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1.1  BACKGROUND
In 2007, a devastating fl ood caused extensive damage 
to the eastern portion of the City.  Unfortunately, 
water topping the levy also became contaminated, 
aff ecting properties in the area.  In the clean-up eff orts, 
both Coff eyville Resources Refi ning (CVRR) and 
Coff eyville Resources Nitrogen Fertilizers (CRNF) 
acquired numerous properties in the redevelopment 
area, the majority of which had been zoned for use as 
single family residences.  Seven years removed from the 
natural disaster, the area remains largely underutilized.  
Water, sewer, electric, and transportation infrastructure 
all remain in place, serving vacant lots with no immediate 
plans for redevelopment.  Th ere have been few changes 

in land use or zoning, and no signifi cant eff orts to 
capitalize on the potential redevelopment opportunities 
that may exist.

Coff eyville Comprehensive Plan
In 2010, the City adopted the Coff eyville Comprehensive 
Plan, the culmination of a collaborative planning process 
that aimed to guide present and future growth for the 
City.  Th e Plan established the long-term vision, guiding 
principles, and goals for the City, as well as identifying 
recommendations and strategies to achieve said goals.

Vision
Coff eyville will achieve a competitive advantage among 
southeast Kansas cities by:

• Capitalizing on its location for industrial and 
business growth;

• Creating a downtown that invites economic success 
and community focus;

• Building strong neighborhoods with amenities and 
housing choice;

• Adopting growth patterns that maximize 
transportation connections and desirable 
development areas; and

• Demonstrating pride and commitment throughout 
the community.

Guiding Principles
Guiding principles identifi ed in the planning process 
include:

• Encouraging economic investment, especially in the 
downtown area;

• Effi  cient use of land and infrastructure;
• Eff ective rehabilitation of existing housing and 

promotion of appropriate infi ll housing;
• A greater mix of housing choices focused on high-

end single family, aff ordable single family, and 
market-rate multi-family housing;

• Promotion of a wide variety of approaches to 
accomplish development;

Fig. 1.1 - A bird’s eye view of the East Coff eyville 
Redevelopment Area during the fl ood of 2007.
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• Providing amenities that ensure quality of life for 
future generations;

• Preservation and management of historic sites; and
• Conservation and enhancement of environmental 

resources.

Goals
Below are the eight goals identifi ed in the Comprehensive 
Plan:
1. Future Land Use: Develop an orderly and balanced 

growth pattern through adequate infrastructure, 
preservation of natural resources, and the maximizing 
of development and infi ll opportunities.

2. Residential Development: Ensure that all 
Coff eyville residents have access to safe, well-
maintained housing.  Focus community attention 
on alleviating blighted housing throughout the 
community; maximize infi ll housing opportunities 
by off ering a range of aff ordable housing choices in 
Coff eyville’s fi rst neighborhoods; preserve housing 
that represents Coff eyville’s history; provide 
housing to attract the professional workforce now 
living outside of the community; introduce housing 
opportunities in downtown Coff eyville and in 
mixed use developments.

3. Commercial Development: Establish a strong, high-
quality commercial base in the area that provides 
diversifi ed, accessible, and convenient services.

4. Industrial Development: Promote industrial growth 
to strengthen local fi nancial health and expand the 
employment base.

5. Transportation: Provide transportation systems, 
public services, facilities, and utilities that exceed 
standards and provide a supportive structure for 
community growth and economic vitality.

6. Public Facilities: Ensure that future land 
development and public facilities and services are 
mutually supportive.

7. Parks and Recreation: Introduce parks and green 
spaces throughout the community; improve 
neighborhood access to parks and green spaces; 
increase usage and amenities in existing parks and 
recreation facilities; utilize parks and green spaces as 

gateways to the City, especially in the vacated fl ood 
area.

8. Economic Development/Downtown: Sustain an 
economy that ensures quality of life for all residents.  
Establish downtown Coff eyville as the core of the 
City and support a comprehensive revitalization; 
increase business and industry by introducing 
appropriate locations that off er connectivity 
and amenities; capitalize on retail and business 
opportunities along existing corridors; build a 
stronger, more focused economic development 
program with agencies and organizations serving 
Coff eyville, Montgomery County, and the State 
of Kansas; attract more visitors by capitalizing on 
Coff eyville’s unique history.

Each of these eight goals is supported by a series of 
recommendations.  Th e list of recommendations is quite 
extensive, but the one that most directly addresses the 
need for an East Coff eyville Redevelopment Plan can be 
found under Future Land Use (#1), and reads as follows:

Develop a revised Future Land Use Plan for the fl ood 
aff ected area by:

• Working with Coff eyville Resources to determine 
an agreed upon future for its property;

• Involving the community in a public workshop to 
discuss the desired use of the properties; and

• Developing a site-specifi c plan and implementation 
strategy for reuse of the fl ood aff ected area.

Th e East Coff eyville Redevelopment Plan is the product 
of this recommendation and the next logical step in the 
redevelopment of the fl ood aff ected area.  Its content 
will aim to consider all relevant recommendations from 
the Comprehensive Plan, while also providing a new 
series of recommendations specifi c to the redevelopment 
and revitalization of East Coff eyville.

It is also important to note that the East Coff eyville 
Redevelopment Plan is a joint eff ort between the City of 
Coff eyville, CVRR, and CRNF, with all three parties 
being active participants throughout the planning 
process.

Chapter 1.0
Introduction
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Introduction

1.2  PURPOSE
So why a Redevelopment Plan?  Any successful development, 
campus, district, or corridor needs an articulated vision and 
a plan to implement that vision.  In this case, the plan is a 
roadmap for the future redevelopment of East Coff eyville as it 
continues to evolve in the wake of the 2007 fl ood.  

Ultimately, the purpose of this plan is to chart a course for the 
next 20 years of development and decision making in East 
Coff eyville.  It begins with the inventorying and analysis of 
site conditions, collection and summarization of community 
input, and surveying of current economic/market conditions.  
Th is information is then synthesized and transformed 
into a redevelopment plan that provides recommendations 
for changes in land use, zoning, and infrastructure.  Th e 
recommendations are crafted with the goal of encouraging 
redevelopment and enhancing the functionality of the 
redevelopment area.

Th e end product will serve as a tool that can be conveniently 
referenced to help inform, guide, and direct the decision 
making process as implementation of the Redevelopment 
Plan moves forward.
   
1.3  CHANGE
One critical issue that the community and the City of 
Coff eyville need to consider is change.  It can be said that no 
matter what you do or do not do, change will occur.  It is 
the goal of the East Coff eyville Redevelopment Plan to create 
a document that assists in the decision making process as 
change occurs.

Th ere are three approaches to addressing change:
• Do nothing and not react; or
• React to it as it occurs; or
• Plan for it so you direct and guide it.

By choosing to prepare a Coff eyville Comprehensive Plan 
in 2010, and now the East Coff eyville Redevelopment Plan 
in 2014, the City of Coff eyville has chosen to PLAN FOR 
CHANGE.

1.4  CONTENT
Th e East Coff eyville Redevelopment Plan consists of the 
following content:

Chapter 1 – Introduction
Th e introduction provides background information 
on how this document came to be, as well as how it 
is intended to be used, and the overall vision that was 
developed to help guide the process.

Chapter 2 – Existing Conditions
Th is chapter presents a thorough summary of the 
conditions of the physical environment that defi ne the 
redevelopment area. 

Chapter 3 – Economic & Market Analysis: 
Summary of Major Findings
Th is chapter consists of summaries for economic 
and demographic indicators, analysis of competitive 
markets, and recommendations for potential growth in 
the redevelopment area.

Chapter 4 – Redevelopment Plan & 
Recommendations
Th is chapter presents the fi nal redevelopment concepts, 
a culmination of all the analysis and input gathered 
throughout the planning process.  Th e concepts are 
accompanied by a series of recommendations and 
implementation strategies for moving the plan forward.

Appendix A – Community Engagement 
Process
Th is appendix details the entire community engagement 
process, and then summarizes the common themes that 
emerged from this process.

Appendix B – Economic & Market Analysis: 
Full Report
Th is appendix is presented as a comprehensive economic 
and market analysis report consisting of economic 
and demographic indicators, analysis of competitive 
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markets, and recommendations for potential growth in 
the redevelopment area.

1.5  MAINTAINING THE 
REDEVELOPMENT PLAN
Th e Redevelopment Plan is a “living document,” meant 
to represent the desired vision for future enhancement 
and redevelopment of the area.  Th e advantage of a living 
document is that it can be modifi ed at any time to help it 
remain relevant as community needs and desires change 
over time.  Periodic reviews should be conducted by the 
City to determine if an update needs to be conducted to 
keep the Redevelopment Plan up-to-date and accurate.  
Th is will help ensure its continued usefulness.

1.6  AUDIENCE
Th e Redevelopment Plan is to be used by the City 
of Coff eyville when making decisions about the 
redevelopment area in regard to issues such as zoning and 
land use, redevelopment and infi ll, utility infrastructure, 
and character of the built environment.  Th e ultimate 
success of the Redevelopment Plan is dependent on the 
commitment of the City to implement the procedures 
outlined in this document.

In addition to providing guidance to the City, the 
Redevelopment Plan can be a valuable resource 
for residents, business owners, property owners, 
organizations, and potential developers within the 
project area.  Anyone with the desire to positively impact 
East Coff eyville can take advantage of the insight that 
the Redevelopment Plan off ers.

1.7  OVERARCHING THEME/VISION
A vision is an expression of future aspirations.  When 
developing a redevelopment plan, it is essential to identify 
such an expression so that it can be used to help guide 
the creation of the proposed recommendations that will 
defi ne the plan.  Based upon the community engagement 
process, the following overarching theme or vision was 
identifi ed for the East Coff eyville Redevelopment Area:

Th e East Coff eyville area is an underutilized 
resource for the Coff eyville Community. 
Redevelopment of East Coff eyville should encourage 
economic development, revitalize existing housing, 
utilize recreational opportunities, and improve 
overall aesthetics of the area. 

Th e key principles for achieving this vision are:
Economic Development
1. Encourage the development of commercial 

opportunities;
2. Redevelop existing underperforming or 

underutilized development;
3. Infi ll new development within/near/adjacent 

existing successful developments;
4. Provide for new land uses that can capitalize on 

the areas assets; and
5. Expand successful businesses.

Housing
1. Identify and revitalize the existing neighborhood;
2. Provide for infi ll housing opportunities within the 

existing neighborhood; and
3. Provide for new housing.

Recreation and Parks
1. Expand existing parks;
2. Provide new park and open space opportunities;
3. Provide trails and sidewalks to connect 

commercial, residential, and parks and open space 
resources within the project area and to the rest of 
the community;

4. Utilize existing open space as a community 
resource; and

5. Create signifi cant and dense buff ers between 
incompatible uses.

Aesthetics
1. Create a positive and encouraging fi rst impression 

for the City;
2. Create an aesthetically pleasing streetscape 

experience for residents and visitors to the area; 
and

3. Enhance the overall quality of aesthetics of existing 
and new development in the area.
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1.8  PROJECT PROCESS
Th e development of the East Coff eyville Redevelopment 
Plan was the result of a staged process.  Th e initial stage 
gathered existing conditions data and is summarized 
in Chapter 2.  Th e next stage of the process involved 
the development of the market analysis, which is 
summarized in Chapter 3, and is presented in its whole 
in Appendix A.  

During the planning process, a Leadership Committee 
was formed to act as a review board for the development 
of the plan.  It was made up of representatives from 
the business community, the healthcare community, 

Fig. 1.2 & 1.3 – Members of the Leadership Committee presenting and 
discussing their ideas for the Redevelopment Plan.

the government community, and prominent property 
owners.  Th e Committee met three (3) times throughout 
the process, and was critical in the development of 
concepts, evaluations, and the fi nal plan.  Additionally, 
a neighborhood meeting was conducted to identify 
residents’ issues and potential solutions for the 
redevelopment of the project area.

Finally, Chapter 4 represents the synthesis of 
ideas, concepts, and data into a fi nal set of plans 
and recommendations for the East Coff eyville 
Redevelopment Plan.
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2.1 Introduction
Th is chapter presents a thorough summary of the 
conditions of the physical environment that defi ne the 
redevelopment area.  Th e data, background information, 
and observations used to develop the existing conditions 
inventory were identifi ed and collected by the planning 
team in the following ways:

• On-Site Inventory – Surveyed the redevelopment 
area, either by foot or by car, and recorded all relevant 
observations.  Photos were also taken at this time to 
document the existing conditions of the area.

• Available GIS Data – Identifi ed and collected all the 
relevant GIS data that was available through both 
the City and the County.  

• Google Earth – Th e Google Earth application has a 
variety of useful tools that were used to verify and 
supplement information gathered in the inventory 
process.  

• Coff eyville Comprehensive Plan (2010).
• American Community Survey data (United States 

Census Bureau).

Th e collected information was then used to create a 
series of maps, spreadsheets, and image boards to help 
the planning team understand the redevelopment area 
in its proper context.

2.2 Redevelopment Plan Boundaries
Th e establishment of the East Coff eyville Redevelopment 
Area boundaries, as shown in Fig. 2.1, was heavily 
infl uenced by three major factors:

• 2007 fl ood
• Ownership
• Existing neighborhood

Th e 2007 fl ood is the primary catalyst for the 
Redevelopment Plan; therefore, it makes sense the Plan 
would include properties that were most impacted by 
the fl ood.  According to the 2010 Comprehensive Plan, 
“459 homes and 71 businesses on the City’s east side were 
aff ected by the fl ood waters.”  327 of those homes were 
impacted by the release of oil in the fl ood water; and of 
those 327 homes, 313 were purchased and demolished 
by CVRR and CRNF.  To view the specifi c properties 
owned by CVRR and CRNF, as well as those owned by 
the City of Coff eyville, refer to Fig. 2.2. 

When examining the boundaries for the redevelopment 
area, it is important to understand the boundaries were 
selected with the intent of including all fl ood-aff ected 
properties currently owned by one of the three parties 
involved in the creation of this plan.  

Another consideration in determining boundaries was 
the concept that the plan should be compatible with, 
or take into consideration, the adjacent residential 
properties that could be impacted by the problem.

To the north, the boundary extends to the edge of the 
adjacent oil refi nery and fertilizer plant.  To the south, 
the boundary is defi ned by the railway.  To the east, the 
boundary abuts the Verdigris River.  And to the west, 
the boundary zigs and zags to ensure that it incorporates 
the contaminated properties most aff ected by the fl ood.
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Fig. 2.1 – Redevelopment Area Boundary Map
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Fig. 2.2 – Ownership Map
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Fig. 2.3 – Vacant Parcels Map
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2.3 Land Use
Th ough the redevelopment area includes a reasonable 
mix of uses, as shown in Fig. 2.4, it is mostly defi ned 
by its high rate of vacancy, highlighted in Fig. 2.3.  In 
fact, 68% of the properties within the area are currently 
vacant.  When cross-referencing the existing land uses 
with existing zoning (see Figure 2.5), it is clear that 
the majority of these vacant properties are zoned to be 
residential in nature.  Th e majority of those residentially-
zoned properties are meant to be single family 
residences.  Th ere are also a number of fl ood-aff ected 
commercial properties that remain vacant.  Beyond the 
high vacancy rate, land use in the redevelopment area 
can be summarized as follows:

• Northeast Street is fronted by a combination of 
hotels, motels, gas stations, and auto repair shops.

• Th e area includes one neighborhood park (Harmon 
Park) and one regional park (Walter Johnson Park/
Campgrounds).

• Th ere are 64 acres of agriculture/farmland in the 
southeast corner of the redevelopment area currently 
in use.

• Numerous single family residential properties still 
exist along the west edge of the redevelopment 
area.  However, the east half of the area is almost 
completely devoid of residential properties.

• Th ough the residential neighborhood is 
predominantly single family, a collection of multi 
family structures do exist along 2nd and 3rd Streets, 
between Cedar Street and Ash Street.

• Some light industrial uses exist, and are mostly 
located in close proximity to Northeast Street.

