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The public realm of Tonganoxie is important 
because it represents how most people experience 
the community and thus their impression of the 
community. The public realm defines the 
framework within in which development occurs, 
defines the character of the transportation 
experience and it contributes to the character of 
the community, neighborhoods and places within 
Tonganoxie. The public realm of Tonganoxie 
consists of the public spaces within the community, 
including the public rights-of-way, generally 
defined by the street network, civic spaces and 
parks and open spaces. 
 
There are several unique components that create 
the public realm in Tonganoxie including the 
parks, civic spaces (memorials, public uses), the 
Tonganoxie Creek Greenway, street network, trail 
system and community gateways. These elements 
collectively enhance connectivity, support 
development, define character and context of the 
City. These elements individually provide small 
enhancement within specific areas of the 
community, but as a system can begin to improve 
the livability of Tonganoxie. The public realm 
should be a key factor in planning for the future 
and addressing change in Tonganoxie. A public 

realm plan is proposed for Tonganoxie as an 
update to the Comprehensive Plan.  

 
Public Spaces 
The public spaces within Tonganoxie are an 
important element of the public realm because 
they provide gathering spaces that help create 
community. Whether passive, like VFW Park, or 
active spaces like Chieftain Park and the High 
School, parks and public uses provide the 
opportunity for interaction of people within 
Tonganoxie. These spaces also provide important 
links in the connectivity network and provide 
access to people moving throughout the 
community.  
 
Creating public spaces that are appropriate for the 
locations that they are serving is important. Spaces 
are defined by their size and activity, and getting 
those elements right can mean a well-used public 
amenity. To provide opportunities for different 
spaces, three public spaces have been defined – 
parks, green and greenway. 
  

THE PUBLIC REALM 
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Park 
Parks come in many shapes and sizes, but in 
general they are gathering places for people for 
passive or active recreation. In Tonganoxie, the 
provision of Neighborhood and Community 
scaled parks is important to serve residents. The 
rules of thumb for planning parks are included in 
Figure P-1.  
 
Green 
Greens are typically smaller, passive spaces found 
throughout a community, both formal and 
informal. These spaces are most often used for 
leisure, being well landscaped and treed to 
provide comfortable areas for gathering. Figure P-
2 provides a few rules of thumb for creating 
greens. 
 
Greenway 
A greenway is a linear greenspace that typically 
adjoins a stream or river and provides recreational 
opportunities.  Passive and active recreation can 
be found in pockets of space within the greenway 
that allow for interaction. Often greenways include 

Figure P-1: Park Standards 

Figure P-2: Green Standards 
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a trail network that encourages their use along the 
extent of the greenway. 
 
The Tonganoxie Creek Greenway, while largely 
unimproved, contributes to the small-town, rural 
character of the community. The portion of the 
green way that has been improved near 
Downtown, provides trail access to Chieftain Park, 
Downtown and other City amenities and 
destinations. Improvements to the remainder of the 
greenway will provide additional benefits and 
access to the city as it continues to grow. The 
framework for the Tonganoxie Greenway is in 
place and future improvements should follow the 
guidelines in Figure P-3. 
 
Street Character 
Mobility within Tonganoxie is largely dependent on 
the street network, providing connectivity and 
access throughout the community, allowing 
people to use the city. In addition to the roadway, 
predominately used by automobiles, the adjacent 
area (remaining right-of-way) can have a 
significant influence on how the community is 
connected and how people experience 
Tonganoxie. This area, depending on the area of 
town, can contain many different elements, such 

as sidewalks, bike lanes, streetscape, gathering 
space, drainage ways, natural area, street trees 
and other amenities. The arrangement of these 
elements defines the level of connectivity of a place 
and contributes to the character of the place. 
Continued improvements to the connectivity 
network should also focus on the multi-modal 
elements, specifically pedestrian and bicycle 
improvements. Contextual improvements that 
enhance bicycle and pedestrian connections and 
access will encourage greater use and support 
adjacent development More information 
regarding the connectivity of the community can 
be found in the Connectivity section of the plan 
update as well as Conveniently Connected: 
Pedestrian and Bicycle Master Plan for the City of 
Tonganoxie. 
 
