and Whiskey Creek. The floodplains
can be divided into the lOO-year floodplain, the f100dway and the river chan
ne1. The f100dway is the area immedi ately adjacent to the ri ver channel
where the river spills whenever flooding occurs. This land needs to be
availahle for the discharge of floodwaters. If buildings or land obstruc
tions are placed in the floodway, it causes greater upstream flooding damage.
If a sizeable portion of the f100rlway is cleared, then downstream flooding is
increased. In order to keep pri vate acti vi ti es from affecti ng downstream or
upstream properties, development of any kind should be prohibited in the
f1 oodpl a ins. Development shou1 d be 1imi ted wi thi n the area between the
floodway and the lOO-year floorl elevation. Since this is the area of
floodplain which has a one percent or greater chance of flood in any given
year, all construction should be specially designed to withstand the effects
of flooding. All residential uses should be discouraged from placement
within the lOO-year floodplain.

Drainage basins formed by the tributaries of rivers and streams
significantly affect the most efficient layout for gravity flow sanitary

64



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

sewers. By evaluating drainage patterns, subrtivision developments can be
platted in a more efficient manner.

Topography. Drainage patterns and the topography are closely related.
Topoqraphy refers to the amount of slope and the increase of elevation in the
1andscape. Development costs for streets and foundations increase in areas
with steep slopes. On particularly steep sites (generally more than 15%
slope), poor building conditions are caused by unstable soil conditions due
to erosion or possibil ity of 1andsl ide. These areas should be preserved as
open spaces. In areas with moderate slope, it is possible to construct
attractive residential developments. It is desirable to design a curvilinear
street network which follows the terrain to keep street improvement costs to
a minimum. Grid street networks are excessively costly in areas with hilly
terrain, plus grid networks require more street mileage to serve adjacent
properties than curvilinear streets.

Soil. Soil conditions which affect development are (1) its permeability
or amount of water which can fi lter through, (2) its compactibil i ty whi ch
affects its load-bearing strength for building construction, (3) the depth to
bedrock, and (4) the depth to the water table.

When a si te has poor compactibi 1ity or a shallow depth to the water
tab 1e, the foundati on must be desi gned to counteract the site weaknesses.
Poorly drained sites also cause foundation problems, as well as landscaping
difficulties. A shallow depth to hedrock can mean high excavation costs. By
directing community growth to areas with more advantageous soil conditions,
site development, building costs and the costs of installing public
facilities can be reduced.

Climate. Until recently, there was little consideration given to the
effect of the climate on development patterns. With the rapid rise in energy
costs duri ng the past decade, developers are becomi ng conscious of how to
construct buildings to utilize wind and solar energy. Passive solar heat can
be increased simply by siting a building to receive maximum winter sun. This
waul rt suggest a southwesterly ori entati on of subdi vi si on lots. Site tech
niques related to the placement of landscaping to serve as a wind buffer in
winter time and as a screen for summer sun can reduce energy consumption.
Future development in Independence could benefit from being designed to take
advantaqe of natural climatic conditions.

Natural Resources. Minerals, oil or gas, timber or other raw materials
suitable for extraction represent a potential natural resource. Urban
development should be avoided in areas with potential for extraction of
natural resources. The presence of urban development makes it more difficult
to conduct mi ni ng acti vi ti es anrt the mi ni ng acti viti es usually are bad
neighbors for urban uses.

Unique Areas. Areas with special physical constraints or with unique
amenitles should be preserved in open spaces. In Independence, thi s might
apply to some of the scenic vistas along the river bluffs. This principle
also can be applied to man-made amenities. Special cultural or historical
buildings and/or sites should be preserved for the benefit of future
generati ons.
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Economic Activities

The strength of a community depends upon the presence of a stronq econo
mic base. The economy (1) provides jobs for residents and (2) offers goods
and servi ces to resi dents and other busi nesses. There are ways to concen
trate economic activities in areas of the community to enhance the business
environment and protect surrounding residential areas.

Commercial activities fall into three basic categories for cities in the
size range of Independence. There are (1) neighborhood businesses to provide
convenience goods and services to nearby residential neighborhoods, (2)
community-wide shopping centers, and (3) highway-oriented businesses ..

The convenience shopping facilities consist of a small commercial cen
ter. It should contain adequate parking areas and is usually patronized by
two or more nei ghborhoods no further than one mi 1e from the furthest home.
These small commercial centers would not draw any substantial business from
downtown, but rather only provide daily necessities. Their uses could
include a grocery store, a dry cleaners, a pharmacy, and a service station.

The central busi ness di stri ct functi ons as the community-wi de shoppi ng
center for Independence. It offers a wi de array of retail and personal
services. It is also the hub of government services and office buildings.
The CSO benefi ts from ha vi ng the greatest 1evel of di versi ty in goods and
services that the community can support. Typical types of businesses are
banks, department stores, clothing, shoes, jewelry, housewares, hardware,
restaurants, variety stores, snecialty shops and insurance. When community
wide shopping facilities are divided among a number of locations, none of the
facilities can offer a wide enough variety to attract shoppers. This empha
sizes the need to adhere to the planning principle of clustering retail
stores and services in one central location, the CBO.

Two types of businesses are better located along major arterials. Those
are businesses which require especially large buildings or directly serve the
motoring public, including motels and fast food restaurants. These commer
cial activities should be clustered along the major arterials leading into
and out of town to prevent long strip commercial zones. Strip commercial
zones cause traffic congestion and generate noise and visual conflicts with
surroundi ng 1and uses. These si de effects are mi nimi zed when the hi ghway
commerci al zones are cl ustered to util i ze shared curb cuts, frontage roads,
or local commercial streets and when proper huffering is established.

It is preferable that office uses be concentrated in the CSO. This rein
forces the CSO as the community-wide center which offers goods and services.
It concentrates parking needs and traffic demands on the high capacity street
network in the CBO.