• Th ere are also a few heavy industrial uses located 
along the north edge of the redevelopment area, 
adjacent to the refi nery.
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Fig. 2.4 – Existing Land Use Map
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2.4 Zoning
Th e City of Coff eyville regularly updates the citywide 
zoning map, which projects development of the City 
in a manner that protects the health, safety, prosperity, 
and general welfare of its residents.  Zoning within the 
redevelopment area, as depicted in Fig. 2.5, includes the 
following districts:

• A-1  Agriculture
• R  Single Family Residential (10,000 sqft   

  min. lot size)
• R-1  Single Family Residential (7,000  sqft   

  min. lot size)
• R-2  Two Family Residential
• R-4 Multiple Family Residential
• M  Mobile Home Court
• C-3 Business
• C-4 Service Commercial
• I-1  Light Industrial
• I-2  Heavy Industrial

A large majority of the redevelopment area west of 
Northeast Street is zoned “R-1” single family residential.  
In addition to single family residences, this district also 
permits uses such as schools, parks, and group homes.  
Lots in this zoning district are required to be a minimum 
of 7,000 square feet in area.  

Th ere are several small pockets of properties currently 
zoned “R-2” two-family residential and “R-4” 
multiple-family residential scattered throughout the 
redevelopment area.  Th is appears to be the result of 
piecemeal rezoning, as opposed to a strategic eff ort to 
identify ideal locations for aff ordable housing options.

Most of the properties fronting both 8th Street and 
Northeast Street are zoned “C-4” service commercial.  
Th is district is designed for those businesses and 
commercial uses which draw their customers from 
motorist on the highway or for whom a location on a 
highway or arterial street is especially useful or necessary.  

Some “I-1” light industrial has been zoned for the area, 
with most of it being located within close proximity 
to Northeast Street and/or the railroad.  Th ere is also 
some land zoned as “I-2” heavy industrial, though all of 
it sits along the north edge of the redevelopment area, 
adjacent to the refi nery.
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Fig. 2.5 – Existing Zoning Map
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2.5 Housing 
Currently, two predominately residential areas exist 
within the East Coff eyville Redevelopment Plan area.  
Th e fi rst, referred to as the Northwest Housing Area, 
is an area lying between Walnut Street and Sparks 
from Th ird Street north to the Coff eyville city limits 
(see Fig. 2.4, Existing Land Use).  In 2008, this area 
contained 124 single family residences, one duplex and 
one multiple family structure comprising 130 dwelling 
units.  Of these, 83 were in sound condition, 22 had 
minor defects, 21 warranted major rehabilitation and 4 
probably warranted clearance.

Since 2008, Coff eyville Resources has continued 
to acquire and clear residential housing units in the 
Northwest Housing Area both for possible expansion of 
their facilities and to establish a buff er area from the 
residential area to the west of Walnut Street.  Remaining 
currently in the area are 71 single-family structures, 31 
of which are in sound condition, 24 have minor defects, 
11 would require major rehabilitation and 5 which are 
probable clearance structures.  In addition, the City 
of Coff eyville owns fi ve vacant land parcels in the 
Northwest area.

Th e second predominately residential area, referred to 
as the West Residential Area, is an area lying generally 
west of Linden and Pine streets and south of Second 
Street.  Currently the area contains 207 residential 
structures consisting of 182 single-family structures and 
16 multi-family structures.  Th e residential structures 
comprise a total of 215 dwelling units of which 103 are 
in sound condition with an additional 75 with minor 
defects.  Some 30 warrant major rehabilitation while 6 
are probable clearance units.

Tenure, i.e., owner-renter data, is no longer available 
on a block level through the U. S. Census.  For this 
analysis, tenure within the West Residential Area was 
estimated by review of the County’s tax roles.  If the 
tax bill on a property is mailed to an address other 
than the property’s address, it was assumed that the 
property is renter occupied.  Of the 215 dwelling units 
in the West Residential Area, it is estimated that 83 are 
owner occupied while the other 132 dwelling units are 
estimated to be renter occupied.  

Fig. 2.6 – View of the only signifi cant multiple family 
housing available in the Redevelopment Area.

Th e data for building condition by tenure is informative.  
For owner occupied single-family dwelling units, 72 of 
the 83 units are either in sound condition or show only 
minor defects. Ten would require major rehabilitation 
while one is a probable clearance structure.  For the 
rental dwelling units, 66 are in sound condition while 
an additional 40 units exhibit only minor defi ciencies.  
Twenty rental units would require major rehabilitation 
while 6 are probable clearance units.

While dwelling units exhibiting only minor defi ciencies 
frequently may be brought into sound condition 
through code enforcement, the task of upgrading the 
units requiring major rehabilitation is made diffi  cult 
given the income characteristics of the residents in 
the West Residential Area.  Data from the American 
Community Survey, 2007–2011, indicate that 70.2 
percent of households in the West Residential Area have 
incomes less than $25,000.  Some 17.0 percent have 
income of less than $10,000 per year.  All told, only 5.2 
percent of the households have incomes over $50,000.

In terms of racial or ethnic origins in the West Residential 
Area, the American Community Survey estimated that 
38.7 percent of residents are White alone, 43.9 percent 
are Black or African American alone and the remaining 
17.4 percent are some other race or Two or More Races.  
Additionally, some 8.2 percent is estimated to be 
Hispanic or Latino.
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Fig. 2.6 – Existing Buildings and Parcels Map

Fig. 2.7 – Existing Housing Conditions Map
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Fig. 2.8 – Existing Structures Map
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2.6  PARKS, TRAILS, & OPEN SPACE

Parks
Th ere are two parks located within the redevelopment 
area, as described below:

Harmon Park
Th is neighborhood park is approximately four acres 
in size and is located at the corner of 3rd Street and 
Sunfl ower Street.  Th e park includes two basketball 
courts, two tennis courts, playground equipment, and 
two picnic shelters.  Due to the low number of housing 
units in the sourrounding residential neighborhood, 
this reasonably well-maintained park is underutilized as 
a community resource.

Walter Johnson Park/Campgrounds
At 82 acres, Walter Johnson is the second largest park 
facility in Coff eyville.  During the public engagement 
process for the 2010 Comprehensive Plan, the park 
was identifi ed as a community asset and should be 
maintained and enhanced.  Th e park hosts the annual 
Inter-State Fair and Rodeo every August and off ers 
campground services year-round.  Amenities for the 
park include baseball and softball fi elds, a rodeo arena 
with grandstands, livestock barns and show arena, an 
exhibits building, wooded picnic and playground areas, 
an RV park with camper hookups, and horseshoe pits.

Trails
Neither of the two parks identifi ed above include trails, 
which means there are currently no trail systems within 
the East Coff eyville Redevelopment Area.  Furthermore, 
there are no existing City or County trails systems in the 
adjacent area that could be easily tied into at this time.  

Open Space
Beyond the two parks, the redevelopment area does not 
have any land specifi cally dedicated to open or green 
space.  Th ough the 2007 fl ood has left the area with an 
abundance of vacant properties that could be preserved 
or converted into open space, the ideal location for such 
uses is mostly dependent on the desired functionality 

of the land and its role within the greater context of the 
redevelopment area.

2.7  TOPOGRAPHY AND FLOOD ZONES

Fig. 2.9 – Views of Harmon Park, which sevrves as 
the only neighborhood park within the redevelopment 
area.

Fig. 2.10 & 2.11 – In addition to hosting the Inter-
State Fair and Rodeo every summer, Walter Johnson 
hosts a variety of recreational activities throughout the 
year that can be enjoyed by the community.
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Th e Verdigris River travels from the north and winds 
along the eastern edge of the redevelopment area before 
looping back to the west.  An existing leveeh system is in 
place that serves to protect the redevelopment area to the  
north, south and east from most major fl ooding events.  
Th ough much of the land adjacent to the redevelopment 
area sits within the 100 year fl ood zone, Fig. 2.15 shows 
that the fl ood zone stays out of the redevelopment area 
itself.

In general, the redevelopment area is relatively fl at 
throughout.  Th e highpoint of the area (approximate 
elevation 751’) is located along the northwest boundary, 
at the intersection of Walnut Street and New Street.  
From there, the land slopes to the southern and eastern 
boundaries of the redevelopment area.  Th e Verdigris 
River to the east serves as the low point for the area 
(approximate elevation 690’).

2.8  TRANSPORTATION SYSTEMS
Highway 166/169/Northeast/11th Street and Sunfl ower 
Street are primary arterials in Coff eyville. 8th Street, 
a secondary arterial, currently intersects with Highway 
166/169/Northeast/11th Street and Sunfl ower Street in 
the East Coff eyville Redevelopment Area. 1st Street, 4th 
Street, Sycamore Street, and Union Street are collector 
streets. Th e remaining local streets create a grid network 
northeast of the Highway 166/169/Northeast/11th 
Street corridor. When present, sidewalks are generally 
in poor condition. Th e existing street infrastructure is 
displayed in Figure 2.16.

Critical routes in the transportation network include 
streets to access Highway 166/169/Northeast/11th 
Street, the CVR Refi nery (CVRR), and multiple 
railroad crossings. Th e street infrastructure can be 
modifi ed to create larger blocks for redevelopment. Th e 
existing streets adjacent to the proposed park area are 
in poor condition. Based on the redevelopment land 
use plan, 4th Street, Pine Street from 4th Street to 9th 
Street, and 9th Street from Sycamore Street to Sunfl ower 
Street will require full-depth pavement replacement. 
Existing sidewalks are generally in poor condition and 
will require demolition and replacement as part of the 
redevelopment process.

Fig. 2.14 – View looking west along 11th Street 
toward the underpass and Coff eyville’s commercial 
corridor.

Fig. 2.12 – View of the Verdigris River, which borders 
part of the Redevelopment Area to the east.

Fig. 2.13 – View of the Verdigris River bridge that 
visitors cross as they enter the Redevelopment Area 
from the northeast.
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Fig. 2.15 – Existing Topography Map
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Access to Highway 166
Highway 166/169/Northeast/11th Street is a primary 
arterial through the East Coff eyville Redevelopment 
Area. As a result, the redevelopment plan ensures 
critical connections to this corridor remain accessible 
through  appropriate access management. A segment 
of Sunfl ower Street, a primary arterial, will be removed 
from 4th Street to Highway 166/169/Northeast/11th 
Street. A segment of 8th Street, a secondary arterial, will 
also be removed from Pine Street to Highway 166/169/
Northeast/11th Street. Removal of these corridors 
eliminates access points to the highway; however, 
access will remain via 3rd Street, 4th Street, 8th Street 
to the east, 9th Street, Pine Street, Cedar Street, and 

Sycamore Street. Most importantly, 4th Street, an east-
west collector through the city, and Sycamore Street, a 
north-south collector through the city, will continue to 
provide access to the highway. Removal of segments of 
Sunfl ower Street and 8th Street allow for the creation of 
larger blocks for redevelopment and lessens the public 
infrastructure responsibility.

Access to the CVR Refi nery
Sunfl ower Street and Linden Street are key access 
routes to CVRR, located north of the East Coff eyville 
Redevelopment Area. CVRR’s critical access point, 
the Nitrogen Gate, is located on Linden Street 

Fig. 2.16 – Existing Street Infrastructure Map
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Fig. 2.17 – Existing Electrical Infrastructure Map

approximately 300 feet north of 1st Street. Linden 
Street will be removed to create larger blocks for heavy 
and light industrial redevelopment. As a result, the truck 
route will follow 1st Street to 4th Street to provide access 
to the highway. 1st Street will also remain accessible and 
provide truck access to the west.

Railroad Crossings
Th e railroad runs through the northwestern segment of 
the East Coff eyville Redevelopment Area and then along 
the redevelopment area’s western boundary. A grade 
separated railroad crossing exists at Highway 166/169/
Northeast/11th Street. At-grade railroad crossings are 

located at 1st Street, 4th Street, 7th Street, 8th Street, 
and 9th Street. No railroad crossings will be eliminated 
as part of this project. Th e selection of 4th Street and 
9th Street as the corridors to provide access to Highway 
166/169/Northeast/11th Street also ensures connectivity 
east and west of the railroad.

2.9  UTILITY INFRASTRUCTURE

Electrical Infrastructure
Electrical lines and support structures generally travel 
east-west through the redevelopment area. Electrical 
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Fig. 2.18 – Existing Water Infrastructure Map

lines and support structures that run north-south for 0.5 
miles or more are located along Union Street, Sycamore 
Street, Cedar Street, Sunfl ower Street, and Park Street. 
Critical transmission infrastructure is located on 8th 
Street and Sunfl ower Street. Th e existing electrical 
infrastructure is displayed in Figure 2.17.

Water Infrastructure
Water mains generally travel east-west through the 
redevelopment area. Water mains that run north-
south are located along Union Street, Cedar Street, 
and Sunfl ower Street. Critical water transmission 

infrastructure is located on 8th Street and Sunfl ower 
Street. Th e existing water infrastructure is displayed in 
Figure 2.18.

Sanitary Sewer Infrastructure
Sanitary sewer gravity mains generally travel east-west 
through the redevelopment area. Pressurized mains are 
located near the boundary of the redevelopment area, 
travelling along portions of Forest Street, Sycamore 
Street, and Union Street. An interceptor line runs north-
south through the redevelopment area in a stair-step 
fashion following the local street grid. Gravity fl ow pipe 
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Fig. 2.19 – Existing Sanitary Sewer Infrastructure Map

slope issues are particularly relevant in the northeastern 
part of the redevelopment area. Th e existing sanitary 
sewer infrastructure is displayed in Figure 2.19.

Stormwater Infrastructure
Th e stormwater piping system is primarily located along 
Highway 166/169/Northeast/11th Street, Sunfl ower 
Street, and the industrial areas abutting 2nd Street. 
Conveyance along Sunfl ower Street is critical because 
of the box structure and fl ow to the Sunfl ower Levee 
Pumping Station. Th e existing stormwater infrastructure 
is displayed in Figure 2.20.

Th e East Coff eyville Redevelopment Area is protected 
by an earthen levee system. Th e levee is certifi ed by the
Federal Emergency Management Agency (FEMA) and 
the U.S. Army Corps of Engineers (USACE) to provide 
protection to the area for the 100-year fl ood event on the 
Verdigris River. In July 2007, the levee was signifi cantly 
overtopped by an event estimated to be in excess of the 
500-year fl ood.

During normal rainfall events, stormwater gravity fl ows 
through the levee gates at three locations. During peak 
events on the Verdigris River that requires the gates to be 
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Fig. 2.20 – Existing Stormwater Infrastructure Map

closed, three levee pumping stations displayed in Figure 
2.21 pump stormwater that has accumulated inside the 
levee and deliver the fl ow to the Verdigris River. Available 
information indicates that the pumping stations can 
accommodate a 10-year rainfall event should one occur 
in the protected area when the gates are closed. Th e City 
has also adopted the 10-year rainfall event as the basis 
of design for any new improvements to the municipal 
stormwater system.

Private Utilities
Other utilities such as gas, telephone, and cable were 
not examined. As the City of Coff eyville has franchise 
agreements in place with these respective private 
utilities, it is envisioned that these private utilities will 
modify or build to serve redevelopment. It is anticipated 
that these private utilities will either utilize the redefi ned 
municipal right-of-way or obtain easements as necessary.
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Fig. 2.21 – Existing Levee and Levee Pumping Stations Map
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Fig. 2.22 – View of the streetscape along 11th Street, 
looking toward the west.

Fig. 2.24 – View of the RV Park located within the 
campgrounds at Walter Johnson Park.

Fig. 2.23 – View of the residential neighborhood, 
with demolition still underway.

2.10  CHARACTER OF THE BUILT 
ENVIRONMENT
To fully understand the plan area, it is important to look 
beyond the transportation and land use related systems 
that exist.  Th ough transportation and land use provide 
the framework for development, the character of the 
built environment can be just as important to understand 
because it dramatically impacts how users move through 
and interact within a space.  Characteristics to consider 
include architectural styles, materials, condition of 
built environment, historical signifi cance, amenities, 
landscaping, signage and wayfi nding, accessibility, and 
overall user experience.