The visual quality of a street is important to reflect 
the character of the roadway and portray the 
character and values of the community. The 
character of the roadway enhances the framework 
for development and improves the 
accommodations of different modes of 
transportation such as walking or biking. The 
different environments within Tonganoxie, from  

Figure P-3: Parkway Standards 
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natural to neighborhoods to Downtown can be 
enhanced through the contextual design of 
roadways. For example, in the natural areas of the 
city a basic streetscape design and trail connection 
is appropriate versus a more pedestrian-oriented, 
streetscape design for Downtown. Additionally, 
contextual design can enhance the user 
experience in different areas in the community for 
drivers, cyclists and pedestrians, prioritizing users 
individually or balancing them collectively. 
 
To improve the visual quality of the street network, 
the following character types have been created 
for application within Tonganoxie. These character 
types are applicable to the classifications of streets, 
arterial, collector, residential and parkway, based 
on the context in which the roadway is situated and 
the development it is serving. The application of 
the character types is defined in Figure P-4. 
 

• Natural Streets - Natural streets are 
appropriate for areas that feature natural 
landscape or enhanced landscape design. 
Flexibility in cross-section design allows 
incorporation of natural features and 
promotion of environmentally sensitive design 

that creates or contributes to the character of 
the area.  The Parkway concept as identified 
in the Comprehensive Plan would be a 
candidate for Natural Street design as it 
connects the future growth areas of 
Tonganoxie. The application of the natural 
design also reflects the community’s small-
town, rural character. 
 

• Activity Streets - Activity streets are appropriate 
for areas where there is, or desired to be, a 
significant amount of pedestrian activity. 
Activity Streets typically prioritize on-street 
parking, pedestrian movement and amenities, 
and visibility and access for businesses. The 
increased connectivity within the area is a 
result of the interaction of pedestrians and 
slow-moving cars that  
create an active environment. Downtown 
Tonganoxie, specifically 4th Street, is one 
example of where Activity Streets should be 
encouraged. 

  

Functional Class Standard Natural Activity Community 

Arterial  ■ ■ ■  

Collector ■ ■ ■ ■ 

Residential ■ ■ ■ ■ 

Parkway ■ ■   

Figure P-4: Character Street Application 
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Natural - Street Character Type  

Activity - Street Character Type  
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• Community Streets - Community streets are 
appropriate to serve the residential 
neighborhoods throughout the city through 
improved street design that focuses on 
connectivity and access. They are typically 
designed for slower automobile traffic and 
prioritize pedestrian and bicycle mobility 
through sidewalks and trails with streetscapes 
that establish the  neighborhood character 
and create desirable frontages for 
development. 
 

• Standard Streets - Standard street designs are 
appropriate where no specific development or 
urban design character warrants other street 
design considerations. An improved standard 
design is proposed for basic streets within 
Tonganoxie. 

 
Image Streets 
In addition to the basic street connectivity and 
character there are specific streets that should 
portray the character and quality of the 
community.  These “image” streets are those that 
connect or serve primary destination within the 
community and should achieve a higher aesthetic 

design to promote the community values. In 
Tonganoxie, the primary image streets include, 
Tonganoxie Drive, Main Street and 4th Street. Each 
of these streets are key routes for people using the 
City and when improved should be designed to 
convey the values of the community to users 
creating comfortable connections within 
Tonganoxie. A one size fits all design does not exist 
for image streets, but their design should respond 
to, create or enhance the character that is desired 
for different context within Tonganoxie. To support 
Tonganoxie’s growth future image streets should 
be implemented as proposed in Figure P-5. 
 
Trail and Greenway Systems 
A key component of the public realm in 
Tonganoxie is the trail system. The current system 
connects the Downtown area and the parks district 
northeast of Downtown. The expansion of this 
system provides an opportunity to better connect 
the community for pedestrians and cyclists. The 
natural features of the community could assist in 
the expansion of the system.  