Industrial centers of employment benefit from a different type of loca
ti on. Industry requi res good transportati on access for the work force and
suppliers. This calls for a location along a major arterial, perferably near
the highway, and preferably near rail lines and/or airport service. Site
requirements include the type of land which is relatively free of costly
buildinCl design requirements. Locations away from residential areas are
preferred since industrial plants generate traffic anrl additional noise or
other types of pollution.
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Because industrial and commercial activities are vitally important to the
local economy, it is desirable to identify areas most suited for this type of
development. These areas can be reserved for future industrial or commercial
use. It is not desirable to open all of reserved lands for development at
once. This spreads the distance for providing water and sewer services and
leads to sporadic land use patterns. It is preferable to concentrate
activities on the sites nearest current areas of development.

GOALS, OBJECTIVES AND POLICIES

Communi ty goal s are broad statements about the future development or
redevelopment of the City. The qoals reflect a concensus on how residents
feel about the community's future pattern of land use, housing, transporta
tion network, public facilities, commercial and industrial activities. These
broad statements, or goals, define an overall picture of the character and
extent of the City durinq the time period covered by the qeneral plan.

Community goals are defined more specifically by statements of objec
tives. For example, objectives translate the community's housing goal of
having decent and affordable housing available for all householrfs into
several objectives. These objectives might deal with 1) improving existing
residential areas, 2) expanding the types of housing, and 3) diversifying the
location of housing types.

The goals and objectives included in the Independence General Plan pro
vide guidelines for directing all aspects of the City's future development.
They are a cohesive but short statement of the City's plan for growth. Table
5-1 outlines goals and objectives for Independence.
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Table 5-1

GOALS AND OBJECTIVES
Independence t Kansas

General Cevelopment Goal

To provide iJTlple opportunity for continued cemnunity
development within an orderly, efficient and environ
mentally safe planning fril11ework.

Housino Goal

To provide decent and affordable housing for
present and future popu! at ions of Independence
while preserving and improving existing
residential areas.

CO!Tf11ercial Goal

To provide sufficient neighborhood and corrmunity
wide shopping facilities efficiently distributed
throughout the CQ!TTTlUnlty and adequate opportunity
for commerc i al expans ion.

Industrial Goal

To provide o~oortunities for industrial development
locations wlc" suitable access, adequate cemnunity
facil ities, and favorable land use and environmental
cond it ions.

Parks and Recreation Goal

To provide adequate recreational opportunities for
all sectors of the community and preserve scenic
open space.
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Objectives

1) Direct the location and subdivision
design of new development in order to
minimize ~nitial and future public and
private costs.

2) Direct development to areas with few
environmental hazards and minimize the
loss of natural resources from future
development.

3) Encourage site design and urban design
pr act ices wh ich preserve or enhance the
character of the corrmunity.

Objectives

1) ,"aintain or upgrade the condition and
particular residential character of
existing neighborhoods and residential
areas.

2) Encourage the development of a wide
ranoe of housing choices.

3) Provide adequate iJ110unts of multiple
family housing in suitable locations.

4) Provide adequate opportunity for mobile
home develocment in suitable areas.

Object ives

1) Encourage the development of businesses
downtown .

2) Pr0vide areas away from downtown for
clustered and coordinated coomercial
development to serve businesses wlth
acreaae requirements that cannot be
accomooated downtown.

3) Provide neighborhood convenience shop
ping adjacent to residential areas but
discourage "spot commercial" zoning.

4) Limit strip commercial development alona
major streets to -businesses directly
serving the motoring public.

Objectives

1) TarQet industrial development to
locations which maximize efficient usage
of public and semi-public facilities and
minimize the costs of development.

2) Direct industrial activities to
locat ions offering the least negative
impact on surrounding land uses and the
env iroment.

Objectives

1) Develop a balanced neighborhood and all
commlXlity-wide system of parks and rec

reational facilities.

2) Preserve and enhance areas of natural
scenic beauty.
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Hhile ohjectives provirle the broarl. overall statements on future develop
ment, policies are more specific. Policies translate objectives into tan
gible recommendations governing land use decisions. Local officials can use
policy recommendations to help decide issues related to zoning. subdivi
sion. capital improvements, commercial and industrial development, neighbor
hood and residential concerns. Table 5-2 defines policies for implementing
goals and objectives.

Tabl e 5-2

POLICIES FOR IMPLEMENTING GOALS AND OBJECTIVES
Independence. Kansas

GENERAL DEVELOPMENT PLAN

TO PROVIDE AMPLE OPPORTUNITY FOR CONTINUED COMMUNITY DEVELOPMENT WITHIN
AN ORDERLY. EFFICIENT AND ENVIRONMENTALLY SAFE PLANNING FRAMEWORK.

OBJECTIVE GI Direct the location and subdivision design of new
development in order to minimize initial and future pUblic and
pri vate costs.

POLICY Gll New development shall be required to locate in
areas where municipal services and public facilities are
already present or where service extensions can be easily
accomplished. Rural development shall not be encouraged north
of the Elk River or east of the Verdigris River. No sub
division shall occur outside the city limits unless they con
fonn to extraterritorial subdivision standards and the City
provides for the extension of pUblic services.

POLICY GI2 Streets and utility extensions shall be designed to
provide service to the maximum area with the least length of
extensi on. Cul-de-sac streets. shared parki ng. and the cl us
ing of housing units will be encouraged.

POLICY GI3 Overzoning should be avoided to prevent a scatter
ing of uses and a reduced marketability of land within the
City.

POLICY GI4 Land in agricultural production shall be protected
from premature conversion to urban use.

POLICY G15 The cost of requi red subdi vi si on improvements
exclusively to serve the property owners of that subdivision
shall be borne hy the developer or those property owners.

POLICY G16 All subdivision lots shall have direct access onto
a public right-of-way.

POLICY GI7 Curb cuts onto arterial streets shall be kept to a
minimum.

POLICY G18 New developments shall be required to provide
adequate street right-of-way for public use.
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POLICY G19 There shall be provlslons for the maintenance of
mlnor dralnageways by abutting property owners.

POLICY G20 ~Iew residential developments shall be accompanied
by covenants for private enforcement only which provide for
maintenance of common areas, easements and drainage.

POLICY G21 Affected individuals, groups or agencies should be
consulted on development proposal s to assure community-wi de
coordination.

OBJECTIVE G2 Direct development to areas with few environmental
hazards and minimize the loss of natural resources due to future
development.