Highway 166/169/Northeast/11th Street
Highway 166/169/Northeast/11th Street represents 
a major gateway to Coff eyville for visitors traveling 
from the north and east, and the character of the built 
environment in this area plays a large role in defi ning 
people’s perceptions of the community as a whole.  Th e 
commercial properties fronting Northeast Street (east of 
Davis Street) were dramatically impacted by the fl ood 
of 2007, and though many of the businesses along this 
corridor have recovered and reopened, the fact is that 
vacancy is still one of its defi ning qualities.  Beyond the 
vacancy, Northeast Street shares many of the common 
characteristics of an aging commercial service corridor.  
Such characteristics include the following:

• A mix of architectural styles, materials, and 
conditions

• Large setbacks from the street, with parking often 
provided in front of the building

• Poorly maintained parking lot surfaces 
• No consistent signage standards
• Limited use of street trees
• No understory landscaping or screening of parking 

lots
• Overhead utility lines
• Minimal street lighting
• Limited pedestrian accessibility due to a lack of 

sidewalks and crosswalks
• Poor access management for properties along the 

corridor
• No unifying streetscape elements
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All this adds up to create a less than inviting atmosphere 
for potential customers and businesses within the 
corridor.  Given its location within the greater context 
of Coff eyville, the deteriorating quality of the corridor’s 
built environment impacts the perceptions and fi rst 
impressions of the entire community.

Residential Neighborhood
As has been mentioned in previous sections, the 
residential neighborhood to the west of Northeast Street  
is mostly defi ned by its high vacancy rate.  Th e majority 
of residential structures that do exist are located along 
the west edge of the redevelopment area, between 
Sycamore Street and Linden Street.  Th ere are also a 
group of residential properties further north, between 
Walnut Street and Union Street, and just west of the 
refi nery.  Th e condition and quality of the residential 
structures within the neighborhood are discussed in 
length in Section 2.5, but it is fair to say that they lack 
the historical or architectural value that would demand 
that they be preserved in the future.   

Beyond the structures themselves, the neighborhood is 
generally lacking in the character and aesthetic qualities 
that would be attractive to potential residents and 
developers.  Defi ning features of the built environment 
in this area include the following:

• Deteriorating and sporadically located sidewalks
• Deteriorating driveways
• Mid-block alleys paved with gravel
• Overhead utility lines
• Large shade trees, often located in the back half of 

properties

Large Lot Uses West of Northeast Street
Aside from Walter Johnson Park/Campgrounds, which 
is discussed in Section 2.6, the land to the east of 
Northeast Street has a largely undeveloped feel to it in 
comparison to the rest of the redevelopment area.  Much 
of it is agriculture/farmland, which is consistent with 
the adjacent land outside of the redevelopment area.  
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3.1  INTRODUCTION
Th e following chapter is a Summary of Major Findings 
of the Economic and Market Analysis for the East 
Coff eyville Redevelopment Area.  It provides important 
summaries for: economic and demographic indicators; 
analysis of the competitive markets for retail, offi  ce, 
industrial, hotel, and housing; and recommendations for 
the redevelopment of East Coff eyville.  It is important 
to understand that the forecast demands for potential 
growth indicate potential and do not impel or require 
the community to capitalize on those potential markets 
if it does not align with community wants, needs, and 
desires.  Th e complete report with detailed background, 
factors, analysis, projections, and diagrams can be 
found in Appendix A – Economic and Market Analysis: 
Full Report.

3.2  SUMMARY OF MAJOR FINDINGS
Th e City of Coff eyville, Kansas retained Ochsner 
Hare & Hare, LLC to prepare the East Coff eyville 
Redevelopment Plan to assist in guiding future urban 
growth and redevelopment eff orts of the City’s fl ood 
impacted area.  In support of the redevelopment plan, 
Canyon Research Southwest prepared an Economic 
and Market Analysis that evaluated opportunities 
and constraints for future commercial and residential 
growth in the fl ood impacted area of East Coff eyville.  
Th e report’s major fi ndings and recommendations are 
summarized below.

Economic and Demographic Indicators
Th e City of Coff eyville is a rural community located 
in Montgomery County in southeast Kansas.  A 
community’s population size, growth, age composition, 
educational attainment and income levels play 
signifi cant roles in the demand for housing, retail goods 
and services, and employment-related development.    

A community’s population growth and age composition 
play signifi cant roles in the demand for housing and 
a variety of retail goods and services.  Over the past 
fi ve decades Coff eyville experienced steady population 
loss, declining by 31.9 percent from 15,116 residents in 
1970 to 10,295 residents by 2010.  Over the same time 

frame the Montgomery County population declined 
by 11.2 percent to 35,471 by 2010.  Th e Wichita State 
University, Center for Economic Development and 
Business Research projects the Montgomery County 
population will continue to decline, dropping to 31,633 
by 2030, a loss of 3,838 residents from the 2010 Census.  
Th is projected population loss, if realized, would have a 
detrimental impact on the local housing market, retail 
sales and commercial space demand.

Personal expenditures change as individuals grow 
older.  Montgomery County’s age composition of the 
population favors the demand for apparel and accessories; 
hardware; furniture and home furnishings; home 
electronics; eating and drinking places; entertainment; 
personal services; and healthcare goods and services.

Education levels fi gure into an area’s socio-economic 
status.  Because income increases with advancing 
educational attainment, many retailers focus on a trade 
area population’s education levels.  Coff eyville residents 
on average are less educated than the norms for both 
Kansas and the United States.  Approximately 28.2 
percent of Coff eyville residents 25 years and over have 
attained associate, bachelors and advanced degrees.  By 
comparison, 35.7 percent of Kansas residents and 39.1 
percent of U.S. residents possess an associate, bachelors 
or advanced degree.  Coff eyville’s below average 
educational attainment levels place constraints on 
attainable income levels, retail sales, housing values and 
the demand for commercial space.

Purchasing power is a function of consumer population 
and income levels.  Generally, as incomes rise the more 
retail sales are supported. Th e U.S. Census Bureau 
estimated the 2012 median household income for 
Coff eyville of $31,878 which is well below that for both 
Kansas of $51,273 and the United States of $53,046.  
Over 57 percent of Coff eyville households earn less 
than $35,000 annually, with only 13.5 percent earning 
$75,000 or more.  Th e large concentration of low- to 
moderate-income households and small percentage of 
high-income households restricts the level of retail sales 
achievable within Coff eyville.
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As it relates to commercial space demand, the 
Montgomery County employment composition 
generates demand for manufacturing, warehouse/
distribution and medical offi  ce space.  Th e modest 
employment rates for information; fi nance, insurance 
and real estate; and professional, management and 
administrative jobs supports a below average demand 
for professional offi  ce space.

Competitive Retail Market
Coff eyville, Kansas serves as a principal shopping 
destination for residents of Montgomery County.  
Coff eyville’s retail trade pull factor of 1.08 supports its 
status as a shopping destination, capturing retail sales at 
a rate 8 percent above the statewide average.  Since fi scal 
year 2005 Coff eyville has captured between 35.0 to 
37.8 percent of Montgomery County’s total retail sales, 
supporting the status of the city as a principal retail 
destination for county residents.

Th e total inventory of retail space in Coff eyville’s four 
principal centers of activity is estimated at 695,930 
square feet.  Th e West 11th Street corridor supports 
nearly 45 percent of the City’s total inventory.  
Downtown Coff eyville is the second largest retail center 
with 163,639 square feet of retail space, or 23.5 percent 
of the city-wide stock.  Th e East 11th Street corridor 
which includes the East Coff eyville Redevelopment 
Area houses 70,592 square feet of retail space, for a 
10.14 percent market share.  

Th e Retail MarketPlace Report published by Esri 
Business Analyst identifi es those categories providing 
the greatest opportunity for capturing additional 
retail sales in Montgomery County as grocery stores, 
gasoline stations, health and personal care stores, eating 
and drinking places, clothing and accessories stores, 
building materials and supplies stores, furniture and 
home furnishings stores, and electronics and appliance 
stores.  

Despite supporting an above average retail trade 
pull factor, Coff eyville lacks a large and diverse retail 
market resulting in retail sales leakage outside of the 

community.  To satisfy much of their shopping needs 
Coff eyville residents must drive to such larger retail 
shopping destinations as Owasso, Oklahoma and Joplin, 
Missouri.  Actual taxable retail sales for Coff eyville were 
reported at $152.2 million during 2013.  Th is report 
estimated supportable retail sales for Coff eyville of 
$212.4 million, yielding a retail gap of approximately 
$60.2 million.  

Coff eyville’s retail trade captures retail sales from the 
citywide and Montgomery County resident populations 
and out-of-town visitors.  Coff eyville’s estimated 
retail gap of $60.2 million can support approximately 
135,000 to 320,000 square feet of additional occupied 
retail space.  Modest growth in population and out-of-
town visitation through 2040 will generate an increase 
in retail sales of $23.6 million annually, suffi  cient to 
support an additional 92,000 to 113,000 square feet 
of retail space.  Prospective locations in Coff eyville for 
future retail space development and absorption include 
the 11th Street corridor and adjacent to the new Walmart 
Supercenter.

Considerable vacant land now exists within the 
East Coff eyville Redevelopment Area that off ers site 
characteristics suitable for the future development of 
commercial space.  Favorable site characteristics include 
the necessary parcel size and orientation, excellent 
visibility and exposure, limited direct competition and 
favorable trade area demographics.  Th e fl ood aff ected 
area on 11th and Northeast Streets from Oak Street east 
to the Verdigris River off ers an excellent opportunity 
to support strip centers, restaurants, banks branches, 
convenience stores, shop space and freestanding 
retailers like Rent-A-Center and Auto Zone.  Given 
existing development and the availability of land, the 
7-block stretch of 11th Street between Spring Street and 
Sunfl ower Street aff ords the best opportunity to support 
a mix of retail development formats.  While suffi  cient 
land area is available within the East Coff eyville 
Redevelopment Area, future construction of national 
junior anchor retailers will likely gravitate near the new 
Walmart Supercenter.
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Competitive Offi  ce/Industrial Market
As of the second quarter 2013 the leading employment 
sectors in Montgomery County included health care 
and social assistance (3,397 jobs); manufacturing (3,168 
jobs); government/public administration (2,837 jobs); 
retail trade (1,512 jobs) and professional, management 
and administrative (1,502 jobs).  When compared 
to statewide averages Montgomery County supports 
above average concentrations of jobs in manufacturing; 
transportation and warehousing; and education and 
health care services.  

As it relates to commercial space demand, Montgomery 
County’s employment composition generates demand 
for manufacturing, warehouse/distribution and medical 
offi  ce space.  Th e industrial-related employment sectors 
support 4,634 jobs (27.6% of all county-wide jobs) while 
the health care and social assistance sector maintains 
3,397 jobs (20.2%).  Th e total of 2,055 jobs in the 
information; fi nance, insurance and real estate; and 
professional, management and administrative sectors 
support a below average demand for professional offi  ce 
space.

Coff eyville supports a modest inventory of professional 
offi  ce space with the principal concentrations located 
downtown and along West 8th Street and 11th Street.  
Coff eyville’s principal offi  ce building districts support 
30 buildings totaling 76,077 square feet of space.  
Downtown Coff eyville supports the largest stock of 
space with 51,865 square feet, followed by West 11th 
Street with 14,741 square feet and West 4th Street 
with 9,471 square feet.  Principal tenants include such 
personal service professions as realtors, fi nancial planners, 
insurance agents, title companies and accountants/tax 
preparers. 

Coff eyville Regional Medical Center located at 4th 
Street and Buckeye Street generates demand for off -site 
medical offi  ce space.  Th e principal locations for existing 
medical offi  ce space are located along 4th Street near the 
hospital and along West 8th Street.  Nine medical offi  ce 
buildings were identifi ed totaling 38,632 square feet of 
space.

Coff eyville supports a considerable manufacturing base.  
Th e Coff eyville Industrial Park is located adjacent to the 
Coff eyville Municipal Airport and is home to Amazon.
com, the city’s largest employer.  Other businesses 
located within the Coff eyville Industrial Park include 
John Deere Coff eyville Works, Coff eyville Aircraft, and 
Pepsi-Cola Company.  Buildings sites remain available 
within the Coff eyville Industrial Park.  Coff eyville 
Resources, Acme Foundry, Coff eyville SEKTAM, 
Morrow Foundry, Jensen International, and Bartlett 
Milling are located in town.  

Montgomery County is projected to support job growth 
at an annualized rate of 0.7 percent through 2030, 
generating 2,114 new jobs.  Based on this employment 
growth, from 2013 through 2030, Montgomery County 
is estimated to absorb approximately 26,500 to 52,750 
square feet of professional offi  ce space; 221,900 to 
259,000 square feet of medical offi  ce space; and 211,500 
to 264,500 square feet of industrial space.  Coff eyville is 
forecast to capture 40 percent of Montgomery County’s 
offi  ce-related employment; 50 percent of healthcare-
related employment and 60 percent of industrial-related 
employment.  Th erefore, through 2030 Coff eyville 
is estimated to absorb 10,600 to 21,100 square feet of 
professional offi  ce space; 110,950 to 129,500 square feet 
of medical offi  ce space; 126,900 to 158,700 square feet 
of industrial space.
 
Coff eyville Resources Refi ning & Marketing owns a 
majority of the property within the East Coff eyville 
Redevelopment Area.  Th e company’s refi nery 
operations produce 125,000 barrels daily.  A new 
processing unit is currently under construction and the 
company is considering adding another processing unit.  
Th e potential for future refi nery expansion within the 
facility’s current processing area is becoming increasingly 
diffi  cult due to the limited availability of land.  

Th e property immediately south and west of the refi nery 
is deemed as a suitable business park development site.  
Favorable site characteristics include: 1) the availability 
of rail access; 2) proximity to the refi nery and presence 
of several on-site contractors; 3) the refi nery’s future 
expansion plans; 4) ample inventory of land to design 
an integrated mixed-use business park; 5) availability 



East Coffeyville Redevelopment Plan 37 

Economic & Market Analysis

of adequate infrastructure and utility service; and 6) 
close proximity to U.S. Highways 166/169.  While the 
designated property is currently zoned for low and high 
density residential, given the close proximity to the 
refi nery and the potential for adverse health and public 
safety issues, such residential land uses are inappropriate.  
Th erefore, Comprehensive Plan amendmentsh and 
rezoning for a mixed-use business park is recommended.    

Competitive Hotel Market
Montgomery County’s principal lodging markets include 
the communities of Coff eyville and Independence.  
Lodging revenue in Montgomery County grew steadily 
from 2004 through 2008, increasing by 112 percent 
during this 5-year period.  By 2008, lodging revenue 
reached $5.7 million.  Lodging revenues dipped 10.6 
percent in 2009 to $5.1 million.  Revenues were back 
on the rise in 2010 and 2011 before declining again in 
2012.  During 2013 lodging revenues were again on the 
rise, increasing by 22 percent to $6.4 million.

Six hotels operate in Coff eyville, Kansas totaling 288 
guest rooms.  All six hotels are located along 11th Street/
Northeast Street that are designated U.S. Highways 
166/169.  Th e hotels are all designated as budget or 
limited-service properties.  Major hotel brands include 
Best Western and Sleep Inn.  Th e 71-room Sleep Inn 
is the last hotel built in Coff eyville, opening in spring 
2009.  A 72-room Holiday Inn Express is planned for 
construction at the northeast corner of 8th Street and 
Northeast Street.  

Group and business travelers originating from the area’s 
major employers represent the largest source of lodging 
demand in Coff eyville.  Companies like Coff eyville 
Resources, Amazon.com and John Deere generate 
considerable room demand.  Leisure travelers serve as a 
secondary source for room demand.  

Th e East Coff eyville Redevelopment Area possesses 
the necessary site requirements to support future hotel 
development, including suffi  cient parcel size, visibility, 
exposure and infrastructure; highway frontage; location 
within an existing hotel cluster; and close proximity 
to shopping, dining, recreation, entertainment and 

lodging demand generators.  Several locations along the 
11th Street and Northeast Street frontage are suitable 
for future hotel development, including intersections at 
8th Street, 9th Street, 10th Street, 11th Street and Davis 
Street.  