Community - Street Character Type  
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Connections established throughout the 
community should focus on connecting people to 
key destinations including neighborhoods, 
schools, parks and Downtown. As development, 
redevelopment and improvements within 
Tonganoxie occur the City should be opportunistic 
to create trail connections that will benefit the 
community-wide system. A concept of this system 
is included in the public realm plan, Figure P-5. 
Tonganoxie Creek should play a significant role in 
the trail network and connectivity on the city. 
 
The trail network proposed includes those trails included in the 
Conveniently Connected: Pedestrian and Bicycle Master Plan 
for Tonganoxie with refinement for additional details in the 
growth areas of the City. (Figure P-5) 

 
Greenway 
The floodway and floodplain of Tonganoxie Creek 
creates a greenway through the community. The 
greenway, while not ideal for development, can 
create a development and community amenity. 
The preservation and activation of the greenway 
space provides a natural area within the City for 
residents and visitors to use. The extension of the 
trail network through the greenway, interacting 
with the creek, provides a recreational amenity as 

well as a connection between neighborhoods and 
other key destinations in Tonganoxie, including 
Downtown, the schools and the parks. The 
greenway, north and southeast of the community 
should be improved to provide passive and active 
recreation opportunities and bicycle / pedestrian 
connections.  
 
Gateways 
Gateways provide a method to advertise the 
community to visitors and passers-by and build 
pride in the community for residents. Currently, 
many people drive through Tonganoxie on US 
24/40 on their way to someplace else. Often these 
motorists have not experienced the Tonganoxie 
community except from the highway. Gateways 
should serve to pull people into the community by 
providing a statement about the values and 
character of the community. This can be 
accomplished in a variety of ways.  
 
Two types of gateways are proposed for 
Tonganoxie: Community and Downtown. 
Community gateways should convey the small-
town, family-oriented, natural character of the 
community.  Through development patterns and 
character, monumentation or other features, 

Standard - Street Character Type  
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Community Gateways should be first established 
along US 24/40 (at 14th Street, Main Street and 
Tonganoxie Drive) to encourage people to 
experience Tonganoxie. Similarly, Downtown 
Tonganoxie is a defining feature of the community, 
its history, character and charm. The exploitation of 
downtown as a community asset should be used to 
attract people to the City. The key access points to 
Downtown from US 24/40 (4th Street and Main 
Street) should be improved with Downtown 
Gateways designed in such a manner that 
encourages people to detour their route to 
Downtown Tonganoxie. Gateways are identified in 
Figure P-5. 
 
Public Realm Plan 
The Public Realm Plan is focused on making those 
public improvements that can have a positive impact 
on Tonganoxi. Policies to guide the implementation 
of the Public Realm improvements include:   
 
Public / Civic Space 

• Expansion of the park and recreation system, 
both active and passive spaces, should occur in 
conjunction with the growth of the community. 

• Small scale public spaces should be identified 
as gathing spaces to encourage interaction 
within a neighborhood. 

• Civic spaces and improvements should be 
located at promenent places within Tonganixie. 
 

Street Network  

• Use image streets to help define the character of 
a location and assist with wayfinding. 

• Implement the character and image street 
concept with adjacent development. 

• Implement the character streets concept through 
context appropriate application.  
 

Trails / Greenway 

• The trail network should be implemented as 
growth and development occurs. Larger section 
of the trail, like the greenway, should be 
coordinated to provide a consistent, continuous 
route through portions of the community. 

• An improved greenway should encourage 
community by activating the space through the 
creation of gathering places. 

• The design and development of the greenway 
should provide an amenity for adjacent 

development and be connected to the 
development. 

• The greenway should provide a central spine of 
connectivity for pedestrian and bicycles to 
improving community mobility and access. 