POLICY G22 New developments shall be located in areas which
are relatively free of environmental problems relating to soil,
slope, bedrock and water tahle. Generally, areas in the
Bates-Collinsville soil classification (soil type 2) are
preferred. Soil type 3 (Dennis-Kenoma-Hoorlson) is also suit
abl e.

POLICY G23 Residential development shall be avoided in the
IOO-year fl oodp1ai n. Under no ci rcumstances shall development
be allowed in the floodway.

POLICY G24 New development shall a voi d, where practicabl e,
s; qnifi cant natural resources i ncl ud i ng mi nera1 deposits and
prime agricultural land (soil types 3 and 4) in areas west of
the Missouri-Pacific right-of-way and north of the Elk River.

POLICY G25 Increased storm water runoff attributable to new
development shoul d not adversely affect downstream properti es
or structures.

OBJECTIVE G3 Encourage site design and urban design practices which
preserve or enhance the character of the community.

POLICY G31 All development should be provided with adequate
landscaping to improve the aesthetics of the use, to absorb
additional stormwater runoff, and to reduce summer surface tem
peratures.

POLICY G32 Site design and building placement of new develop
ment should be oriented to benefit from solar ancVor wind
energy. Access of surrounding properties to solar and/or wind
energy resources should not be blocked by new development.

POLICY G33 Si gns shall provi de the necessary i nformati on to
the motorist or the pedestrian without increasing the probabil
ity of accidents by causing too much visual confusion.
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HOUSING GOAL

TO PROVIDE DECENT AND AFFORDABLE HOUS ING FOR PRESENT AND FUTURE POP
ULATIONS OF INDEPENDENCE WHI LE PRESERVING AND IMPROVI NG EX ISTING
RESIDENTIAL AREAS.

OBJECTIVE HI Maintain or upgrade the condition and particular res
idential character of existing neighborhoods and residential areas.

POLICY Hll Neighborhood associations or need groups shall be
organized for each neighborhood or need. If overall City needs
are to be eval uated, these associations should represent the
entire City and not just a particular section of the community.
For certain needs, neighborhood coalitions should be formed.
The intended accomplishments of these groups should be estab
1i shed before they are fonned. Organi zi ng methods shoul d
also be defined to assure the attainment of stated objectives.

POLICY HI2 Rehabi 1i tati on and upgradi ng of houses shall be
encouraged in older areas of the City.

POLICY HI3 Preservation of historic structures shall be encour
aged.

POLICY HI4 Vacant areas wi thin predominantly developed res
idential areas should be encouraged to be developed in a manner
that is similar in character to surrounding areas; all new
development shall meet minimum housing codes.

POLICY HIS Where a new residence, a multiple-family project or
a mobil e horne park woul d occupy several previ ously pl atted
lots, replatting should be considered to assure that the
individual lots cannot be individually developed and sold, and
to ensure better access and site design is provided.

POLICY HI6 Buffers, either as intermediate land uses or as
sufflcient landscaped areas, shall be provided between residen
tial and either commercial or industrial uses. Residential
and other uses may sometimes be buffered from each other by
placing them back-to-back rather than face-to-face.

POLICY HI7 Nonconforming commercial and industrial uses in
res; dent; a1 areas shoul d be eventually phased out anr:l replaced
with appropriate land uses.

POLICY HI8 New residential developments should be accompanied
by covenants which provide for the maintenance of common areas,
easements and drainage.
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OBJECTIVE H2 Encourage the rlevelopment of a wide range of housing
cholces.

POLICY H21 The opportunity shall be provided for owner
occupied and rental housing in a variety of residential uses
including multiple-family, mobile homes and small-lot housing
development. Moderate- and high-density residential uses shall
be clustered at appropriate locations and be buffered from
1ow-densi ty resi denti a1 areas by 1andscapi ng or back-to-back
separation.

POLICY H22 New construction of low-income housing and housing
for the elderly shall be encouraged in diverse locations across
the community, rather than only in a few isolated locations.

POLICY H23 Rehabilitation programs for housing in older areas,
particularly in the central, north central, east central, west
central and southwest neighborhoods shall be supported by City
administrative assistance, as discussed in the short-range
housing assistance program, and Federal or State financial
assistance when possible, to increase the amount of standard
housing available to low- and moderate-income families.

OBJECTIVE H3 Provide adequate amounts of multiple-family housinq in
suitable locations.

POLICY H31 To avoid large amounts of traffic traversing
si ngl e-family areas, medi urn to hi qh density mul ti pl e-family
projects should be located on a major street specifically
desiqnated as a collector or arterial. High density multiple
family projects shall be encouraged to be in the area immed
iately surrounding the CBO, but not limited to this area.

POLICY H32 The site should be able to provide safe access to
the adjacent major streets. Larger projects should be provided
access via a frontage road, a side street, or through a limiterl
number of shared curb cuts. Small er projects such as si ngl e
duplexes should not have direct vehicular access onto arterial
streets except in 01 der areas where frontage roads cannot be
reasonably required.

POLICY H33 The si te shaul d be of adequate si ze to provi de
required setbacks and off-street parking.

POLICY H34 All projects shoul d be wi thi n one mil e of con
venience-type shopping facilities. within one and one-half
miles of a fire station. and. except projects for the elderly.
within one mile of an elementary school.

POLICY H35 Public sewer service shoulrl be available anrl lines.
lift stations. and treatment plants shoulrl be capable of carry
ing additional anticipated loads.
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POLICY H36 Public water service should be available and line
size and storage facilities should be capable of providing
adequate water pressure and supply.

POLICY H37 All medium to high density multiple-family develop
ments shall be located within the City.

OBJECTIVE H4 Provide adequate opportunity for mobile home develop
ment in suitable locations.

POLICY H41 ~1obile homes shall be encouraged only in mobile
home parks/subdivisions and shall not be intermixed with other
housing types.

POLICY H42 Mobile home developments, like other medium-dens
ity houslng, should be within one mile of convenience shopping,
within one and one-half miles of a fire station, and within one
mile of an elementary school.

POLICY H43 Mobile home parks/subdivisions should be tied onto
publlC water and sewer service lines capable of accommodating
the addi ti ona1 load.