Competitive Residential Housing Market
According to the 2010 Census the housing stock of 
Coff eyville totals 5,021 dwelling units, of which 19.4 
percent, or 974 dwelling units are in multi-unit structures.  
More than 70 percent of the housing units in Coff eyville 
are at least 50 years old.  Th e homeownership rate for 
Coff eyville is 65.0 percent compared to 68.2 percent 
for Kansas.  Over the past two decades the housing 
stock of Coff eyville has declined by 19.1 percent from 
6,203 dwelling units in 1990 to 5,021 dwelling units 
in 2010.  During this 20-year period the population of 
Coff eyville declined by 20.3 percent.  Th e loss of 1,182 
housing units is attributed both to the demolition of 
substandard properties as well as the 2007 fl ood that 
impacted 459 dwelling units.  

Th e City faces a continuing reduction in the inventory of 
available aff ordable housing units through deterioration 
and dilapidation.  Compounding the problem is 
of course the previous demolition of uninhabitable 
housing aff ected by the 2007 fl ood.  Homes in the fl ood 
impacted area were renting at a reported $250 to $300 
per month.

Ten rental apartment properties were surveyed in 
Coff eyville totaling 404 dwelling units.  Half of the 
surveyed apartment properties are located in or near 
downtown Coff eyville.  Given the demographics of the 
Coff eyville population highlighted by low income levels 
and a large elderly population all ten properties operate 
as tax credit or Section 8 income-based rental apartment 
communities with six properties catering exclusively to 
seniors.  

Coff eyville’s inventory of rental apartments is old 
with an average year built of 1976.  All but two of the 
apartment communities were built prior to 1984.  Th e 
32-unit Mill Supply Apartments located at 713 Union 
Street in downtown Coff eyville was the latest apartment 
community to be built, opening in 2011.  
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Pent up and future new housing demand through 2040 
in Coff eyville is estimated at 301 to 637 dwelling units.  
Th e housing unit mix is estimated at 182 to 382 owner-
occupied housing units and 120 to 255 rental units.  Th e 
modest inventory of aff ordable rental apartments, current 
achievable market rents and population demographics 
suggest Coff eyville can support additional tax credit 
and/or income-based rental units.  Low rental rates may 
preclude near-term fi nancially feasible development of 
market-rate apartments. 

Th e property located on the south of West 12th Street 
between Sycamore Street and Davis Street provides 
the necessary physical and location characteristics 
to accommodate rental apartment development.  
Favorable site characteristics include adequate parcel 
size, topography, on-site infrastructure, accessibility, 
visibility, proximity to jobs and services, and favorable 
trade area demographics.  Primary sources of apartment 
housing demand available to the prospective site 
include Coff eyville’s large employment base and large 
and growing senior population.  Th e prospective site 
is located a distance from the refi nery which should 
reduce any adverse impact.  Prior to development of an 
apartment community rezoning of the site would be 
required.

Study Conclusions and Recommendations

Commercial and Residential Demand Estimates
Coff eyville’s current estimated retail gap of $60.2 million 
can support approximately 135,000 to 320,000 square 
feet of additional occupied retail space.  Modest growth 
in population and out-of-town visitation through 2040 
will generate an increase in retail sales of $23.6 million 
annually, suffi  cient to support 92,000 to 113,000 square 
feet of retail space.

Th rough 2030, Montgomery County is estimated to 
absorb approximately 26,500 to 52,750 square feet of 
professional offi  ce space; 221,900 to 259,000 square 
feet of medical offi  ce space; and 211,500 to 264,500 
square feet of industrial space.  Coff eyville is forecast 
to capture an estimated 10,600 to 21,100 square feet of 
professional offi  ce space; 110,950 to 129,500 square feet 

of medical offi  ce space; 126,900 to 158,700 square feet 
of industrial space.
 
Pent up and future new housing demand through 2040 
in Coff eyville is estimated at 309 to 633 dwelling units.  
Th e housing unit mix is estimated at 179 to 367 owner-
occupied housing units and 130 to 266 rental units.  

Real Estate Development Infl uences
Th e future development of the East Coff eyville 
Redevelopment Area will be infl uenced by several land 
use, market and site dynamics, several of which are 
discussed below.

East 11th Street and Northeast Street serve as one of 
Coff eyville’s major gateways and a principal commercial 
corridor.  As a result of the fl ood considerable vacant 
land remains available for future development along 
both arterials throughout the entire East Coff eyville 
Redevelopment Area that is suitable for commercial 
development, off ering excellent access, visibility, 
exposure, utilities and land area to support a mix of 
commercial uses.  

As of the date of this report 26 of the businesses impacted 
by the 2007 fl ood had reopened.  Th e re-opening of such 
notable businesses as Best Western, Days Inn (now Rest-
Full Inn) and Save-a-Lot suggests the East Coff eyville 
Redevelopment Area remains a viable business location.  
In fact, new businesses opening in renovated buildings 
include Quicker Liquor, while Aaron’s Rents and El 
Pueblito Mexican Restaurant have constructed new 
buildings.  Th e City of Coff eyville sold a 2.3-acre parcel 
that is planned for a 72-room Holiday Inn Express.

Presently, the majority of truck traffi  c associated with 
the refi nery and fertilizer operations travel on Sunfl ower 
Street.  Fourth Street between Sunfl ower Street and 
Northeast Street has been improved to truck standards 
and will serve as the new route.  Th erefore, 4th Street 
has taken on a new importance as a transportation and 
potential employment corridor. 
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Coff eyville Resources is currently under construction 
on a processing unit.  Th e potential for future refi nery 
expansion within the facility’s current processing area 
is becoming increasingly diffi  cult due to the limited 
availability of land.  

While most of the impacted single family homes 
within the East Coff eyville Redevelopment Area have 
been mitigated and demolished both the Cleveland 
Apartments and Coff eyville Village Apartments remain.  
As a matter of public health and safety, the relocation 
of these existing apartment communities should be 
considered.

A relatively intact single family residential neighborhood 
remains west of Pine Street and south of 4th Street.  In 
addition, single family residential neighborhoods exist 
to the west of the refi nery where Coff eyville Resources 
is currently acquiring property.  Th ese residential 
neighborhoods should be buff ered from the refi nery 
operations and other industrial and commercial 
development through the use of open space and/or less 
intense and impactful land uses. 

Eighth Street was the former highway through 
downtown Coff eyville and its link between downtown 
and Northeast Street could play a role in land use 
planning.

Land Use

Commercial 
It is recommended that the entire frontage along 11th 
Street and Northeast Street from Oak Street east to 
Park Street be designated for commercial use.  Site 
characteristics within the designated commercial corridor 
are suffi  cient to accommodate a mix of commercial 
land uses including strip centers, junior anchor retailers 
similar to the new Aaron’s Rents building, hotels and 
small lots designed for restaurants, bank branches, 
convenience stores, shops and offi  ce buildings.

Commercial land uses should be designated one block 
north and south of 11th Street and Northeast Street 

from Oak Street east to Park Street, allowing for future 
development of small scale retail and offi  ce uses.

Th ough national chain retailers entering the Coff eyville 
market in the future may be more likely to gravitate 
near the new Walmart Supercenter, the East Coff eyville 
Redevelopment should provide the opportunity to 
accommodate large-scale retail development.  Potential 
large commercial nodes include: 1) the land bound 
by 4th Street, Sunfl ower Street and Northeast Street 
that houses Save-a-Lot, Aaron’s Rents and the former 
Walmart and 2) the tract of land bound by 8th Street to 
the north, 11th Street to the south, Sunfl ower Street to 
the east and Pine Street to the west.

Employment-Related 
Coff eyville Resources Refi ning & Marketing owns a 
signifi cant number of properties located within the East 
Coff eyville Redevelopment Area.  To best accommodate 
the company’s future expansion plans a cohesive light 
industrial business park should be planned for the 
property immediately south and west of the refi nery 
operations including an open space buff er to reduce land 
use, operations and environmental confl icts between 
the refi nery operations and surrounding residential 
neighborhoods.  

Four nodes of light industrial land uses are 
recommended: 1) an L-shape area bound by the refi nery 
to the north, 4th and 5th Streets to the south, Pecan and 
Howard Streets to the east and Sunfl ower Street to the 
west; 2) 1st Street to the north, 4th Street to the south, 
Sunfl ower Street to the east and Sycamore Street to the 
west; 3) 4th Street to the north, 8th Street to the south, 
Sunfl ower Street to the east and Ash Street to the west; 
and 4) North Street to the north, 1st Street to the south, 
Sycamore Street to the east and Union Street to the east.  
Refi nery processing operations would not be permitted 
within the designated light industrial district. 

Residential 
Two rental apartment properties located within the East 
Coff eyville Redevelopment Area are in close proximity 
to the refi nery.  For reasons of public safety and quality 
of life, future relocation of these rental apartments 
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should be considered.  A prospective site located on 
the south of West 12th Street between Sycamore Street 
and Davis Street provides the necessary physical and 
location characteristics to accommodate large-scale 
apartment development.  Th e prospective site is located 
a distance from the refi nery which should reduce any 
adverse impact.  Should it be determined that residential 
use of the site in inappropriate, an alternative land use is 
light industrial. 

Open Space 
Passive open space should be used as a land use buff er 
between the refi nery operations and adjacent residential 
neighborhoods.  Specifi cally, open space should be 
designated along 1) the north side of 4th Street between 
Sycamore Street and Ash Street; 2) east side of Pine 
Street between 4th and 8th Streets and 3) the east side 
of Union Street north of 2nd Street.

Infrastructure Requirements
While streets and public utilities are in place throughout 
the East Coff eyville Redevelopment Area, the existing 
grid pattern is designed to accommodate the single 
family residential neighborhoods that formerly occupied 
the property.  With a greater emphasis on economic 
development and commercial land uses some street 
and utility line realignments will likely be required. To 
improve the ability to support commercial redevelopment 
the following infrastructure improvements are 
recommended:

• Additional streetscape improvements should be 
considered along the 11th Street and Northeast 
Street corridor to enhance the appearance of the 
East Coff eyville Redevelopment Area, improve 
infrastructure to available development sites and 
promote it as a “gateway” into Coff eyville.

• Abandon street and utility line right-of-way where 
necessary to create large commercial and industrial 
development sites.  Construct new street and utility 
infrastructure where required.

Economic Incentives
When used with private funding sources, government 
fi nancing/incentive programs greatly enhance a 
business’ and real estate project’s fi nancial feasibility.  To 

generally qualify for government incentives, a business or 
project must serve a public purpose, stimulate economic 
growth and conform to local planning and development 
guidelines.  Retail, offi  ce and industrial development 
generally meets all three requirements, providing goods 
and services to often under-served residential areas, 
off ering opportunities for employment, increasing the 
community’s tax base and meeting all local requirements 
for zoning and construction.

Government fi nancing/incentives are more often indirect 
than direct, and take diff erent forms.  Tax abatement, 
special taxing districts and tax increment fi nancing are 
the most commonly employed local programs that can 
assist in fi nancing a project.  Tax abatement reduces 
the property tax burden on a project, often postponing 
payment of the bulk of the taxes until after the fi rst few 
years of a project’s operation.  Tax increment fi nancing 
uses tax revenues generated by a specially created district 
to repay municipal bonds.  Th e bonds can pay for land 
acquisition, site work, improvements to infrastructure 
and parking.  An otherwise infeasible project that does 
not have to bear these costs often becomes feasible.

Other economic incentives off ered by the State of 
Kansas, Montgomery County Action Council and City 
of Coff eyville include:

• Rural Development Loan Fund (RDA)
• New Market Tax Credits
• Promoting Employment Across Kansas Program 

(PEAK)
• High Performance Incentive Program (HPIP)
• Inventory Tax Exemption
• Industrial Revenue Bond (IRB) Tax Exemptions
• Property Tax Exemption
• Sales Tax Exemption
• Reduced Municipal Electric Power Rates
• Kansas Partnership Fund
• Property Tax Abatement Assistance
• Kansas Certifi ed Development Companies
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4.1  INTRODUCTION
Th is chapter presents the Redevelopment Plan. It is a 
culmination of data gathering, analysis, neighborhood 
input, stakeholder input, and concept development 
completed throughout the planning process.  Th e 
Redevelopment Plan is accompanied by a series of 
recommendations and implementation strategies for 
moving the vision forward.

As stated in Section 1.7, the Overarching Th eme/Vision 
for the Redevelopment Plan is:

Th e East Coff eyville area is an underutilized 
resource for the Coff eyville Community. 
Redevelopment of East Coff eyville should encourage 
economic development, revitalize existing housing, 
utilize recreational opportunities, and improve 
overall aesthetics of the area. 

Th e key principles for achieving this vision are:
Economic Development
1. Encourage the development of commercial 

opportunities;
2. Redevelop existing underperforming or 

underutilized development;
3. Infi ll new development within/near/adjacent 

existing successful developments;
4. Provide for new land uses that can capitalize on 

the areas assets; and
5. Expand successful businesses.

Housing
1. Identify and revitalize the existing neighborhood;
2. Provide for infi ll housing opportunities within the 

existing neighborhood; and
3. Provide for new housing.

Recreation and Parks
1. Expand existing parks;
2. Provide new park and open space opportunities;
3. Provide trails and sidewalks to connect 

commercial, residential, and parks and open space 

resources within the project area and to the rest of 
the community;

4. Utilize existing open space as a community 
resource; and

5. Create signifi cant and dense buff ers between 
incompatible uses.

Aesthetics
1. Create a positive and encouraging fi rst impression 

for the City;
2. Create an aesthetically pleasing streetscape 

experience for residents and visitors to the area; 
and

3. Enhance the overall quality of aesthetics of 
existing and new development in the area.

Th e following Redevelopment Plan develops the overall 
Vision and Key Principles above into a cohesive plan for 
the redevelopment of the East Coff eyville area. 

4.2  REDEVELOPMENT PLAN
Th e Redevelopment Plan is divided into eight categories 
for clarity and focus.  Th ose eight categories are:

• Future Land Use Plan
• Commercial
• Residential
• Industrial
• Parks, Trails, and Open Space
• Utility Infrastructure
• Transportation
• Aesthetics

Each Redevelopment Plan category identifi es the key 
issues to be addressed that emerged during the planning 
process. Th ey are followed by recommendations designed 
to address these issues.  In some cases, there is overlap 
between the categories and their recommendations and 
strategies, which illustrates just how interconnected the 
issues in the East Coff eyville redevelopment area are 
with each other.



East Coffeyville Redevelopment Plan 43 

Chapter 4.0
Redevelopment Plan & Recommendations

4.2.1  FUTURE LAND USE PLAN
Th e future land use plan is the graphic representation 
of the recommended physical development of East 
Coff eyville in the next 5 to 20 years. Future land use 
addresses growing or shifting populations and sets 
guidelines for development that serves the population 
through a healthy mix of land uses.  

Key Issues to be Addressed:
• A Future Land Use Plan for East Coff eyville was 

not developed during the 2010 comprehensive 
plan update due to the uncertainty within the area 
because of the 2007 fl ood event. 

• A signifi cant change in ownership and land use 
has occurred since the previous land use plan was 
developed for the area. 

• Confl icts exist between adjacent uses.
• Th ere are signifi cant vacant parcels.

Fig. 4.1 – Land vacancy is high in the Redevelopment 
Area, particularly in the residential neighborhood.

Fig. 4.2 – Conceptual Master Plan
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Fig. 4.4 & 4.5 – Th e industrial uses of the area 
should be buff ered from all adjacent residential uses.

Recommendations:
• A new land use plan should be developed to update 

the 2010 Comprehensive Plan.  
• Current stability of land uses and owners allows for 

the land use plan to be updated.
• Resolve confl icts in existing land use by:

1. Creating buff ers between incompatible uses;
2. Changing or moving land uses away from 

adjacent confl icts; and
3. Removing confl icting uses.

• Encourage the redevelopment of the signifi cant 
amount of vacant parcels to be productive uses 
that contribute to economic development, provide 
housing opportunities, increase recreation and park 
opportunities, and increase overall aesthetics for 
East Coff eyville and Coff eyville as a whole.  

Land Use Classifi cations
Land use classifi cations provide a means for describing 
the preferred Land Use Plan within the community. 
Classifi cations are designated in the Plan rather 
than specifi c zoning districts to allow fl exibility in 
implementing the recommendations over time. When 
development, redevelopment, or revitalization occurs, 
then zoning changes should be made to refl ect the intent 
of the Plan. Th e following Land Use Classifi cations are 
consistent with the Land Use Classifi cations in Chapter 
3 of the 2010 City of Coff eyville, Kansas Comprehensive 
Plan. 