 
Gateways 

• Incorporate gateways at key locations along US 
24/40 to identify the Tonganoxie community 
and assist with wayfinding. Appropriate 
locations for gateways including: 
o 14th Street – Community Gateway 

o Washington Street – Community Gateway 

o 4th Street – Downtown Gateway 

o Main Street – Downtown Gateway 

o Tonganoxie Drive – Community Gateway 
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Figure P-5: Public Realm Plan 
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Figure P-6: Public Realm Plan - County Growth Area 
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The City of Tonganoxie, its residents and visitors 
rely on the street network to provide connections 
and access to and within the community. 
Connectivity defines the manner in which people 
move throughout the community to use the 
services and amenities offered. The current 
connectivity network is defined by the arterial, 
collector, residential and parkway roadway 
system and basic design standards. These 
roadway types and standards focus on the 
amount of automobile traffic that can be moved, 
or is anticipated to be moved, by the different 
roadway types. While these types and designs are 
adequate to move automobile traffic, they do not 
address the character of the roadway or the use 
of the roadway by other modes of transportation, 
specifically pedestrians and bicycles. The 
character of roadway design and its 
accommodations of automobiles, pedestrians 
and cyclists is an important factor to support the 
growth and development of Tonganoxie. 
 

Level of Service 
Level of services designations - arterial, collector, 
residential and parkway - defines the desired 
capacity of a roadway. This approach is support 
by basic design standards that address the right-
of-way and roadway pavement widths needed to 
accommodate the level of roadway. To adequately 
address the connectivity within in the community 
design details that address the components of 
other street and right-of-way details are necessary. 
Design standards for each of the roadway 
classifications are included in Figure C-1, for each 
functional classification of street - arterial, 
collector, residential and parkway.  

 
 
  

CONNECTIVITY 
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Complete Streets 
The creation and adoption of the Conveniently 
Connected: Pedestrian and Bicycle Master Plan 
provides a pedestrian and bicycle policy 
framework to make Tonganoxie more connected. 
Through improved design and construction of the 
street and trail network work the multimodal 
connectivity network will be improved and 
expanded as the city grows. The plan, Figure C-3, 
is based on the transportation philosophy of 
creating a complete street network to provide 
access throughout Tonganoxie using multiple 
modes of transportation.  

A complete street according to the plan is a street 
that is “designed and operated to enable safe 
access for all users (pedestrian, bicyclist and 
motorists) of all ages and abilities along and 
across the street.” The plan identifies the desired 
network and improvements to further connect the 
community. In locations of the community that the 
plan calls for multi-modal complete streets or 
extension of the trail system, the design of those 
facilities should use the design standards included 
in Figure C-1 as a baseline, and the Complete 
Street Design Guide assistance found in Figure C-
2. The design of complete streets builds on the 
Character Street idea, as detailed in the Public 
Realm section of the Comprehensive Plan 
updates, and should be applied in conjunction 
with to create the context desired. 

 
 
  

 Arterial Collector Residential Parkway 

# of Through Traffic Lanes 3 - 5 2 - 3 2 2 - 4 

Width of Lanes  
(excludes curb & gutter) 10’ - 12’ 10’ - 12’ 10’ 10’ - 12’ 

# of Parking Lanes 0 - 2 0 - 2 0 - 2 0 

Parking Lane Width 8’ 8’ 7’ NA 

Width of Median 
(includes curb & gutter) 

0’ – 16’ 
(turn lane – 12’ max.) 0’ – 10’ 0’ 0’ – 16’ 

(turn lane – 12’ max.) 

Minimum R/W Width 80’ to 100’  60’ 50’ 120’ 

Bike Facility 5’ lane (min.) 5’ lane (min.) Share the Road 5’ lane (min.) 

Pedestrian Facility 2 (1 multi-use path + 1 

sidewalk preferred) 2 1 – 2 2 (1 multi-use path + 1 

sidewalk preferred) 

Sidewalk Width 
(Min./dependent on street type) 5’ – 10’ 5’ – 10’ 4’ – 8’ 5’ – 10’ 

Figure C-1: Functional Classification of Streets Standards 



3 | P a g e  
 

 
Trails 
As promoted by the Conveniently Connected: 
Pedestrian and Bicycle Master Plan for 
Tonganoxie, trails should be an integrated part of 
any future transportation system improvements.  
The trail network should be used to provide 
communitywide connectivity as well as local 
access to neighborhoods and destinations like 
parks, schools and Downtown. A trail can come 
in many different designs and should be 
appropriate for the context it is serving.   