POLICY H44 Mobile home developments shall be a minimum of four
acres in si ze and have a maximum density of ei ght uni ts per
acre.

POLICY H45 Mobile home developments shall have direct access
to a collector or arterial street.

POLICY H46 r~obile home developments should be provided with
adequate landscaping to improve the aesthetics of the use, to
absorb additional stormwater runoff, and to reduce summer sur
face temperatures.

Cor~MERCIAL GOAL

TO PROVIDE SUFFICIENT NEIGHBORHOOD AND COMMUNITY-WIDE SHOPPING FACILITIES
EFFICIENTLY DISTRIBUTED THROUGHOUT THE COMMUNITY AND ADEQUATE OPPORTUNITY
FOR COMMERCIAL EXPANSION.

OBJECTIVE Cl Encourage the development of businesses downtown.

POLICY Cll The Central Business District (CBD) shall be the
primary regional retail center in the City.

POLICY C12 The enhancement of the CBD to attract both shoppers
and prospecti ve busi nesses through development and redevelop
ment efforts of the private and public sectors shall be encour
aged.
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POLICY C13 Other compatible and supporting uses such as office
buildings, community-wide civic structures and government
functions shall he encouraged to locate in the downtown area.

POLICY C14 Whil e expansion of the downtown shall be encour
aged, the boundaries of adjacent residential neighborhoods
should be clearly defined when considering such expansions.

POLICY C15 The character of the downtown should be preserved
by maintaining some degree of conformity of design and scale.
Structures of local historic or architectural significance
should be preserved, whenever practicable.

POLICY C16 Office development shall be encouraged to locate in
the Central Business District. The number of areas and acres
available for office complex development outside of the CBn
shall be kept to a minimum.

OBJECTIVE C2 Provide areas a\'/ay from downtown for clustered and
coordi nated commerci al development to serve busi nesses wi th acreage
requirements that cannot be accommodated in downtown.

POLICY C21 Planned commercial areas shall be provided for
large lot users (i.e., lumber yards, auto and farm implement
dealers). These uses shall be clustered along U.S. 75 west of
the Missouri-Pacific right-of-way but no further than 1/2 mile
west of Peter Pan Road to minimize their impact on surrounding
uses and traffic patterns rather than being allowed to fonn a
long commercial strip and be limited to properties having
direct vehicular access to the highway.

OBJECTIVE C3 Provide neighborhood convenience shopping adjacent to
resldentla1 areas hut discourage "spot commercial" zoning.

POLICY C31 Coordinated neighborhood shopping centers or groups
of stores which primarily provide goods and services to local
residents only, such as grocery stores, pharmacies and
laundromats, shall be allowed in residential areas, but no
individual store may exceed 5,000 S.F. in total floor area.
Such shopping facilities should be encouraged in the southeast,
southwest and Fruitland areas of the community.

POLICY C32 Neighborhood shopping centers should not be larger
than 12 acres in area.

POLICY C33 The enhancement of nei ghborhood shoppi ng centers
sha 11 be encouraged to attract both shoppers and prospecti ve
businesses through the development and redevelopment efforts of
the private and pUblic sectors.
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OBJECTIVE C4 Limit strip commercial development along the major
streets to business directly serving the motoring public.

POLICY C41 Strip commercial development, single commercial
uses stnnging out along a street, shall be limited to those
uses directly serving the motoring public such as motels, ser
vice stations and fast-food restaurants.

POLICY C42 Strip commercial development shall be limited to
major highway entrances to the City and shall be permitted only
limited access to Major streets via frontage roads. Generally,
commercial use shall be confined to the west side of Pennsyl
vani a between Oak and Mul berry, west on U. S. 75 as far as
1/2 mile west of Peter Pan Road.

POLICY C43 The Zoning Ordinance should be updated to limit the
types of businesses located on the highways outside of the Cen
tral Business District.

INDUSTRIAL GOAL

TO PROVIDE SUFFICIENT OPPORTUNITIES FOR INDUSTRIAL DEVELOP~1ENT AT LOCA
TIONS WITH SUITABLE ACCESS, ADEQUATE COMMUNITY FACILITIES AND FAVORABLE
LAND USE AND ENVIRONMENTAL CONDITIONS.

OBJECTIVE II Target industrial development to locations which max
imize efficient usage of the pUblic and semi-public facilities
necessary and minimize the costs of development.

POLICY III Sufficient areas with public facilities and
envi ronmental conditions suitabl e for i ndustri al use shoul d be
reserved for industrial development.

POLICY I12 Industrial sites shall have access to arterial
streets; preferably those leading directly to major highways.

POLICY 113 In addition to highway access, industrial parks and
sites preferably shall have access to railroad and airport
facilities.

POLICY I14 Wherever possible, public water and sewer service
should be provided.

POLICY 115 Industrial development shall be located or designed
so as to be afforded adequate police and fire protection.

OBJECTIVE 12 Direct industrial activities to locations offering the
least negatlve impact on surrounding land uses and the environment.
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POLICY 121 New industrial uses shall be separated or buffered
frof'l surrounding non-industrial uses. Heavy industrial uses
shall be located away from existing or projected residential
growth areas and opposite the prevailing winds.

POLICY 122 Future industrial expansion areas shall be
evaluated in light of existing soil, slope, bedrock, water
table conditions, and flooding conditions. Industrial
development shall not be allowed in areas where substantial,
long-term environmental damage will result.

POLICY 123 Access should be provided to industrial areas in a
manner which prevents traffic through residential areas.

POLICY 124 Industrial uses such as sal vage yards should be
located and screened so as to minimize their visual impact upon
the commun i ty.

POLICY 125 Areas with the public facilities and environmental
conditions suitable for industrial development should not be
developed for residential or other low-intensity purposes.

PARKS AND RECREATION GOAL

TO PROVIDE ADEQUATE RECREATIONAL OPPORTUNITIES FOR ALL SECTORS OF THE
COMMUNITY AND PRESERVE SCENIC OPEN SPACE AREAS.

OBJECTIVE PI Develop a balanced system of neiQhborhood and
communlty-wide parks and recreational facilities.