Th e following Land Use Classifi cations are utilized on 
the East Coff eyville Future Land Use Plan:

• Low Density Residential – 4 units per acre
• High Density Residential – Up to 15 units per acre
• General Commercial – Retail business
• Light Industrial – Industrial assembly and 

warehousing with limited manufacturing
• Heavy Industrial – Intensive land uses for 

manufacturing and assembly of goods
• Parks – Park land and recreational improvements
• Agriculture – Land used for growing crops

Fig. 4.3 – Example of the type of higher density 
mixed-use development that could serve as a 
transitional use between traditional commercial and 
low density residential.
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Fig. 4.6 – Future Land Use Plan
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Th e following Land Use Classifi cations were added to 
address specifi c land use issues identifi ed:

• Buff er – Fully cleared open space that is restricted 
and has vegetation requirements 

• Mixed Use – Transitional use that mixes offi  ce/
residential/commercial 

Future Land Use Plan
Th e Future Land Use Plan, shown in Fig 4.6, refl ects 
the recommended future land uses within the East 
Coff eyville area. Key factors aff ecting the development 
of the Future Land Use Plan include:

• Desire to increase the economic viability of the area.
• Existing housing and neighborhood.
• Signifi cant amount of vacant parcels.
• Access and connectivity of the existing street grid 

system.
• Incompatibility of housing and heavy industrial 

uses.
• Creation of buff ers to soften the industrial uses 

from the local neighborhoods and the community 
at large.

• Available land to expand recreation uses.
• Th e potential for future annexation.

4.2.2  COMMERCIAL
A key consideration of the plan was to increase economic 
viability of the area. Currently successful businesses 
sparsely dot the frontage of Highway 166/169/
Northeast/11th Street. Th e commercial frontage in 
many cases is vacant or underutilized. Refer Fig. 2.4, 
Existing Land Use Map.    

Th e development of commercial uses in the area could 
represent an important opportunity to generate tax 
revenue for the City; provide employment opportunities; 
provide more shopping, dining and lodging options 
than are currently available close in to the City; capture 
more visitor and traveler dollars; and reduce identifi ed 
leakage of retail sales to other communities.  Fig. 4.7, 4.8 & 4.9 – Th e recommended commercial 

node should be fl exible enough to accommodate the 
needs and trends of the market.

Key Issues to be Addressed:
• Th e existing street network and parcel size 

and dimension limits the fl exibility of meeting 
current market requirements for development 
parcels. 
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• Highway 166/169/Northeast/11th Street is the major 
corridor into the City from the east. It provides 
a key opportunity for commercial development/
redevelopment because of access, availability of 
property, existing utilities, adjacency to employment 
and adjacency to downtown.

• Vacant and underutilized properties, under large 
ownership (City, CVRR, CRNF) allow for the 
potential of easier assemblage of property for larger 
redevelopment.

Recommendations:
• Develop a large commercial node north and south of 

Highway 166/169/Northeast/11th Street, centered 
at 8th Street. 

• Larger contiguous parcels in the commercial 
node will allow for more fl exibility in marketing, 
acquiring potential tenants and retailers, and larger 
planned development.

• Existing successful businesses adjacent to 
Highway 166/169/Northeast/11th Street should 
be incorporated into new development as valuable 
community assets when it occurs.

• Modifi cations to the existing street pattern should 
be made to reduce confl icts with commercial trucks 
and future potential commercial redevelopment.

• Land swaps amongst existing property owners should 
be encouraged to facilitate easier redevelopment 
based upon their specifi c needs and concerns. 

4.2.3  RESIDENTIAL
In the 2010 Comprehensive Plan, housing was declared 
as the No. 1 issue to be solved in Coff eyville. Previous to 
the 2007 fl ood, the East Coff eyville area was primarily a 
residential neighborhood, with industrial uses north of 
2nd Street, and commercial uses on Highway 166/169/
Northeast/11th Street primarily east of Sunfl ower Road. 
After the 2007 fl ood, the residential neighborhood 
was greatly impacted, with over 450 homes impacted 
by the fl ood. Over 300 of those homes purchased and 
demolished by CVRR and CRNF due to the release of 
oil in the fl ood water. Th is resulted in a signifi cant loss 
of residents in the East Coff eyville area. Refer Fig. 2.2, 
Ownership Map; Fig. 2.3, Vacant Parcels Map.

Th e homes not impacted by the fl ood were located on 
‘the Hill’, a small rise on the western half of the area, 
and homes northwest of the railroad tracks. Th ese 
existing homes form the remaining neighborhoods in 
the area. Refer Fig. 2.4, Existing Land Use Map; Fig. 
2.8, Existing Structures.

Surprisingly, the vast majority of the existing housing 
structures (approx 207) on ‘the Hill’ have a condition 
that is sound or has minor defi ciencies (approx 83%). 
Th ese minor defi ciencies can be easily addressed 
by reinvestment in items such as siding, painting, 
windows, or shingles on roofs. Approximately 14% 
will need signifi cant reinvestment to upgrade major 
defi ciencies, while the remaining 3% (approx. 6 
structures) should be cleared for safety, advanced 
nature of deterioration, and cost of rehabilitation 
reasons. Refer Fig. 2.7, Existing Housing Condition 
Map.

Th e overall remaining density of homes on ‘the Hill’ 
remains dense enough for it to continue to function 
as a neighborhood. Block by block (parcel) density 
of remaining homes will maintain the structure and 
integrity of a neighborhood, without signifi cant gaps 
in the fabric of the area. Gaps do exist on a parcel 
basis and represent an opportunity for infi ll housing 
on those empty lots.    

Th e Northwest neighborhood, at the time of this 
report, has 37 existing structures. A small portion 
of homes are in sound condition (8%), with a 
majority of them having minor defi ciencies (approx. 
60%). Approximately 19% are in need of major 
revitalization, with 13% of the structures dilapidated 
and in need of probable clearance. Refer Fig. 2.7, 
Existing Housing Condition Map.

Th ere has been signifi cant loss of housing structures 
in northwest neighborhood over the last six years 
(124 structures in 2008 versus 37 in 2014). Th is has 
been primarily because of its proximity to the CVRR 
and CRNF plants, the railroad, and expansion of 
industrial uses west of the railroad tracks. CVRR 
and CRNF has acquired many parcels in the area 
and continues to do so. Refer Fig. 2.2, Ownership 



East Coffeyville Redevelopment Plan 48 

Redevelopment Plan

Fig. 4.10 – In the aftermath of the 2007 fl ood, 
the remaining residential neighborhoods are still 
struggling to recover and rebuild.

Fig. 4.11 – Transportation confl icts between 
the industrial uses and the adjacent residential 
neighborhoods can be burdonsome to the residents.

Map. At this time, approximately only 3 of 18 blocks 
in the area have multiple housing structures on them 
in a sound or minor defi cient condition. Th e existing 
housing is isolated and surrounded by mostly vacant 
property. Refer Fig. 2.3, Vacant Parcels Map. 

Because of the lack of density, condition of the housing, 
acquisition of property and demolition  and proximity 
and encroachment of industrial uses, the northwest 
housing area has ceased to function as a residential 
neighborhood.  

During the development of the plan, the existing 
neighborhood was invited to a meeting to discuss their 
critical issues aff ecting the neighborhood. Th ose issues 
have been incorporated into the numerous sections of 
the Redevelopment Plan recommendations. 

Th ere are concerns from property owners and residents 
of ‘the Hill’ about the daily operations of the industrial 
uses north of 2nd Street. Various comments by property 
owners about odors, air quality, aerial particulates, 
continued property acquisition, and health and welfare 
concerns were collected. Th ere is a lack of awareness 
or understanding of any safety plan for an emergency 
event at the adjacent CVRR refi nery of CRNF 
fertilizer plant. Th is is of great concern for the existing 
residents. Additionally, there is continued concern over 
contamination of the area remaining from the 2007 
fl ood event.

Th e residents also were concerned about the seeming 
lack of City services, maintenance and attention to a 
struggling neighborhood that has been in a limbo 
state since the fl ood. Cited issues include lack of street, 
sidewalk, or curb maintenance, aggressive taxing of 
minor improvements to residential structures, lack of 
street lights, very long response times for police calls, 
and overall maintenance of vacant property.    
 
Key Issues to be Addressed:

• Th e loss of over 400 homes in the area by fl ooding 
or acquisition has greatly impacted the remaining 
residential areas to operate as functioning 
neighborhoods.

• Th e cluster of existing homes on ‘the Hill’ remains 
as an intact neighborhood.

• Th e Northwest neighborhood has ceased to function 
as an intact residential neighborhood. 

• Residential uses in the area, especially the northern 
half of the project area, are in confl ict with daily 
operations of the industrial uses north of 2nd Street.

• Th e vacant properties adjacent to existing homes 
on ‘the Hill’ represent an opportunity to add infi ll 
housing to the area. 

• Th e majority of existing housing conditions on ‘the 
Hill’ are in a recoverable state with reinvestment. 

• Th ere is an existing resident base in the area who 
care about revitalizing the existing neighborhood.   
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• Th ere is a lack of trust between residents and 
CVRR/CRNF and the City.

• Th ere is a lack of communication about major 
issues between residents and CVRR/CRNF and 
the City.

• Th e existing transportation system allows 
many confl icts to occur between the remaining 
residential blocks and industrial and cut through 
traffi  c.

• Th ere is an observed lack of street, sidewalk 
and curb maintenance in the residential and 
connecting areas.

• Th ere is a lack of street lighting in the area due to 
vandalism and the 2007 fl ood.

Recommendations:
• Th e City or CVRN/CRNF should acquire the 

remaining Northwest residential properties. 
Following acquisition, an open space Buff er 
should be developed from Walnut to Union 
Streets, and North to the Rail Spur, South to 2nd 
Street.

• ‘Th e Hill’ neighborhood should be preserved and 
revitalized. A revitalization program should be 
assembled combining available incentives, City 
funding, and available state or federal programs 
for revitalization. A designated program 
administrator should be appointed to administer, 
educate and assist property owners in becoming 
eligible for available revitalization funding. Th e 
administrator should also be the liason between 
the neighborhood and the City and should assist 
in the application of City funds for maintenance 
and replacement of defi cient infrastructure in 
‘the Hill’ neighborhood.   

• Th e existing multifamily residential uses on 2nd 
and 3rd Street, between Cedar and Ash Streets, 
should be relocated within the East Coff eyville 
Redevelopment Plan area because of proximity 
to the existing industrial uses and their future 
expansion. 

• Th e future expansion of industrial uses adjacent 
to the revitalized residential neighborhood on 
‘the Hill’ and the existing neighborhoods west 

Fig. 4.12 – Infi ll of single family housing within ‘the 
Hill’ should be incentivized in a way that helps to 
facilitate revitalization of the neighborhood.

Fig. 4.13 – Public reinvestment in residential 
streetscape infrastructure can impact potential 
property value and lead to increased private investment 
and development/redevelopment opportunities.

of Walnut Street, and the expansion of commercial 
uses along the east side of the proposed new Pine 
Street extension from 8th to 11th Street, should be 
buff ered by a permanent open space Buff er. Th e 
Buff er should be located as shown on Fig. 4.6, 
Future Land Use Plan. Th e Buff er should be defi ned 
in the City of Coff eyville, Kansas Zoning Ordinance 
as a zoning classifi cation, as well as added to the 
City of Coff eyville Comprehensive Plan as a land use 
classifi cation. Th e defi nition, purpose, character, 
and composition of the Buff er designation shall be 
incorporated therein.   

• Pine Street should be extended from 8th Street 
to 11th Street to complete the street grid in the 
neighborhood.
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• Th e infi ll of vacant properties with new residential 
homes should be encouraged within ‘the Hill’ 
neighborhood. Infi ll should be an integral part 
of the Revitalization Plan for the neighborhood. 
Available funding and incentives should be utilized 
to encourage new home construction.

• New single family residential development shall be 
encouraged south of 11th Street, between Sycamore 
and Davis Streets. Th is area should be developed as 
a new market rate  single family neighborhood.   

• New multifamily west of Sycamore Street, south of 
11th Street

• Th e existing street system should be modifi ed per 
Fig. 4.6, Future Land Use Plan to reduce through 
traffi  c through the neighborhood, to buff er 
proposed future uses from the neighborhood, and to 
increase the desirability of revitalization of existing 
residential and infi ll of new residential housing. 

• Reinvestment in existing infrastructure should be 
increased to address defi ciencies in street pavement, 
curbs, sidewalks, street lights, and utilities. Th ese 
defi ciencies have a detrimental impact on the 
quality and value of the existing neighborhood 
and East Coff eyville in general. Reinvestment and 
maintenance of infrastructure will have a positive 
economic eff ect on redevelopment and revitalization 
of East Coff eyville.    

4.2.4  INDUSTRIAL
Th e East Coff eyville project area in many ways is defi ned 
by the vacant property throughout the area as a result of 
the 2007 fl ood and presence of the industrial uses north 
of 2nd Street. Th ese industrial uses are dominated by 
the CVRR Refi nery, CRNF Fertilizer Plant, and the 
concrete plant.

Th e industrial uses in the area are signifi cant economic 
centers in the City. Th ey create employment; they create 
demand for goods, services and lodging; they reinvest 
back into the community for growth; they invest in 
the community for philanthropic reasons. With the 
ongoing success of the industrial uses, continued 
growth is expected. As an important economic engine, 
their future expansion needs and growth are important. 

Th e industrial uses also represent a source of confl ict 
with the existing residents. Th e existing residential uses 
are in close proximity to the existing refi nery, fertilizer 
plant, and concrete plant. According to residents the 
daily operations in the industrial area causes odors 
and dust, especially during shifting wind conditions. 
Heavy truck through traffi  c is impacting the roads and 
causes some disruptions in the neighborhood. Th ere is 
a lack of trust that the contamination from the fl ood 
has been dealt with and that contamination remains. 
Additionally, residents do not have an understanding of 
safety procedures should an emergency or catastrophic 
event happen at the refi nery or fertilizer plant.

It is clear the industrial uses are important to the 
community. It is also clear that better communication 
is needed between the residents and the industrial uses 
so that they may better coexist in an informed manner 
with an open dialog about issues of importance to both 
parties. 

Key Issues to be Addressed:
• Th e industrial uses are important to the City of 

Coff eyville.
• Confl ict exists between existing residents and the 

industrial uses due to proximity, safety, traffi  c and 
the daily operation of industry.

• Communication between the residents and the 
industrial uses is poor.

• Truck and vehicular access is important to allow 
continued success of the industrial uses.

• Allocating land and allowing expansion of existing 
industrial users is important.

• Allocating land for new light industrial users is 
important for the growth of new business in the 
East Coff eyville Redevelopment Plan area.

• Buff ering industrial uses with a defi ned open space 
Buff er is important to protect both the industrial 
and residential and commercial users. 

• Th ere remains a community wide lack of 
understanding of the clean-up of the contamination 
in East Coff eyville as a result of the 2007 fl ood.
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Recommendations:
• Defi ne an expansion area in the Future Land Use 

Map that details the allowed future expansion area 
for the industrial uses. Refer Fig. 4.6, Future Land 
Use Plan.

• Defi ne an open space Buff er area adjacent to 
industrial uses to protect the existing future 
revitalized neighborhood on ‘the Hill’. Refer Fig. 4.6 
Future Land Use Plan.

• CVRR/CRNF should designate a liason to open up 
a dialog with the residents of the future revitalized 
housing area on ‘the Hill’. Th is liason should set up 
regularly scheduled meetings (quarterly) to educate 
the residents about emergency procedures, to 
discuss confl icts and resolution opportunities, and 
to improve overall communication within the area.

• Th e street system should be modifi ed to maintain 
good and reasonable access for the industrial 
uses, while reducing confl icts with residents 
and minimizing negative impacts on the value 
of future development opportunities, especially 
commercial uses adjacent to the Highway 166/169/
Northeast/11th Street corridor.

• CVRR/CRNF should develop a public information 
campaign that informs the general public on the 
cleanup eff orts that were conducted after the fl ood 
of 2007. 

4.2.5  PARKS, TRAILS, AND OPEN SPACE
Th e East Coff eyville Redevelopment area has two parks 
within its boundary. It has no trail systems, or dedicated 
open space in addition to the parks. 