Design Type Standard Community Activity Natural 

Lanes /  
Lane Widths 

Number and width of lanes should be determined by the anticipated capacity, desired vehicle speed, AND 
balanced with the accommodation of other critical Complete Street elements. Each Street Design Type has a 
different emphasis on priority elements that best support the context and use. 

Sidewalks 

Sidewalks on both sides of the street – except 
extremely low-density areas, extremely high –
traffic/high-vehicle contexts; OR in cases where 
alternate facilities like a multi-use path are provided; 
5’ min., but the wider the better; 8’ min. to support 
pedestrian oriented economic development; 12’ 
min. to support social spaces along the street. 

8’ min.; 12’ min. is 
ideal; 16’ min. to 
support social spaces at 
key locations.  

Multi-use path preferred 
on arterials; 4’-5’ min. 
on one side for 
collectors, or omitted as 
conditions warrant. 

Bicycle Facilities 
Multi-use path preferred on arterials. Bike lane or 
sharrow preferred on collectors. Sharrow is 
acceptable on residential streets. 

Sharrow acceptable; 
bike facilities omitted 
where street design 
speeds are 20 mph or 
below or where parallel 
routes are within 600’ 

Multi-use path preferred 
on arterial, bike lane or 
sharrow acceptable on 
collectors. 

Landscape / Amenity 
Area 

Small or large shade 
trees in the tree lawn; 
35% tree canopy over 
ROW. 

Large shade trees in tree 
lawn; 70% - 100% tree 
canopy over ROW. 

Small or large shade 
trees in tree wells; 24’ 
s.f. min. for tree wells’ 
36’ s.f. + rec.; at least 
50% tree canopy over 
ROW. 

More dense, irregular 
and natural plantings of 
trees and shrubs; design 
with sidewalks, bicycle 
facilities & drainage; 
70% to 100% tree 
canopy over ROW. 

Tree lawn width 4’-6’ - trees under 30’ tall; 6’-8’ - 
trees 30’ to 50’ tall; 8’+ - trees +50’ tall. 

Street Furniture / 
Amenity Area 

None None 

Requires 6’ clear zone 
for pedestrians; 6’+ 
zone between curb and 
sidewalk; and/or along 
first 6’ of building 
frontage. 

None 

On-street Parking  
Permitted with 
engineering review. 

7’ parallel (including 
curb & gutter). 

8’ parallel required; 18’ 
angled (including curb & 
gutter). 

None 

Drainage 2’ curb and gutter; or green infrastructure drainage with engineering review. 
10’+ natural swale; or 
green infrastructure with 
engineering review.  

Figure C-2: Complete Streets Design Guide 



4 | P a g e  
 

 

Figure C-4: Conveniently Connected: Pedestrian and Bicycle Master Plan Map 



 
FUTURE LAND USE 
The future land use plan within the 
Comprehensive Plan for Tonganoxie defines 
the patterns of future growth and 
development. To create the places and 
neighborhoods desired by the community a 
more refined level of land use planning is 
necessary. The intent of this focused 
planning is to provide additional detail 
regarding specific uses and more flexibility in 
the pattern and relationship of uses to 
encourage the creation of desirable places. 
The future land use definitions are not 
intended to change the citywide land use 
pattern but rather to refine the location and 
mix of uses at the neighborhood scale.  
 
The application of the future land use 
designations will come through the 
application of appropriate zoning 
classifications when development occurs. 
The appropriate zoning categories and their 
appropriateness should be evaluated based 
on the specific development proposal. 