POLICY Pll Nei ghborhood parks and recreati onal facil i ti es
shall be provided within walking distance of all residences.
Safe and unobstructed pedestri an and bi cycl e access shall be
provided to these parks where possible.

POLICY P12 Parks and recreational facilities which serve
community-wide needs shall be centrally located and have access
from at least one major street.

POLICY P13 The di versi ty of recreati onal opportuniti es shall
be expanded to ensure that the needs of all age groups are
being met for both active and passive recreational activities.

POLICY P14 The expansion of private recreational facilities
such as bowling alleys and skating rinks should be encouraged.

OBJECTIVE P2 Preserve and enhance areas of natural scenic beauty.

POLICY P21 Where possible, areas of natural scenic beauty
shoul d be preserved through 1and or easement acqui si tion or
through development restrictions.
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POLICY P22 Where possible, public access to and enjoyment of
areas of natural scenic beauty should be promoted by providing
the necessary improvements.

GENERAL DEVELOPMENT PLAN MAP

The goals, objectives and policies for the comprehensive plan given above
are guidelines directing the future growth and development of Independence.
These statements can be presented visually as recommendations for the use of
land in the Independence area through the General Development Plan Map.

The General Development Plan Map represents a composite of the demand for
land for the future development of the area, the environmental constraints
and the availahility of pUblic facilities.

It is important to note here that the general development plan does not
attempt to set a specific use for each and every parcel in the study area.
The plan indicates uses by area and not by individual property. A specific
lot-by-lot assignment would both remove the competitive element from the
market and suggest overly restrictive limitations to the different uses of a
given piece of land. The General Development Plan Map should be used to
establish the general character and needs of an area. When the plan is
implemented through rezoning, platting or ultimately development, each parcel
should be evaluated by the application of the policies and principles out
lined in the comprehensive plan.

Demand for Land

A moderate rate of growth is forecast for Independence during the plan
ninq period of 1981-2000. The Comprehensive Development Plan Phase I: Pop
ulation, Economy, Environment and Land Use!, proJects growth ln populatlon
from 10,598 in the year 1980 to 12,000 in 2000. The implications of this
forecast is a moderate level of demand for new land for development.

The amount of 1and whi ch wi 11 be required to sati sfy development needs
can be estimated by looking at the existing land use pattern in Independence
and comparing this with expected growth and typical land use patterns of
other similar-sized cities. Existing land use patterns were surveyed by the
Southeast Kansas Regional Planning Commission. Results of the field survey
are contained in Table 5-3.

1SEKRPC, Ibid.
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Tahle 5-3

EXISTING LAND USE
Independence, Kansas

1980

Independence Extraterritorial Areal Total
.. ot Developea % of Developea .. ot ueve loped

Land Use Acres Land Acres Land Acres Land

Developed Land

Res ident i al
Single-Family 897 41.4 475 48.0 1,372 43.5
Multi-Family 21 1.0 a 0.0 21 0.7
Mob ile Home 31 1.4 26 2.6 57 1.8

Commerc i a1 79 3.6 35 3.5 114 3.6

~"dustr~al 55 2.5 , 28 2.8 83 2.6

Public 345 15.9
\

269 27.2 614 19.4
Parks (139) ( 6.4)

Transportation
Streets 664 30.6 149 15.1 813 25.7
Ra il road 77 3.6 8 0.8 85 2.7

Total Developed
Land 2,169 100.0 990 100.0 3,159 100.0

Agriculture or
Vacant 345 13.7 1 2,419 71.0 2,764 46.7

Deve loped Land 2.169 86.3 990 29.0 3,159 53.3

Total Land 2,154 100.0 3,409 100.0 5,923 100.0

1SEKRPC Field 5,rvey included only the urbanizing areas outside the City limits of Independence
as the extraterritorial land area. The total amount of land within the 3-mile limit of
Independence is approximately 69 square miles of 44,160 acres.

To better understand the siqnificance of land use in Independence, this
land use profile can be compared to a typical city of similar size. This
comparison will help to identify distinct characteristics, assets and devia
tions in the land use pattern from that of the average city. Table 5-4 is
this comparison with the "typical citi'. In actuality, this typical city is
the average of land use distribution in 17 Midwest cities ranging in pop
ulation from 2,000 to 40,000.

Overall, Independence has about the average amount of developed acreage
per capita of 20.5 acres per 100 persons, as compared with the typical city
having 21.6 acres per 100 persons. It must he emphasized that the statisti
cal comparison with a "typical city" is primarily to determine where Indepen
dence deviates in its development from other similar-sized communities. The
"typical city" statistics are not goals to be achieved but are merely a
method of comparison. Each city is unique. For Independence, the acreages
occupied by single-family residences, parks, and streets are higher than
average. Railroads, multi-family, puhlic and semi-public, commercial and
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Land Use

Res ident i al
SinQle-F<fT1ily
& Mob; 1 ~ Home 928 42.8% 8.8 33.0% 7.2

Mult ;-F dill; lyl 21 1.0% 0.2 2.1% 0.4

Park & Recreation 139 6.4% 1.3 5.3% 1.2

Public & Semi-Public 206 9.5% 1.9 15.2% 3.5

CQII'I11erci a I 79 3.6% 0.8 4.8% 1.0

Industri al 55 2.5% 0.5 5.2% 0.7

Railroad 77 3.6% 0.7 5.5% 1.2

Streets 664 30.6% 6.3 28.9i 6.4

Deve loped Area 2,169 100.0% 20.5 100.0% 21.6
Vacant or

A ricultural 345

TOTAL 2,514

lIncludes two-family houses.

Table 5-4

Source: SEKRPC land use survey (1980) and 8ucher & Willis survey of 17 Midwest cities with
populations between 2,000 and 40,000. .