Th e large Walter Johnson Park, on the far eastern project 
boundary, is an active park with baseball stadium, 
playgrounds, RV park, and host to the Inter-State 
fair and rodeo. It has excellent access and visibility to 
Highway 166/169 on the north/west and has primarily 
agricultural land to the south and east. 

Harmon Park is a small neighborhood park at 3rd 
Street and Sunfl ower Street. It has a hwell maintained 
playground, shelters, and basketball courts. It is isolated 
and gets minor use because of the surrounding vacant 
property and low local population.

Fig. 4.14 – Aerial Perspective of Conceptual Master Plan
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Fig. 4.17 – A trail system that connects a 
community’s amenities with its potential users can 
have a dramatic impact on the quality of life and long-
term sustainability of an area.

Fig. 4.16 – In addition to serving as a reacreational 
amenity for its users, a neighborhood park can also 
serve as a buff er between incompatable land uses.

Despite the signifi cant vacant property throughout the 
East Coff eyville area, none of it is dedicated open space, 
dedicated park land, or trails. 

Key Issues to be Addressed:
• Th ere is a lack of dedicated open space other than 

Walter Johnson Park and Harmon Park.
• Harmon Park is isolated from users.
• Th ere is a lack of trail/walk connections from the 

rest of Coff eyville to the area.
• Th ere is a lack of trail sidewalk connections from 

Walter Johnson Park to the community.
• As a destination, Walter Johnson Park could be 

expanded to accommodate additional recreation 
uses. 

• Residential and industrial uses need a defi ned 
boundary and dedicated buff er zone.

Recommendations:
• Develop a new park adjacent to the existing 

neighborhood on ‘the Hill’ to be revitalized. 
Relocate equipment and amenities from Harmon 
Park to the new neighborhood park. New park will 
act as a buff er to planned commercial uses to the 
west.

• Expand Walter Johnson Park south and east. 
Prepare a new park master plan to reinforce the park 
as a destination with added recreational facilities, 
which would include new athletic fi elds. Th is could 
allow Walter Johnson Park to host larger sporting 
events and tournaments for the region as a revenue 
generating eff ort, which would have an economic 
impact on the community because of lodging, food 
and retail sales.

• Develop a trail plan for the area. Connect Walter 
Johnson Park to the relocated Harmon Park as well 
as to existing and new residential and commercial 
uses. Make connections to the rest of Coff eyville.

• Develop a dedicated open space Buff er south of 
3rd Street between Sunfl ower and Sycamore Streets 
to buff er the residential neighborhood from the 
expanded light industrial uses. Refer Fig. 4.6, Future 
Land Use Plan. 

Fig. 4.15 – Off ering additional recreational 
opportunites could transform Walter Johnson Park 
into more of a regional draw for sporting events, 
bringing added revenue dollars to the community.
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• Develop a dedicated open Space Buff er on the east 
side of the proposed new Pine Street extension 
from 9th to 11th Street to buff er the residential 
neighborhood from the proposed commercial to the 
east. Refer Fig. 4.6, Future Land Use Plan. 

• Develop a dedicated open space Buff er east of 
Walnut Street to Union Street, north to the rail spur 
south to 2nd Street to buff er the existing residential 
neighborhoods west of the project boundary from 
the expanded light industrial uses. Refer Fig. 4.6, 
Future Land Use Plan.       

4.2.6  TRANSPORTATION SYSTEMS
Highway 166/169/Northeast/11th Street and Sunfl ower 
Street are primary arterials in Coff eyville. 8th Street, 
a secondary arterial, currently intersects with Highway 
166/169/Northeast/11th Street and Sunfl ower Street in 
the East Coff eyville Redevelopment Area. 1st Street, 4th 
Street, Sycamore Street, and Union Street are collector 
streets. Th e remaining local streets create a grid network 
northeast of the Highway 166/169/Northeast/11th 
Street corridor. When present, sidewalks are generally 
in poor condition.

Th e railroad also runs through the northwestern segment 
of the East Coff eyville Redevelopment Area and then 
along the redevelopment area’s western boundary. A 
grade separated crossing exists at Highway 166/169/
Northeast/11th Street. At-grade railroad crossings are 
located at 1st Street, 4th Street, 7th Street, 8th Street, 
and 9th Street. 

Key Issues to be Addressed:
• Highway 166/169/Northeast/11th Street is a primary 

arterial through the East Coff eyville Redevelopment 
Area. Critical connections to the corridor should 
remain accessible through appropriate access 
management.

• Sunfl ower Street and Linden Street are key access 
routes to the CVR Refi nery (CVRR) located 
north of the East Coff eyville Redevelopment Area. 
CVRR’s critical access point, the Nitrogen Gate, 
is located on Linden Street approximately 300 feet 
north of 1st Street.

• Connectivity east and west over the railroad should 
be maintained, particularly by preserving the 
existing grade separated railroad crossing and at-
grade crossings.

• Existing streets adjacent to the proposed park area 
are in poor condition and may require replacement 
prior to development of the park.

• Existing sidewalks, when present, are generally in 
poor condition.

Recommendations:
• Maintain access to the Highway 166/169/

Northeast/11th Street corridor via 3rd Street, 4th 
Street, 8th Street, 10th Street to the east, Pine 
Street, Cedar Street, and Sycamore Street. Most 
importantly, 4th Street (east-west collector), 8th 
Street (east-west secondary arterial), and Sycamore 
Street (north-south collector) continue to provide 
key access to the highway.

• Maintain existing grade separated and at-grade 
railroad crossings. Allow 4th Street and 8th Street to 
intersect with Highway 166/Northeast/11th  Street 
to ensure connectivity east and west of the railroad.

• Provide a truck route that will follow 1st Street to 4th 
Street to provide access to the highway. Continue to 
provide access from CVRR to the west via 1st Street. 

• Remove segments of Sunfl ower Street, a primary 
arterial, and other streets according to the land 
use plan to create larger blocks for redevelopment. 
Replace with fi ll, topsoil, seed, and mulch.

• Extend roadways according to the redevelopment 
land use plan for 36-foot width with curb and gutter 
on the following streets: Park Street to connect 
to 8th Street, Sunfl ower Street to 4th Street to 
construct the curve, Linden Street from 1st Street 
to 2nd Street (due to realignment), Pine Street from 
8th Street to 11th Street, and Ash Street from 4th 
Street to 6th Street.

• Replace streets adjacent to the proposed park area 
that are in poor condition prior to development 
of the park. 4th Street from Sycamore Street to 
Howard Street, a truck route, includes 36-foot 
width, full-depth replacement with curb and gutter 
and sidewalk on one side. Pine Street from 4th Street 
to 8th Street includes 36-foot width, full-depth 
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Fig. 4.18 – Street Infrastructure Plan

replacement with curb and gutter and sidewalk on 
one side. Ash Street from 4th Street to 8th Street 
includes 36-foot width, full-depth replacement 
with curb and gutter and sidewalk on one side. 
8th Street from Sycamore Street to Highway 166/
Northeast/ 11th Street includes 36-foot width, two-
inch mill and overlay and sidewalk on one side. 
Lesser improvements could be considered for each 
corridor.

• Replace sidewalks in concurrence with new 
development or redevelopment. 

• Th e estimated cost of street modifi cations is 
$4,139,000.
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4.2.7  UTILITY INFRASTRUCTURE
Electrical, water, sanitary sewer, and stormwater 
infrastructure condition was assessed in the East 
Coff eyville Redevelopment Area. As the City of 
Coff eyville has franchise agreements in place with 
private utilities such as gas, telephone, and cable, it is 
envisioned that these private utilities will modify or 
build to serve redevelopment. It is anticipated that these 
private utilities will either utilize the redefi ned municipal 
right-of-way or obtain easements as necessary.

Electrical Infrastructure
Electrical lines and support structures generally travel 
east-west through the redevelopment area. Electrical 
lines and support structures that run north-south for 0.5 
miles or more are located along Union Street, Sycamore 
Street, Cedar Street, Sunfl ower Street, and Park Street. 
Critical transmission infrastructure is located on 8th 
Street and Sunfl ower Street.

Water Infrastructure
Water mains generally travel east-west through the 
redevelopment area. Water mains that run north-
south are located along Union Street, Cedar Street, 
and Sunfl ower Street. Critical water transmission 
infrastructure is located on 8th Street and Sunfl ower 
Street.

Sanitary Sewer Infrastructure
Sanitary sewer gravity mains generally travel east-west 
through the redevelopment area. Pressurized mains are 
located near the boundary of the redevelopment area, 
travelling along portions of Forest Street, Sycamore 
Street, and Union Street. An interceptor line runs 
north-south through the redevelopment area in a stair-
step fashion following the local street grid.

Stormwater Infrastructure
Stormwater storm pipes are primarily located along 
Highway 166/169/Northeast/11th Street, Sunfl ower 
Street, and the industrial areas abutting 2nd Street. 
Conveyance along Sunfl ower Street is critical because 
of the box structure and fl ow to the Sunfl ower Levee 
Pumping Station.

Th e East Coff eyville Redevelopment Area is protected 
by an earthen levee system. Th e levee is certifi ed by the 
Federal Emergency Management Agency (FEMA) and 
the U.S. Army Corps of Engineers (USACE) to provide 
protection to the area for the 100-year event on the 
Verdigris River. In July 2007, the levee was signifi cantly 
overtopped by an event estimated to be in excess of 
the 500-year fl ood. During normal rainfall events, 
stormwater gravity fl ows through the levee gates at three 
locations. During peak events on the Verdigris River 
that requires the gates to be closed, three levee pumping 
stations pump stormwater that has accumulated inside 
the levee and deliver the fl ow to the Verdigris River. 
Available information indicates that the pumping 
stations can accommodate a 10-year rainfall event 
should one occur in the protected area when the gates 
are closed. Th e City has also adopted the 10-year rainfall 
event as the basis of design for any new improvements to 
the municipal stormwater system.

Key Issues to be Addressed:
• Electrical transmission infrastructure located on 8th 

Street and Sunfl ower Street is critical.
• Water transmission infrastructure located on 8th 

Street and Sunfl ower Street is critical.
• Sanitary sewer interceptor lines traveling north-

south through the redevelopment area in a stair-step 
fashion following the local street grid are critical. 
Gravity fl ow pipe slope issues are particularly relevant 
in the northeastern part of the redevelopment area.

• Stormwater conveyance along Sunfl ower Street is 
critical. Th e levee system provides protection to the 
area for the 100-year event on the Verdigris River. 
During peak events on the river that require levee 
gates to be closed, three levee pumping stations 
deliver fl ow to the Verdigris River. Available 
information indicates that the pumping stations 
can accommodate a 10-year rainfall event should 
one occur in the protected area when the gates are 
closed.



East Coffeyville Redevelopment Plan 56 

Redevelopment Plan

Recommendations:
• Abandon approximately 12,300 feet of 

electrical distribution lines to accommodate the 
redevelopment land use plan while maintaining 
service to remaining users as needed. Additional 
improvements may be required depending upon 
the specifi c electrical requirements of the new 
commercial users who locate in the redevelopment 
area. In total, electrical distribution modifi cations 
include the removal of existing lines and support 
structures and the construction of a new 2,500-foot 
distribution line. Th e estimated cost of electrical 
distribution modifi cations is $701,000.

Fig. 4.19 – Electrical Infrastructure Plan

• Abandon in place approximately 11,100 feet of 
water mains to accommodate the redevelopment 
land use plan. In some instances, abandonment will 
require the relocation of existing meter service lines 
to connect to other water mains in the intermediate 
area. Abandonment of the water mains on 6th 
Street and 7th Street will require a new 8-inch main 
loop on Pine Street to provide for water pressure and 
fi re protection. It is assumed that a portion of the 
existing water mains in the abandoned Sunfl ower 
Street right-of-way will require relocation to make 
the adjoining lot commercially viable. For this 
study, a length of 2,000 feet of 12-inch water main 
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relocation is estimated. Th e remainder of the existing 
water main along Sunfl ower Street is proposed to 
remain in place in a dedicated easement, under 
potential parking areas. In total, water distribution 
modifi cations include plugging abandoned mains, 
hydrant removal, meter relocation, boring service 
lines, the 8-inch main extension, the 12-inch 
main extension, main reconnections, and surface 
restoration. Th e estimated costs of the water 
distribution system modifi cations is $530,000.

Fig. 4.20 – Water Infrastructure Plan
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Fig. 4.21 – Sanitary Sewer Infrastructure Plan

• Abandon in place approximately 13,100 feet of 
sanitary sewer gravity main to accommodate the 
redevelopment land use plan. Consider constructing 
a lift station near 3rd Street and Howard Street to 
alleviate gravity fl ow pipe slope issues. If the lift 
station is constructed, the existing gravity line 
from Howard Street to Ellsworth Street can be 
abandoned. Individual grinder pump stations 
and pressurized sewer lines can serve remaining 
users in the redevelopment area. Other aging 
mains can be abandoned without constructing 
additional improvements. In total, sanitary sewer 
modifi cations include plugging abandoned lines, 

fi lling abandoned manholes, construction of a lift 
station, construction of a grinder station, highway 
bore, 6-inch and 2-inch pressure sewer, and surface 
restoration. Th e estimated cost of sanitary sewer 
modifi cations is $584,000.

• Th e stormwater storm pipe and open channel 
along Sunfl ower Street will remain in place. New 
stormwater infrastructure associated with new 
development is included in the redevelopment site 
infrastructure cost estimates. Th erefore, there are no 
estimated costs for stormwater modifi cations.
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Fig. 4.22 – Stormwater Infrastructure Plan
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Fig. 4.23 – Th e aesthetic enhancement of bridges, 
like the one at the 11th St. underpass, represents an 
excellent opportunity for community branding.

4.2.8  AESTHETICS
Aesthetics are important to a community. Th ey can 
convey many things about what a community thinks 
and feels about itself and what it values as important. 
Further, aesthetics can have a real eff ect on potential 
residents and business owners choosing where to locate, 
as well as visitors deciding where to spend their money. 
Additionally, the attractiveness of the setting, quality 
of the community, cleanliness, and community pride 
can all be conveyed about a community by the quality 
of the built environment, its upkeep and maintenance, 
and overall attention to aesthetics. Th ese impressions 
can be positive or negative. It is in every community’s 
interest to consider these current impressions when 
considering redevelopment and identifying how they 
may be enhanced.      

As described in Section 2.10, Character of the Built 
Environment, Th e Highway 166/169/Northeast/11th 
Street Corridor is the major eastern gateway into the 
City of Coff eyville. Almost every visitor entering the 
City from the east will do so through the project area, 
after crossing the Verdigris River bridge. Th e view is 
one that is dominated by strip commercial uses on large 
lots with a vacant property and industrial uses in the 
background. Th ere is no sense of community arrival. 
Th ere is no signifi cant signage or monumentation 
announcing the entrance to the community. 

Upon crossing Sunfl ower Street, the character changes 
and the 11th Street approach into the city has mature 
trees, sidewalks and a few dotted residential and 
commercial structures.

Th e fi nal impression of the East Coff eyville area 
from Highway 166/169/Northeast/11th Street is the 
underpass of 11th Street at the railroad tracks on the 
west end of the project area. Th is underpass represents 
an opportunity to announce the arrival of downtown, 
just ahead. Th e two rail bridges appear to be in need of 
maintenance and upkeep.

Th e remaining housing neighborhoods have many issues 
with maintenance, upkeep, deteriorating streets, curbs 
and sidewalks, but also have mature trees, wide streets 

Fig. 4.24 – Gateway and entry monumentation can 
have a profound impact on how visitors perceive and 
engage themselves within a community.

Fig. 4.25 – Signage, wayfi nding, and community 
branding are all important elements of a streetscape 
plan that aims to capture and retain visitors.



East Coffeyville Redevelopment Plan 61 

Redevelopment Plan

and a variety of home styles and types. Refer Section 
2.10, Character of the Built Environment.  

Th e industrial uses north of 2nd Street are dense and 
are not buff ered or screened, except by existing mature 
trees remaining after the 2007 fl ood. Th e uses are not 
aesthetically pleasing (nor are they expected to be), but 
they do have an impact on the attractiveness of the 
overall area.