 
The land use categories identified include: 

• Downtown Retail 

• Downtown Mixed 

• Neighborhood Mixed 

• Residential Compact 

• Residential Mixed 

• Residential Large Lot 

• Residential Small Lot 

• Public / Semi-Public 

• Park & Open Space 
 

The color code at the top of each category 

description table represents the land use 

color on the refined future land use map.  

FUTURE LAND USE 
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LAND USE CATEGORY:  Downtown Retail (DR) 

Description: 
Downtown Tonganoxie is a defining element of the community and its history. 
Continued redevelopment of Downtown should strive to replicate the urban 
development pattern and form that once defined Downtown. This area represents 
a concentration of development that supports the needs of the local community, 
and attracts visitors from the region through its offering of goods and services as 
well as activities.  Downtown Tonganoxie contains activities including commercial 
retail and service uses, public and financial institutions, cultural, recreational, as 
well as art and entertainment uses and supporting residential development.  The 
continued growth and mixing of all types of land uses is appropriate for downtown.   
 
Additional housing within, and around, the downtown area will provide stability to 
the area and create a more active environment.  Housing in the downtown area 
should strive for higher densities, whether single family housing or multi-family 
housing. Within the Downtown, the density of housing should be similar to that of 
the higher residential densities of 9 to 15 units / acre. Housing in the form of 
townhomes, lofts, row houses, walk-ups, as well as other similar residential 
development would be appropriate in downtown. 

Example: 
 

 

APPROPRIATE LAND USES:  
Primary Uses: Development Criteria: 
• Retail / Service 

• Public / quasi-public 

• Multi-story buildings should be encouraged to maintain density of development and provide mixed-
use opportunities. 

• Buildings should be developed with zero building set-back, except to allow entry, plaza, small park 
or outdoor use spaces 

• Parking should be given secondary site design consideration to the building, and placed behind the 
building when possible. 

• Parks and open space should be included in development and expanded within downtown. 

• Smaller scaled footprint buildings are encouraged to locate in downtown.  Large scale development, 
if desired should be designed to appear as a series smaller scaled buildings. 

• The street and sidewalk network should be designed to accommodate the pedestrian and bicyclists. 

• On-street parking opportunities should be maximized throughout Downtown Tonganoxie. 

Secondary Uses: Location Criteria: Development Criteria: 
• Medium-High 

Density residential 
uses – 9 to 15 units 
per acre  

• Office uses 

• Primarily located on upper stories 
of mixed-use buildings (ground 
floor retail or institutional) along 
4th Street; OR 

• Residential - allowed as a 
primary use, off 4th Street. 

• Office - Limited to less than 40% 
of the ground floor space on 4th 
Street within Downtown; AND 
Residential - Limited to less than 
20% of the ground floor space on 
4th Street within Downtown. 

• Buildings, access points and parking areas should have similar relation 
to streetscapes as primary uses, but buildings with ground floor 
residential uses may be setback slightly from the streetscape and/or 
elevated slightly above street level to provide privacy for ground-floor 
dwelling areas. 

• Buildings should reflect similar scale as primary uses. 

• Transitions between secondary and primary uses that minimize the 
impacts of noise, light, traffic, operations and intensity of development 
should be incorporated in the site design of secondary uses. Acceptable 
buffering can include fencing (stone, wood, and masonry), solid 
plantings, berming or other methods that complement the development 
character. 



3 | P a g e  

 

 

  

LAND USE CATEGORY:  Downtown Mixed (DM) 

Description: 
The Downtown Mixed land use is intended to promote the mix of commercial 
and residential uses within Downtown Tonganoxie, and assist in the creation of 
an active, vibrant Downtown. The district allows for the development of 
commercial and residential uses and provide a transitional development 
pattern to the Downtown core along 4th Street to the neighborhoods 
surrounding Downtown. The space between the Downtown Core and 
neighborhoods should be guided by the appropriate scale of development and 
activity to ensure the transition from the predominately commercial core of 
Downtown to the surrounding single-family neighborhoods.  
 