LAND USE COMPOSITION
Independence vs. The Typical City

79

Other land use categories with less than average levels per capita might
be indicative of a deficiency at this time and eventually approach the aver
age. To assure that sufficient acreage for each land use category is
reserverl for future development, the higher of the two per capita estimators
from Tabl e 5-4 was used to yield the probable maximum future land use
distribution estimated in Table 5-5.

industrial u~es occupy less acreage than average. The most striking devia
tion is the high proportion of land devoted to single-family residences.
This indicates a preference for large lots. The amount of land in public and
semi-public use is low, probably due to the location of many of these
functions outside the City limits, including the Independence Community Col
leqe and Independence Country Club, rather than an actual deficiency in
providing for pUblic uses.
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Table 5-5

5-YEAR INCREMENTAL LAND USE
Independence, Kansas

Minimum Incremental Needs
Factor1 1985 1990 1995 2000
(acres/lOO) (p=l1 ,100) (p=l1 ,500) (p=l1 ,750) (p=12,000) Total

Resi denti al
S-F 8.8 (I) 49 35 22 22 128
M-F 0.4 (T) 23 2 1 1 27

Parks &
Recreation 1.3 (I) 5 6 3 3 17

Public &
lsiSemi-Public 3.5 (T) 14 8 9 214

Commercial 1.0 (T) 32 4 3 2 41

Industrial 0.7 (T) 23 3 1 2 29

Streets 6.4 (T) 46 26 16 16 104

22.1 361 90 54 55 560

p=estimated popul ati on for that year.

1Factor used is highest existing from Independence (I) or typical city (T).
2Note that most of thi s incremental need refl ects the amount of acreage
outside the City limits used for public and semi-public uses which would
typically be located within the City; i.e., Independence Community College.

Environmental Characteristics

As was discussed previously, physical characteristics affect future use
of the land. Types of soils, flood-proneness of land and slope affect the
potential of land for development. The general development plan recommends
uses for land which are compatible with these physical characteristics.

There are four major soil qroups in the Independence area. 2 The major
characteristics of these soil groups are briefly described.

1. Lawton-Osage-Verdi gri s - Severe flood hazard (these are the flood
plalns of the Verdigris River, Elk River and Rock Creek);
agricultural land.

2SEKRPC, Ibid.
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SLOPE LIMITATIONS TO DEVELOPMENT

Fi gure 5-2

A soil map in the SEKRPC report showed the geographic distribution of these
soil s.

4. Catoosa-Shidler - Shallow depth to hard limestone bedrock which is
not r;ppable makes development difficult except in areas with deeper
soils; portions provide Drum Limestone for quarrying purposes.

5040302010
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2. Bates-Collinsville - Shallow depth to bedrock but bedrock is gen
erally r;ppable with heavy equipment making basements feasible;
severe septic tank problems due to shallow depths to bedrock;
approximately 50% of area is prime farmland.

3. Dennis-Kenoma-Woodson - Severe septic tank problems due to slow
percol ati on qua 1i ti es of soi 1s; basement or cer1ent-floor sl ab
problems due to shrink-swell qualities can be overcome if builder
excavates to the zone of seasonal expansion, installs floor drains
and fills the excavation with porous materials; severe limitations to
streets due to low strength -- can be overcome with proper engineer
ing design; 90% is prime farmland.
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The floodplains in the Independence area were mapped in the previously
mentioned report. The width of the Elk and Verdigris floodplains makes them
excellent barriers for containing urhan expansion to the north and east. The
floodplains of Whiskey Creek and that portion of Rock Creek west of 10th
Street are narrower. They represent areas which should be avoided for future
development. However, development can be channeled to areas west and south
of these creeks after public water and sewer services to serve new res
idential areas are extended beyond the floodplains.

Some types of land uses are hampered by the presence of moderate to steep
slopes. Figure 5-2 identifies land use limitations caused by topography.

Slopes in excess of 15% present hazards to almost all development. Most
of the areas around Independence with excessive slopes are the bluffs rising
from the river valleys or creeks to the adjacent plateau. In the area south
of Independence there is gently roll i ng terrai n with slopes rangi ng from
5-100/,. These areas are suitable for construction of structures, but, only
after installation of puolic utilities. The slopes of roads can be mini~ize~

by generally platting the rights-of-way along the ridges rather than cross
cutting the terrain.

Railroad lines represent significant man-made barriers. The presence of
railroad lines can be used as boundaries for separating dissimilar land uses.

r~any of the hiqh bluffs along the rivers and at Elk City Reservoir
provide scenic vistas of Independence and the surrounding countryside. These
are prime areas to preserve as open space and for recreational use.

General Development Plan Map

This map is a pictorial representation of the policy recommendations
given previously, plus the estimated demand of the amount of land needed for
future growth and the environmental characteristics of the areas. As was
previously stated, it does not attempt to set a specific use for each and
every parcel in the study area. It is designed to serve as the geographic
development pattern for the future growth and development of the Independence
area through the years of 1981-2000.

The following is a review of the general development olan recommendations
for each major type of land use.

Residential

Resi denti al expansi on is shown for the area to the northwest of the
existinq development. The land lying between Oak Street, the ~1issouri

Pacific right-of-way, the bluffs of the Elk River, and existing residential
development includes approximately 350 acres of developable land. The
Whiskey Creek floodplain which traverses this area is not included for
development due to its fl oodi ng problems. The area south of Independence
surrounding Independence Community College and Fruitland Addition is shown as
residential. There is a sizable amount of acreage available for infill in
this area. The expansion potential of these two areas is more than triple
the anticipated need for residential development during the planning period
of 1981-2000.
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Commercial

The C3D is shown as the regional shopping area for Independence and the
surrounding area. It should generally be bound by 10th, 6th, Chestnut and
Maple Streets. The specific improvements to this district are described in
the chapter on the Central Business District.

Expansion of large lot commercial uses is designated along U.S. 75 from
the Missouri-Pacific right-of-way to approximately 1/2 mile west of Peter Pan
Road. This commercial zone should range in depth from 300 to 1,200 feet and
provide ample space (50 acres) for the anticipated increase in commercial
acreage. There is a substantial amount of non-commercial uses (primarily
mobile homes) which should be phased out of this area to make additional room
for commercial growth. Commercial development along Pennsylvania is shown as
being limited to infilling of the commercial strip opposite the cemetery. A
sma 11 nei ghborhood shoppi ng center site is shown at 10th and Spruce and
Taylor and 21st Streets. There is a potenti al need for a nei ghborhood con
veni ence shoppi ng center south of the Ci ty. Thi sneed shoul d be met by
development of a small shoppi ng center, not by stri p commerci al development
along the highway.