Key Issues to be Addressed:
• Lack of signage and monumentation to announce 

arrival into Coff eyville on Highway 166/169/
Northeast/11th Street.

• Lack of attractive cohesive streetscape of commercial 
areas facing Highway 166/169/Northeast/11th 
Street.

• Too much pavement along highway and driveways.

• Commercial area lacks clear defi nition of 
hierarchy of road/driveway/parking.

• Gateway opportunity at rail bridge for downtown.
• Lack of screening or buff ering of industrial uses.
• General lack of infrastructure maintenance in 

residential and vacant property areas.

Recommendations:
• Develop a streetscape plan for the Highway 

166/169/Northeast/11th Street corridor to address 
landscape, sidewalks, and other streetscape 
elements.

• Develop a community entry monumentation 
plan and entry sign on Highway 166 west of the 
Verdisgris River Bridge to create sense of quality, 
reinforce community branding, and create a 
sense of arrival to Coff eyville. 

Fig. 4.26 – Conceptual Streetscape Sketch – Streetscape improvements, combined with proper development 
standards, can dramatically improve both the functionality and aesthetic value of community.
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4.3  PRELIMINARY OPINION OF 
REDEVELOPMENT COSTS
Preliminary opinions of development costs of the Future 
Land Use Plan for the East Coff eyville Redevelopment 
area were developed for the plan. Th e following costs 
are based upon Figure 4.6, Future Land Use Plan; Figure 
4.18, Street Infrastructure Plan; Figure 4.19, Electrical 
Infrastructure Plan; Figure 4.20, Water Infrastructure 
Plan; Figure 4.21, Sanitary Sewer Infrastructure 
Plan; Figure 4.22, Stormwater Infrastructure Plan; 
and recommendations in Sections 4.1-4.2 of the 
Redevelopment Plan.  Figure 4.27, as shown below, 
labels the land use parcels identifi ed in Tables 6-8.

Fig. 4.27 – Land Use Parcel Numbers

Redevelopment Costs
Th e redevelopment cost estimates assume full build-out 
of the heavy industrial, light industrial, and commercial 
parcels. After calculating the size of each parcel in the 
redevelopment land use plan, an estimated range displays 
a low and high cost estimate. Figure 4.27 displays the 
parcel numbers identifi ed in the redevelopment cost 
estimate tables.

Heavy Industrial 
Based on comparable uses, a fl oor-to-area ratio of 20 
percent was used for the low cost estimate. A fl oor-
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Table 1 – Street Modifi cations, Opinion of Probable Cost

Table 2 – Electrical Distribution Modifi cations, Opinion of Probable Cost
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to-area ratio of 30 percent was used for the high cost 
estimate. Heavy industrial uses were calculated at $60 
per square foot of building area. An additional 10 percent 
of the building cost accounts for site infrastructure cost. 
Estimated redevelopment cost of the heavy industrial 
parcels in the East Coff eyville Redevelopment Area 
range from approximately $36.7 to $55.0 million. Table 
5 describes the heavy industrial redevelopment cost 
estimates by parcel. 

Light Industrial 
Based on comparable uses, a fl oor-to-area ratio of 20 
percent was used for the low cost estimate. A fl oor-
to-area ratio of 30 percent was used for the high cost 
estimate. Light industrial uses were calculated at $60 per 
square foot of building area. An additional 10 percent of 
the building cost accounts for site infrastructure cost. 
Estimated redevelopment cost of the light industrial 
parcels in the East Coff eyville Redevelopment Area 
range from approximately $51.5 to $77.3 million. Table 

Table 3 – Water Distribution System Modifi cations, Opinion of Probable Cost

Table 4 – Sanitary Sewer Modifi cations, Opinion of Probable Cost
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6 describes the light industrial redevelopment cost 
estimates by parcel.

Commercial 
Based on comparable uses, a fl oor-to-area ratio of 15 
percent was used for the low cost estimate. A fl oor-
to-area ratio of 20 percent was used for the high cost 

estimate. Commercial uses were calculated at $150 per 
square foot of building area. An additional 10 percent 
of the building cost accounts for site infrastructure cost. 
Estimated redevelopment cost of the commercial parcels 
in the East Coff eyville Redevelopment Area range 
from approximately $155.4 to $207.2 million. Table 7 
describes the commercial redevelopment cost estimates 
by parcel.

Table 5 – Heavy Industrial Redevelopment Cost

Table 6 – Light Industrial Redevelopment Cost

Table 7 – Commercial Redevelopment Cost
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4.4  ADDITIONAL PLAN 
RECOMMENDATIONS
In addition to the recommendations of the plan found 
in Section 4.2, there are numerous recommendations 
that focus on funding, incentives, programs, initiatives, 
and administrative or regulatory issues that also should 
be addressed to encourage implementation of the 
East Coff eyville Redevelopment Plan. Th e following 
recommendations address those issues as well as 
providing a summary of important next steps.

Annexation
All of the land within the East Coff eyville Redevelopment 
Area (ECRA) is located within the existing City Limits 
of Coff eyville except for an area of approximately 
seventy-seven (77) acres lying south of 8th Street, north 
of the Verdigris levy, and generally between Howard 
and Wood Streets.  Th e entire area is now owned by 
Coff eyville Resources Refi ning & Marketing, LLC.  It 
is recommended that this area be annexed.  However, 
since over twenty-one (21) acres of the area is now 
unplatted and is devoted to agricultural use, annexation 
will require the consent of the owner.1

Redevelopment Incentives
Th e State of Kansas provides a number of development 
incentives which cities my use to increase the feasibility 
of the redevelopment of areas within their corporate 
limits.  It is recommended that Coff eyville utilize a 
number of these incentives within the East Coff eyville 
Redevelopment Area.  To facilitate the utilization 
of such incentives, it is recommended that the East 
Coff eyville Redevelopment Area be established as a 
redevelopment district.2  Following the establishment of 
the redevelopment district, the City may approve one or 
more individual redevelopment projects.3 

Tax Increment Financing4 
One development incentive available within a 
redevelopment district for individual redevelopment 

projects5 is tax increment fi nancing which authorizes 
cities to acquire property and to issue special obligation 
bonds and full faith and credit tax increment bonds 
for the fi nancing of redevelopment projects, the use of 
public money which may be expended and the power 
of eminent domain which may be exercised.  Funding 
for these purposes is generated by the capture of the 
increment in local sales and use taxes and real property 
taxes resulting from new development.

Neighborhood Revitalization Rebates6 
Th e City of Coff eyville currently utilizes the 
Neighborhood Revitalization Act (NRA) to provide 
ad valorem tax rebates as incentives to fi nance the 
redevelopment of designated revitalization areas and 
dilapidated structures.   All of the East Coff eyville 
Redevelopment Area within the existing City Limits is 
located within Plan Area #1.  Th e ad valorem rebates, 
based upon the increment is assessed value as a result 
of either new construction or rehabilitation of existing 
structures, are:

Residential:
• Years 1 – 5           100%
• Years 6 – 10  50%

Commercial:
• Years 1 – 5    50%
• Years 6 – 10 25%

As a part of the 2010 update of Coff eyville’s 
Comprehensive Plan, a review of the approved 
neighborhood revitalization rebate projects since 
the inception of the program found that almost no 
residential revitalization projects had been approved 
and only a limited number of commercial projects had 
utilized the program.  Since a number of deteriorated 
and deteriorating residential and commercial structures 
exist in the ECRA, it is recommended that the ECRA be 

1 See KSA 12-520 (7) (b).
2 See KSA 12-1771.
3 See KSA 12-1772.

4 See KSA 12-1770, et seq.
5 See KSA 12-1772.
6 See KSA 12-17.14 to 12-17.120.
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removed from Plan Area #1 and established as Plan Area 
# 5 with the following increased rebate rates available:

Residential:
• Years 1 – 10         100%
• Years 11 – 25 50%

Commercial:
• Years 1 – 5           100%
• Years 6 – 10 50%

While it is recommended that the NRA refunds for 
commercial projects be retained and in fact increased, 
in most cases, tax increment fi nance will be a more 
signifi cant incentive for commercial development 
and redevelopment projects in as much as under tax 
increment fi nancing, a portion of sales and use taxes 
may also be captured as well as ad valorem taxes in 
funding redevelopment projects.

Other Potential Funding Sources   
Within the proposed ECRA redevelopment district, 
other potential funding mechanisms are available.  
Th ese include, for example, self-supported municipal 
improvement districts, business improvement districts 
and transportation development districts.  

Self-supported Municipal Improvement Districts7  
may be utilized to fund a wide range of infra-structure 
improvements, revenue producing improvements and 
various services by levying an additional ad valorem tax 
within the district and issuing municipal improvement 
bonds.

Under the Transportation Development District Act,8  
cities may fund a full range of transportation related 
projects including, but not limited to, improvement, 
construction, maintenance, etc. of streets, roads, bridges, 

7 See KSA 12-1794 et seq.
8 See KSA 12-17.140 et seq.
9 See KSA 12-1781 et seq.

etc. through the use of a transportation development 
district sales tax.  Such sales tax may be any increment 
of .10% or .25% but not to exceed 1%.  Funding 
may also include special assessments imposed in 
the district or any other funds appropriated by the 
municipality.

Cities in Kansas may create one or more Business 
Improvements Districts9 for the purpose of 
providing for the administration and fi nancing of 
additional and extended services to business within 
such districts.  Funding is authorized by an annual 
levy of business improvement service fees applicable 
only to businesses located within the improvement 
districts.

4.5  NEXT STEPS
Th is Redevelopment Plan presents numerous 
recommendations for capitalizing on the 
opportunities and minimizing the challenges within 
the East Coff eyville area. Th e redevelopment plan 
is focused on presenting a long-range vision upon 
which projects may be implemented as next steps. 
Th e following next steps begin to outline the short 
term strategies and long term tasks for moving the 
redevelopment plan forward. 

Next Steps Overview
Th ere are numerous steps that should be taken to 
begin the implementation of the Redevelopment 
Plan. Th e following steps should be taken: 

1. Project Start Up and Policy
2. Creation of a Comprehensive Implementation 

Plan
3. Advancing the Redevelopment Plan
4. Detailed Planning and Engineering Study of 

Key Plan Recommendations
5. Benchmarking of Plan Strategies
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1.  Project Start Up and Policy
Th e initial stage of the Implementation Plan is regulatory 
in nature. Th is stage is about setting policy, and ensuring 
that the Plan is an important part of future decision 
making in East Coff eyville.  Several policy changes 
should be implemented by the City of Coff eyville in 
order to set the stage for future implementation.  Th ey 
are as follows:

Adopt the East Coff eyville Redevelopment Plan.
Th e East Coff eyville Redevelopment Plan (ECRP) should 
be adopted by the City of Coff eyville City Commission 
as a supplement to the May 2010 Comprehensive Plan 
with the intent that it be used by the City of Coff eyville 
as the offi  cial resource for future decision making in 
East Coff eyville. 

Amend relevant ordinances and plans.
Once the ECRP has been adopted, the City should 
amend ordinances and plans so that they may be 
coordinated with this document, which includes, but is 
not limited to:

• Comprehensive Plan
• Zoning Ordinance
• Parks Redevelopment Plan

Update the Redevelopment Plan.
Th e Redevelopment Plan is a foundational document. 
Th e Redevelopment Plan contains recommendations 
that were made at the time of its creation based upon 
existing conditions, market analysis, and community 
input. Th is process has set the direction for the next 
20 years in Coff eyville.  But, while there are strong 
recommendations in the Redevelopment Plan for 
achieving the desired vision, the needs and desires 
can change given time, unforseen circumstances, and 
new opportunities.  Th e Redevelopment Plan should 
be able to react to those changes and be revised to fi t 
the community’s needs over time. Th e Plan should be 
nimble and able to react to opportunities as they arise. 
However, signifi cant changes should not be made 
frivolously. Signifi cant changes should be made to the 
Plan only after stakeholder review, comment and public 
hearing so that they may be vetted and discussed openly. 

It is recommended that Th e Redevelopment Plan 
should be reviewed occasionally for progress, 
relevance, and change. 

It is recommended a cursory annual progress report 
be conducted and presented for City Commission 
review.  Should that review indicate that conditions, 
needs or new opportunities warrant further 
study, that study should be conducted and the 
Redevelopment Plan Document revised as necessary.

2.  Creation of a Comprehensive 
Implementation Plan
Implementation of the Redevelopment Plan requires 
both short-term and long-term decision making, an 
understanding of the potential value of such decisions, 
and the ability and willingness to capitalize on 
opportunities as they make themselves available.

Following the policy changes identifi ed above, the 
next step is the development of a comprehensive 
Implementation Plan of the Redevelopment Plan.

Develop a Comprehensive Implementation Plan for 
the East Coff eyville Redevelopment Plan.
Th e Comprehensive Implementation Plan shall prioritize 
expenditures for further engineering and planning 
documents, work with the city staff  on available funding 
sources and grants, develop specifi c funding plans for 
specifi c projects, develop specifi c strategy for land swaps 
in the project area, develop the specifi c approach to a 
Community Redevelopment Organization for the daily 
implementation of the projects, form the Community 
Leadership Committee and assist their initial eff orts, and 
gather specifi c commitments for resources to develop a 
10 year implementation budget for the Redevelopment 
Plan.

Develop a strategy with City Staff  and the City 
Commission for incorporating the Redevelopment 
Plan recommendations for transportation, 
utilities and infrastructure improvements in 
the City of Coff eyville’s short and long range 
Capital Improvements Plan. Fund initial priority 
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infrastructure improvements based on the 10-year 
Capital Improvement Plan.  
As a critical part of the Comprehensive Implementation 
Plan, close coordination with the City on funding is 
critical. Th e ever changing revenue landscape for most 
cities makes any CIP assurances for long range planning 
strategies diffi  cult at best.  But, it is important to develop 
a plan for the incorporation of the recommended public 
infrastructure improvements in to the CIP. 

As a part of the Implementation Plan the City should 
develop a strategy to allocate CIP funds for the 
Redevelopment Plan recommendations, recognizing 
that there are limited public funds available, and that 
the minimum standards of care must be met fi rst in the 
community.  A commitment of funding that addresses 
plan recommendations from the City will send a 
message to the community that the East Coff eyville 
area is important to the City of Coff eyville, and to 
private investors that the City is willing to invest in East 
Coff eyville.  Th is support is critical to fueling early and 
long term eff orts for change in the East Coff eyville, 
as well as leveraging those available public dollars for 
private investment.   

3.  Advancing the Redevelopment Plan
Redevelopment and revitalization takes time.  To be 
successful, the community must allow East Coff eyville 
that time.  Th ere must also be recognition that there 
are constraints on available resources and funding to 
accomplish the recommendations of the redevelopment 
plan

Th ere are two possible ways to positively proceed with 
the Redevelopment Plan moving forward from adoption:

1.  Reactive Position
a.  Prepare the proposed studies and plans for public 

improvements, overlay districts and design 
guidelines. 

b. Prepare a long-range plan for City investment in 
public infrastructure. 

c. Allow for staff  to explore funding and partnering 
opportunities as they become aware of them. 

d. Be ready and able to address redevelopment, 
enhancement and change as it occurs, while 
trying to leverage available dollars with larger 
funding sources.

2.  Proactive Position
a. Prepare the proposed studies and plans for public 

improvements, overlay districts and design 
guidelines. 

b. Prepare a long-range plan for City investment in 
public infrastructure. 

c. Create a East Coff eyville Redevelopment Plan 
Implementation Organization that is charged 
with addressing, advancing and completing the 
recommendations of Redevelopment Plan.
i. Th e organization would seek funding for 

projects.
ii. Th e organization would seek potential 

tenants, retailers, businesses to locate in East 
Coff eyville.

iii. Th e organization would solicit developer 
interest in redevelopment projects.

iv. Th e organization would implement 
recommendations, leveraging available 
dollars with larger funding sources.

Th e proactive position is an aggressive approach to 
moving the plan forward. It contemplates and puts 
into action the desire for managed, directed and guided 
change.  While the reactive position is a realistic approach 
to moving the plan forward. It recognizes the limited 
availability of City funds and resources, as well a limited 
funding from other sources.  It proactively sets the area 
up for redevelopment and is nimble about reacting to 
change, but is not proactive in seeking change. 