 

Example: 

 

 

APPROPRIATE LAND USES:  
Primary Uses: Development Criteria: 

• Retail & Service Uses 

• Office Uses 

• Residential – Single-Family, minimum lot size 6,000 
square feet, minimum lot width 65 feet. 

• Civic Space / Institutional Uses Spaces 

• Maximum lot size 12,500 

• Front Yard Setbacks – between 0 and 20 feet, should align along the block 
face, with exceptions for courtyards or other open space. 

Secondary Uses: Location Criteria: Development Criteria: 
• Multifamily 

residential Uses – 
9 to 15 units per 
acre 

 

• Located on the upper stories of mixed-use 
buildings; OR 

• The back side of the blocks that front on 4th 
Street, or the streets perpendicular to the 4th 
Street between 3rd and 5th Streets. 

 

• Multifamily residential buildings should reflect a similar 
scale to surrounding single-family residential uses; and in 
no case more than double the height of those residential 
uses.  

• Transitions between the Downtown and surrounding 
neighborhoods should be primarily addressed through 
the appropriate scale, mass and site design.  

• Where additional buffering between different uses is 
needed, elements that minimize the impacts of noise, 
light, traffic, operations and intensity of development 
should be incorporated in the site design. Acceptable 
buffering can include fencing (stone, wood, and masonry) 
or solid plantings or other methods that complement the 
neighborhood and development character. 
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LAND USE CATEGORY: Neighborhood Mixed (NM) 

Description: 
The Neighborhood Mixed land use is a smaller mixed-use node that consists of 
locally focused services that can include a residential component.  Convenience 
goods, such as smaller specialty grocery stores, personal services (dry cleaning, 
beauty salon, bank), restaurants, gas stations and small office uses are the 
primary commodities and services that are provided within neighborhood centers.  
Smaller, appropriately scaled institutional uses such as churches, libraries or 
schools are also appropriate for these centers. 
 
Neighborhood centers typically 30,000 to 70,000 square feet of retail and 
complementary office.  These centers many times are dependent on a single 
anchor (20,000 square feet maximum) such as a pharmacy for success, as many 
of the support retail and services rely on the anchor for drawing customers.  
Depending on their size, neighborhood centers need the support of 2,000 to 
4,000 households or an average population of 4,700 to 9,400 people.  To ensure 
a compact, walkable center most of that population should be accommodated 
within ½ mile of the center which requires urban development densities in 
proximity to the center 

Example: 
 

 

 

APPROPRIATE LAND USES:  
Primary Uses: Location Criteria: Development Criteria: 
• Retail / service  

• Office 

• Public / Semi Public 

• Located 2 to 3 miles apart from similar 
neighborhood of community centers. (may be closer 
with greater density). 

• Approximate size of centers should be 5 to 15 acres 
before transitions to supporting neighborhoods. 

• Preferred locations are at the intersections of two 
arterials, an arterial and a collector, or two 
collectors for all future centers. 

• Neighborhood centers may be located along one 
quadrant of the intersection but shall not extend 
more than one full block; neighborhood centers 
focused on multiple quadrants of an intersection 
may extend one block in each direction. 

• Existing commercial areas should be used as the 
basis for the establishment of mixed-use centers, 
within the existing community, as defined on the 
Future Land Use map 

• The scale and style of development should be compatible with 
that of the surrounding neighborhood. 

• Include amenities such as public focal points / spaces. 

• Streetscape and site design should be pedestrian oriented both 
among uses and between uses and neighborhoods. 

• Public streets and/or internal circulation systems should segment 
the center into small, walkable blocks; typically between 250’ to 
400’ long. 

• Pedestrian accessibility and circulation between all sites should 
be incorporated into all development. 

• On-street parking, internal to the development, should be a 
priority to minimize parking lots and improve the pedestrian 
circulation system. 

• Space for multiple tenants and uses in nonresidential buildings 
should be provided.  

• Quality design and materials should be used for all development 
to encourage long-term commitment to a location. 

• Transitions / buffers between centers and less intense adjacent 
uses and neighborhoods should minimize the impacts of noise, 
light, traffic, operations and intensity of the center.  Acceptable 
buffering can include fencing (stone, wood, masonry), solid 
plantings, berming or other methods that complement the 
development character.  