In addition to these neighborhood centers, small convenience store areas
might be provided in the southeast and southwest residential areas of the
City. Those smaller centers should not be larger than one-half acre ann
should contain stores which do not exceed 5,000 square feet in area. These
size 1imitations can be used to assure that commercial centers do not dra\<J
community-wide traffic to residential areas.

Industrial

Industrial expansion is designated for the large tract immediately north
of the existing industrial area on Walnut, extending as far west as Peter Pan
Road and north to the Santa Fe right-of-way. Within this 250 acres is ample
room for expansion. To prOVide for industrial expansion well beyond this
need, a large area is reserved around West Maple Street. Although this area
also has many favorable conditions for industrial development such as flat
topography and rail access, an alternative road system should be provided
directly north to Main Street before this area is opened to such development.

Three existing industrial areas are shown for continued industrial use.
These areas are (1) along the Santa Fe right-of-way from 10th Street to 21st
Street, (2) along the Missouri-Pacific right-of-way from Sycamore, south to
Poplar, and (3) the area between Rock Creek, Cherry Street and 2nd Street.

Parks and Recreation

The General Development Plan ~1ap highlights areas to be considered for
expansion of the park system during the planning period. Two potential
neighhorhood park sites are identified: Whiskey Creek Park southwest of
Cherry and 17th Street, and Crest Park between Circle Drive and the Santa Fe
tracks in Crest Subnivision.

A large open space follows the bluffs and the floodplains of the Elk and
Verdigris Rivers. This open space serves as the northern and eastern edges
of the City. It represents a significant natural scenic resource which could
be used for developing a trail system.
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Specific sites for smaller parks anrl other public facilities, such as a
fire station, are not desiqnaterl on the map in order to provide greater
flexibility in the site selection process. Site selection should reflect the
objectives and policies of this plan.

CONCLUSION

The General Development Plan and Map are a long range, overall per
spective of the Independence Community. Its recommendations will only be
achieved through the proper guidance of incremental changes to the area.
These changes mi ght i ncl ude annexati ons, rezoni ngs, proposed subdi vi si ons,
capital improvements, deoications or a variety of other physical changes. In
each case, the detailed policies contained in this chapter should be careful
ly referenced to assure compliance with the intent of this Comprehensive
Pl an.

In addition to monitoring incremental changes, the City should proceed to
develop the necessary tools to oversee change. A capital improvements
program should be developed to budget needed pUbl ic improvements such as
streets, the new fire station or water line replacement. The zoning or(\i
nance should be carefully reviewed and modified to achieve the policies here
in established. Other codes and financial programs should he considerer! with
respect to these plans. Through this continuer! effort of coordinating var
i ous Ci ty functi ons and requl ati ons, the long-term goal s recogni zed in the
Comprehensive Plan will eventually be attained.
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ORDINANCE NO. 3610

ANORDINARCE ·ADOPTING· THE COMPREHENSIVE PLAH'OF .THE.
CITY .OF INDEPENDENCE, KANSAS, BY REFERENCE.,

PURSUANT TO K.S.A. '12-747.

WHEREAS, K.S.A. 12-747 grants a municipality the authority ,to
.ad.opt it's .comprehensivePlaIlbyordinance, and, .

. ATTEST:

····.·,C?wfb/j~.·~

. . THEREFOJU:, BE IT ORDAINED BY THEGOVERHING B6DYOF ~itE.CI·TY OF'
INDEPENDENCE, HONTGOMERYCOUNTY, KANSAS,' THAT:, .

.. . .

SECTIONIIJ:: EFFEC!rIVE DATE: This ordinanceadopting,and;
illcorporatingsaid' 'Comprehensive P:l,an,' into the codes and:
ordinances. of, the City of Independence, by .reference, .. sllal.l,ta:ke,

, ,ef·fect and' shall be in full force and effect after its' publication
in ... the· Independence iDail.y Reporter. . .

.. . . ".... ..:

PaSsed by the City.Commissionof the City' of Indepe'ndence',
Kansas, this lIth: day of', Karch' ,1992 •

. .'. .

WHEREAS,' the .. governing' body of the City: ·o.f . Independence'"
J{ansas, '. finds that the Comprehensive Plan of" the City bf

. Independence i Kansas,. should be adopted 'by 'ordinancerather than .~:y
resolution. .

: . . .' .

". SECTION I: ADOPTION OFCOMPREBEHSIVE ·PLAH •. The ComprehensivE?
P:tan. of the City of Independence, Kansas, is hereby adopted<~as·an

'. ordinance of the City.of Independence, Kansas.

SECTION II: INCQRPORATION BYREFERENCEIHTO THE ORDIRANCES·A.Bri
CODES' .OF< THE CITY OF. IRDEPENJlENCE, KANSAS.' It is '. hereby'
incorpora:tedbyreference. into the codes and ordinances ,of ... theC£ty
of Independence, The. Comprehensive Plan of the City6f
I:p.dependence ,Kansas~ dated the 2nd day of September' ,
1981 '._ Copies of' said .Comprehensiv'e Plan shall be .marked or'
stamped "o£ficial. ,cdpyu as adopted by the gove~ning .body: Qf·.thE:!
City of Independence, Kansas't. and -shall'be .attached. to a' copy of .'
this ordinance and' filed .with the. City Clerk . to, 'be . open" . for

.inspet::tionand available to the pub~ic at all reasonable hours.