It will be possible for the Redevelopment Plan to be 
implemented without an organization. It will take 
longer, and it will not be as focused and targeted on 
implementing recommendations in the Redevelopment 
Plan as well as capitalizing on market conditions.

It is recommended therefore, to create a East Coff eyville 
Redevelopment Plan Implementation Organization 
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tasked with its implementation and stewardship. City 
staff , business leaders, and stakeholders have too many 
other daily tasks and concerns to give the Redevelopment 
Plan the level of attention it will require for continued 
successful implementation. Th erefore, the organization 
should be formed to be the day-to-day overseer of the 
implementation of the plan. 

Th e development of functioning organizational entities 
and activities resulting in (1) the assembly of human 
resources, (2) the development of specifi c strategies for 
various aspects of the Redevelopment Plan, and (3) the 
commitment of public and private capital are essential 
to the success of the East Coff eyville Redevelopment 
Plan eff ort.  

In order to accomplish the recommendations of the 
Redevelopment Plan, a short term and long term process 
is proposed.

Short Term Goal
Th e initial stage moves the project forward and lays 
the groundwork for developing the much needed 
cooperation and communication of the organizations 
and entities with a stake in East Coff eyville. Important 
issues to address in this stage include:

• Complete recommended plans, guidelines and 
studies as resources and funds are available. 
Important initial plans and guidelines include:
1. Prepare Overlay Districts and Design Guidelines 

for Residential, Commercial, Industrial and 
Park Areas 

2. Prepare Revised Street and Infrastructure Plans
3. Prepare Gateway, Signage, and Wayfi nding Plan
4. Prepare East Coff eyville Streetscape and 

Amenity Plans
5. Prepare Sidewalk and Trail Infi ll Plans

• Explore Specifi c Available Funding Sources (2015-
2016) for Compatibility with Redevelopment Plan.

• Continue to educate new public offi  cials on 
the objectives and recommendations of the 
Redevelopment Plan. 

• Develop Redevelopment Plan Leadership 
Committee.

Long Term Goal
It is the desired outcome that a long range solution 
for coordinating eff orts for funding, marketing, 
projects, and other concerns are addressed.  It is the 
recommendation that a proactive organization is created 
or an existing organization is restructured so that one 
organization is staff ed, funded and empowered with the 
implementation of the plan over the long term.

Th e Redevelopment Plan Implementation Entity that is 
charged with addressing, advancing and completing the 
recommendations of Redevelopment Plan would have 
the following responsibilities:

• Th e organization would seek funding for projects.
• Th e organization would seek potential tenants, 

retailers, businesses to locate in East Coff eyville.
• Th e organization would solicit developer interest in 

redevelopment projects.
• Th e organization would implement 

recommendations, leveraging available dollars with 
larger funding sources.

• Th e organization could hire consultants to assist in 
their work.

Th is approach is a long-term solution for moving 
the plan forward.  It recognizes that without a daily 
champion working on creating and managing change 
in East Coff eyville that the Redevelopment Plan will 
take much longer to implement. Additional challenges 
include the recognition; that seeking funding will 
generally be totally reliant on an already overworked 
staff  responsible for the entire City and not just East 
Coff eyville; that competing commercial sites have 
realtors and other marketing and real estate professionals 
actively competing for available tenants and users; that 
a unifi ed voice is needed to provide leadership, direction 
and to push the plan forward.

Th e following organizational structure has been successful 
in other communities performing redevelopment and 
revitalization.  It has been modifi ed to fi t the unique 
issues and challenges facing East Coff eyville.  It is our 
recommendation that if East Coff eyville is successful 
in managing its communication issues and recognizes 
common ground for the existing entities to implement 
the Redevelopment Plan, this organizational structure 
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would be successful in advancing the plan for the mutual 
success of property owners, business owners, residents, 
the City, and the community. Th e organizational 
structure of the Redevelopment Plan Implementation 
Entity would be:

Leadership Committee
A Leadership Committee should be formed with 
representation from key citizens and stakeholders. 
Th e Leadership Committee should be charged with 
developing a long term strategy, including budget, 
and for securing fi nancial support for implementation 
from participating entities and other sources. Financial 
resources should be provided at inception to conduct 
a leadership retreat which would have as its goal a 
framework for action and a draft action plan.

Th e Leadership Committee may take the form of 
a Board of Directors, but should be comprised of 
individuals capable of ensuring the project’s success. 
Th e Committee should provide corporate governance, 
oversight, marketing and resource identifi cation as 
well as guidance and oversight to an implementation 
staff , charged with day-to-day operations of plan 
implementation.  Strong multi-year commitments from 
the initial Leadership Committee are recommended to 
ensure continuity and focus for the start-up and initial 
operations of the Committee.
 
Th e Leadership Committee should be incorporated in 
the State of Missouri. Th e corporation should establish 
as a separate entity or seek for its own corporate 
designation 501(c) 3 not-for-profi t status to receive funds 
for implementation of certain aspects of the project.  

Advisory Committee
In order to facilitate broad based participation in 
plan implementation, it is recommended that the 
Leadership Committee engage a committee of 
Advisors for information exchange and discussion 
of policy alternatives for the Redevelopment Plan.  
Th e community-wide membership should include 
representatives of community groups and organizations 
interested in community improvement and development 
as well as residents of the East Coff eyville.  It is further 

recommended that the majority of the Advisors live or 
work within or near the East Coff eyville area. 

Use of Implementation Task Forces 
Th e Leadership Committee and Advisors may choose 
to establish task forces for further planning and 
implementation of the specifi c plan recommendations.  
Mobilization of a large group of advocates in East 
Coff eyville will increase resources for implementation, 
bring more unity and multiply the education eff orts.

Although one of the major implementation goals is 
unifi cation of entities, persons and ideas, it is suggested 
that task forces could provide additional focused energy 
and ideas for specifi c recommendation implementation 
techniques.  Task forces would not exceed 7-9 members 
charged with developing strategies and actions that 
would supplement work of the Leadership Committee, 
Advisors and staff .  Th ey may be comprised of elected 
offi  cials, stakeholders, business leaders and institutional 
leaders with suffi  cient diversity and experience to bring 
their expertise to bear in order to ensure implementation.  
A Task Force work would be coordinated by the 
implementation staff .  Area-wide ad hoc committees 
could be formed to address very specifi c interests, but 
are not specifi cally needed.
 
Outside Consultant Assistance
Th e Leadership Committee may retain the services of 
outside consultants to address any number of planning, 
design, engineering, legal, management, and fi nancial 
issues. Th ese consultants should be hired, funded and 
answer directly to the Leadership Committee.   

Redevelopment Offi  ce
It is recommended that a high quality, visible, and in 
East Coff eyville, offi  ce, meeting and display space for 
housing the operation of the various implementation 
components be established.  Th e facility should provide 
communications, space for leadership meetings and 
audio-visual technology.  It should also be utilized 
for facilitation of policy discussions by the Leadership 
Committee and all participating entities.  Th e offi  ce 
may be a funded, free-standing operation, or may be 
provided in-kind by a participating entity. Th e offi  ce 
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should be the focus of initial marketing eff orts for 
introducing prospective property owners, business 
owners, developers and donors to the Redevelopment 
Plan and East Coff eyville. 

Offi  ce Staffi  ng
Th e participating entities should fund staffi  ng for the 
implementation offi  ce, if they are allowed to by law.  In 
addition to carrying out specifi c projects, the staff  would 
provide technical assistance to property owners, residents, 
and groups addressing the various concerns related to 
the plan.  Th e success of the plan implementation will 
be based on the commitment of funds and qualifi ed staff  
to oversee the project on a day-to-day basis.  An annual 
statement of goals and timetable for accomplishment of 
same should be prepared and adopted by the Leadership 
Committee.  Staff  will be accountable to the Leadership 
Committee.  

Development of a Marketing Plan
Th e Leadership Committee should undertake 
development of a visual identity and joint marketing 
eff ort to make a new identity for the East Coff eyville 
area for future marketing and communications 
eff orts.  Th e identity should include a logo and theme, 
which will be visible in the East Coff eyville and in all 
communications and marketing eff orts.  Th e marketing 
component should be considered an economic 
development campaign.  Resources should be pooled to 
prevent duplication of eff orts and maintain a consistent 
message to the public about East Coff eyville.  

4.  Detailed Planning and Engineering 
Study of Key Plan Recommendations
Th e following plans or studies should be developed to 
further the recommendations of the Redevelopment 
Plan:

• Prepare Parks Redevelopment Plan for East 
Coff eyville – A new Parks Redevelopment Plan 
should be developed for the entire East Coff eyville 
area. Th is would include a new Redevelopment plan 
for Walter Johnson Park (and proposed expansion), 
the relocated Harmon Park, as well as trail 
development throughout the East Coff eyville area. 

• Commercial Node and Highway 166/169/
Northeast/11th Street Design Guidelines – 
Design Guidelines should be developed to address 
existing and future redevelopment of the commercial 
node and Highway 166/169/Northeast/11th Street 
corridor. Th e guidelines should be developed as an 
overlay district. Th e guidelines should require quality 
development standards to protect the valuable asset 
that is the Highway 166/169/Northeast/11th Street 
corridor. Th e guidelines should present expectations 
for quality for architecture, site development, 
landscape, lot confi guration, and overall aesthetics 
of development. Th e guidelines should be sensitive 
to the market factors and realities of the area and 
should provide a realistic approach to quality 
development in East Coff eyville. 

• Prepare Revised Street and Infrastructure Plans 
– Revised street plans should be developed according 
to the Future Land Use Plan, setting the stage for 
future development, addressing traffi  c concerns, and 
eliminating the need for dedicating resources for 
maintenance and reconstruction on streets that will 
be vacated in the future. Infrastructure and utility 
changes necessary for the street revisions should be 
accomplished as well. 

• Prepare Gateway, Signage, and Wayfi nding 
Plan – A fully integrated Gateway, Signage, and 
Wayfi nding plan should be developed for the East 
Coff eyville area. Th e gateway plans should welcome 
visitors to Coff eyville and East Coff eyville, indicate 
the arrival sequence, locations, and specifi c designs 
for gateways and monumentation. Th e signage 
and wayfi nding plan should be integrated with the 
gateway and monumentation plans. Th e signage 
and wayfi nding signs should indicate directional 
and location information in a simple and easily read 
and understood format, for both the pedestrian 
and vehicular visitor to East Coff eyville. Storefront 
signage, information kiosks, and history and 
interpretive elements should also be incorporated 
into the overall plan and design. Additionally, 
branding and marketing elements should be fully 
coordinated with marketing and branding eff orts 
for Coff eyville and East Coff eyville.   
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• Prepare East Coff eyville Streetscape and 
Amenity Plans –  A new streetscape and pedestrian 
amenity plan should be developed in the East 
Coff eyville commercial core.  Th is streetscape plan 
should address sidewalk connectivity issues, signage 
and wayfi nding, pedestrian amenities such as site 
furniture and bicycle racks, lighting, plant material, 
sidewalks and paving, as well as other amenity 
opportunities available in East Coff eyville.  Th e 
streetscape plans should be focused on creating 
a quality pedestrian environment that is an 
aesthetically pleasing and engaging public space, 
and an inviting experience for vehicular users. Th e 
main focus of the plans should be along the Highway 
166/169/Northeast/11th Street Corridor.

• Prepare Sidewalk and Trail Infi ll Plans – Th e 
missing links in the pedestrian sidewalk system 
should be fi lled in to connect the East Coff eyville 
with itself and the rest of the community. Sidewalk 
improvements and repairs should be compatible 
with the Parks Redevelopment Plan and Revised 
Street Plans for the area. A phased approach to fi ll in 
the gaps can be taken over time and as funds allow.  
Trail plans should be developed with the sidewalk 
plans.

• East Coff eyville Tree Protection Ordinance – A 
tree protection ordinance should be developed in 
East Coff eyville Coff eyville.  Th e development of 
such an ordinance would recognize how important 
the mature overstory trees are to the East Coff eyville 
residential neighborhoods, streetscapes, parks, and 
overall character of East Coff eyville.  Protection of 
these trees as well as those on private property from 
development and redevelopment should be stressed, 
with penalties levied for their removal.  Additionally, 
replacement of protected trees with species, caliper 
and number requirements should be included as 
well.

• East Coff eyville Tree Preservation and 
Replacement Program – A Tree Preservation, 
Maintenance and Replacement Program should 
be prepared for East Coff eyville Coff eyville. Th e 
development of such a plan would recognize how 

important the mature overstory trees are to the East 
Coff eyville residential neighborhoods, streetscapes, 
parks, and overall character of East Coff eyville.  Th e 
program should address public property and rights 
of way.  Th e program should address periodic reviews 
and inspections of overstory trees, street trees, and 
park trees for health, vigor, disease and maintenance 
needs.  Provisions for removing diseased or dead 
trees should also be included. Ongoing needs and 
issues should be addressed on an annual basis. 

Th e preparation of plans is critical to the success of 
the Redevelopment Plan. Th ey provide the fi ne grain 
detail for implementation of specifi c recommendations. 
But, plans should not be prepared for specifi c 
recommendations unless a source of funding beyond 
the plans themselves can be found. Th e goal of the 
Redevelopment Plan is to create real, on the ground 
change in East Coff eyville. Th ose changes will take 
resources and funding to complete. Th e public will only 
recognize real, on the ground changes, so it is critical 
that available resources are leveraged to capture 
other resources and investment. 

5.  Benchmarking of Plan Strategies
Statistical data can be used to establish goals and 
measure progress (“benchmarking”) of the East 
Coff eyville Redevelopment Plan.  Metrics can be used 
to compare East Coff eyville’s performance over time 
and to determine whether goals are being met.  Th ey can 
also be used in comparison with a high performing peer 
city as a basis for refi ning strategic goals and objectives.

Statistical indicators for measuring performance can 
take many formats, including: 1) demographics; 2) 
employment; 3) investment; 4) housing; 5) retail and 
offi  ce space; 6) arts and entertainment; 7) lodging; 8) 
restaurants and 9) transportation and safety.

From a market perspective the goal of the East 
Coff eyville Redevelopment Plan is to improve the 
competitiveness of East Coff eyville and ensure long-
term prosperity.  Principal objectives in meeting this 
goal include expanding East Coff eyville’s market niche 
and selection of goods and services; increasing business 
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activity and retail sales; revitalizing and improving the 
housing stock; promoting private sector investment; and 
business retention and expansion.  Th erefore, pertinent 
statistical indicators to measure the future performance 
of East Coff eyville include: 

Employment Indicators
• Total East Coff eyville employment and growth
• Employment by sector

Investment Indicators
• Private and public sector investment dollars
• Total square footage of newly constructed buildings
• Total construction costs of newly constructed and 

renovated buildings
• Projects in the pipeline
• Increase in property tax base

Housing Indicators
• Number of newly constructed housing units
• Residential vacancy rates
• Average apartment rental rate
• Sales velocity and average pricing of single family 

home sales

Commercial Space Indicators
• Average vacancy rate
• Average rental rate
• Net space absorption
• Tenant movement into and out of East Coff eyville
• Growth in annual retail sales and number of retail 

establishments

Restaurant Indicators
• Annual restaurant sales and growth rate
• Restaurant composition by sector (i.e., casual, fi ne 

dining, café, bar, etc.)
• Restaurant composition by style of restaurant
• Total seating capacity

Transportation and Safety Indicators
• Total number of parking spaces
• Vehicular traffi  c counts at key intersections
• Pedestrian counts
• Per capita crime rate

Th ese indicators should be evaluated and updated every 
2 years to understand the changing environment and 
success of redevelopment eff orts in East Coff eyville. 
Th is evaluation should be included in the annual report 
when performed.

Closing
Th e implementation of the Redevelopment Plan is a 
lengthy and sometimes diffi  cult process. Progress can 
and should be made to implement the Redevelopment 
Plan Recommendations because there is great potential 
for a revitalized and resurgent East Coff eyville. 
Revitalization and Redevelopment takes time. It is 
important to give it that time. Revitalization and 
Redevelopment doesn’t just simply happen. It must be 
planned for, daily.  If East Coff eyville is an important 
place in the City of Coff eyville, then the eff orts must be 
made to fi nd common ground, rally behind a common 
vision, and capitalize on its potential.