AMENDMENT TO THE
COMPREHENSIVE PLAN

INDEPENDENCE, KANSAS
ORDINANCE NO. 3689

------------
STATE OI"UI*I J
MONTGOMERY C'AIIJIW. II faA. Pig r;ee
This Instrumentwas filed for recotdOft"
2~4 day of Apr • A.D•• t92i..at

., 00 G'clock.-..f-M. and duty~.

~~~.:.,
ANNE BURTON

An Ordinance to amend the Comprehensive Plan ofthe City ofIndependence, Kansas.

WHEREAS, The City of Independence, Kansas, in 1982, adopted a
Comprehensive Plan titled the Independence, Kansas Comprehensive Plan; and

WHEREAS, The City of Independence Planning Commission recognizes the
importance of amending the plan from time to time to assure that it remains current and
viable; and

WHEREAS, It is deemed desirable to amend the Comprehensive Plan as it
relates to certain areas within three miles ofthe City Limits ofthe City ofIndependence:

NOW THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF
THE CITY OF INDEPENDENCE, KANSAS:

That the Comprehensive Plan of the city of Independence, be and hereby is amended to
as follows:

1. The text in the introductory paragraph on page 61, entitled GENERAL
DEVELOPMENT PLAN, is amended to read as follows:

The General Development Plan consists of two parts. The latter part
which follows at the end of this section is the Plan Map. This map is provided to
give an overall perspective of the community. This map is preceded, however,
with the goals, objectives and policies for Independence - the important
guidelines developed for making everyday decisions. These guidelines should
provided the reasons for taking certain actions that affect the land use and
development of the planning area. These goals, objectives and policies should
guide decision making that affects the City of Independence and the
unincorporated area of Montgomery County within three miles of the
Independence City Limits.

2. The text in the first paragraph under the title GENERAL DEVELOPMENT
PLAN MAP is amended to read as follows:

The goals objectives and policies for the comprehensive plan given above
are guidelines directing the future growth and development of Independence.
These statements can be presented visually as recommendations for the use of

------------



--------------
land in the Independence area through the General Deyelopment Plan Map. The
map designates, generally the areas that are desirable for certain land uses in the
future. Lands within the planning area that are not color coded on the map are
designated for agricultural use. .

TIllS ORDINANCE SHALL BE IN FULL FORCE AND.EFFECT FROM AND AFTER
ITS PASSAGE AND PUBLICATION AS PROVIDED BY LAW.

ADOPTEDTIHS 6TH DAY OF APRIL

ATTEST:

-City Clerk- ANTHONY D. ROYSE

, 1995

~A'~~UfIKS SHERWOOD ..

-------------
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a daily newspaper printed in the state of Kansas, and published in and of
general circulation in Montgomery County, Kansas, with a general paid circu
lation on a daily basis in Montgomery County, Kansas, and that said newspaper
is not a trade, religious or fraternal publication.

Said newspaper is a daily published at least weekly 50 times a year;
has been so published continuously and uninterruptedly in said col.mty and
state for a period ot more than five years prior to the first publication of
said notice; and has been admitted at the post office of Independence in said
County as second class matter.

That the attached notice is a true copy thereof and was publishen
in the regular and entire issue ot said newspaper for one consecutive

day . the first publication thereof being made as aforesaid on
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STATE OF KANSAS,

Montgomery County,

(FIrat published in the. tndcpcndeDCC
Daily Reporter April 28. 1995J i

AMEftl)IIENT. TO 'l'BE ICO~PI.Alf .
Il'IDEP&1'IDmcB. JItAIIBAS

OJirDll'lAllC& Ko. 3888
An Ordinance to amend the
Compreb.CDStve P!an of the C1f;y of lDde-i
pendcncc. KaDsas. j

WHEREAS. The City of Indcpcndeoce.
Kansas. 1D 1982. adoPted aCom-ptehcDo
save Plan ttt!ed the~ .KaD
saa Comprebc:s::l8tVe Plan; and . !

WHEREAS. The C1ty of Independ"'C'
PIaImIng Commtsaion recogr;dzes the tmo
portaDce of amenclmg the Plan from time
to time to assure that it :n:mam.s~
mel viable; and \

WHEREAS. It fa deemed destrab1c ta
amc:od the Com~ Plan 88 it Ie!
lates to certain 81'1:88 wtthtn three miIea
of the City Limtts of the City oj
lndependezu:e: . I

NOW nntREFORE. BE IT ORDAINED
BY 'mE GOVERNING BODY OF nm
crIY OF INDEPENDENCE. KANSAS: J
!hat the Comprehcnstve Plan of the city
of Independence. be and hereby 1.
amended to aa follows: I

1. The text tn the tntraductory~
~ph on page 61. entitled GENERAL:
)EVELOPMENT PLAN. 'is amended toi
:cad as follows: I

The Genera] Development Plan ,
ccmsists of two parts. The latter 1
part which follows at. the end of ':"1
this sc::ct1on is the Plan Map. '1bIa~i
map 1& provided to give an overall '~
perspective of the commUDtty.,...~
nus map 1s preceeded. hOWtlYU. . I

wtth the~ and pal- . I
ides for - the 1m- ~j
portant gutde1tDCll developed. for~.inak.tns~. dec:illiODL~ ..

guideltnes Should ptOvid.ed the. ...
reason for t:ak:B2g cc::rtaiD~ .:;
that aifectthe Janel UlIC and deN-.
lopmcnt of the PlaDDtn& '.
These ..... objecttvea. ana reJID..._.<
~ shOuld~ ded8lOn .
that aft'ecta the City,>f .
dcncc and the UI11Dcorpora .~.
area ofMon~~County~
three miles' of the

2~'th~t intheftrst p '" .:' .
under thc title GBNBRAL D: .
K£ln' PfAlf'JIAP • uu:nded. '.~ "
as fo1lowa: . .

The goa1Il. objeet1vU and
Cor tlie cam~ pJaJi

=;;Jh~~~"
tndepaicleDce. 1hcae .tatcm

---C~iD~ UODa tor tIIO'
land 1D the lixlepcDdence-;;.·· .
through' the- c...na1 D .
IIIleat~ 1Ia... '11Ie map-' ~
nates.~ tbe __
deatnbTe Jbr Certatn: land
the futu:Ee.. Larad8 WI.thiI1 dIe.-:'-
mug 'ana that are DO.t CDfar{"
on the map .ar'e .d -

mI~~sa.u.L~~
FORCE AND EFFECr FROM
ITS. PASSAGE AND POBU
PROVIDED BY LAW. .....<:"
ADOPTED nus 6"1'H DAY
1995 .

a: Mayor - G. BURKS
ATIEST: . ;.SEAL: ..
s: City Clezk - ANtHONY D.
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