Secondary Uses: Location Criteria: Development Criteria: 
• Residential – higher 

density, 8 – 16 units 
per acre 

• Upper levels of mixed use buildings (ground floor 
office or retail); OR 

• Principal (ground floor) use on perimeter blocks of 
mixed use center. 

• Urban character buildings with small setbacks and oriented to 
street. 

• Pedestrian-oriented streetscapes with wide sidewalks, on-street 
parking, and limited curb-cuts and internal site circulation (alley 
access may be necessary) 

• Smaller-scale urban open spaces frequently located; plazas, 
courtyards or pocket-parks should be located on every block. 

• Small, well-connected blocks; typical length 400’ to 600’. 

• Transitions / buffers between secondary and primary uses that 
minimize the impacts of noise, light, traffic, operations and 
intensity of development should be incorporated in the site 
design of secondary uses.  Acceptable buffering can include 
fencing (stone, wood, masonry), solid plantings, berming or 
other methods that complement the development character. 

• Civic /Institutional – 
parks, public safety, 
churches, schools, 
etc. 

• Central locations of the mixed-use center serving as 
a focal point; OR 

• On edges of mixed-use center serving as 
transitions to neighborhoods 
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LAND USE CATEGORY: Residential Mixed (RM) 

Description: 
The Residential Mixed land use allows for a greater density of residential 
development, typically in the range of 8 to 20 units per acre in forms such as 
compact and small-lot single family homes, duplexes, townhomes and multiple 
family residential housing.  Residential Mixed housing incorporates a mix of 
housing types in a neighborhood setting. Urban residential formats should also 
be integrated into downtown as well as commercial centers in Tonganoxie. Like 
other residential land uses, appropriately scaled uses such as churches, 
schools, parks and other civic and institutional uses should also be 
accommodated within the urban residential land use category. 
 
Appropriately scaled office, retail and services are allowed in the urban 
residential land use category.  To be effective the scale, design, and transitions 
between uses should enhance and protect the existing fabric of the adjacent 
uses and neighborhoods.  These uses are allowed as secondary uses and 
should adhere to the location and development criteria below. 

Example: 

 

APPROPRIATE LAND USES:  
Primary Uses: 

• Single Family and Multi-family Residential – up 12 units per acre (gross neighborhood density) 

Secondary Uses: Location Criteria: Development Criteria: 
• Residential - 

duplexes, 
townhouses and 
apartments - 8 to 20 
units per acre 

• At edges of defined neighborhoods along 
arterials and minor arterials; OR 

• As transitions to adjacent mixed-use centers or 
institutional uses. 

• Buildings should reflect a similar scale to primary single-
family uses; Where adjacent buildings are more than 150% 
of the height or building footprint of primary single-family 
uses, additional setbacks, buffers and usable open spaces 
should facilitate transitions. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Open spaces should be in prominent locations along 
prominent streets or in front of prominent buildings). 

• Civic and institutional 
uses such as parks, 
community 
center/club house, 
churches, school, or 
other neighborhood 
support uses. 

• As focal point and central to a neighborhood 
associated with the intersection of Collector 
Streets or higher classification; OR 

• At edges of defined neighborhoods along 
arterials and minor arterials. 

• Convenience Retail / 
Service, Office and 
Mixed-use 

• Concentrated at nodes – intersections of 
collector street classifications or higher; in areas 
that are supportive of and complementary to the 
neighborhood scale. 

• No closer than ½ mile from similar non-
residential centers; serving market area of 
approximately 1 mile or less 

• No greater than 2.5 acres in area total –preferably shifted to 
one quadrant of 4 quadrants of intersections; 

• No more than 10,000 square feet of non-residential space 
total; average tenant space of 500 to 2,000 square feet. 

• Contains pedestrian amenities: plazas, wide sidewalks, on-
street parking; limited and well-screened on-site parking; 
street-front buildings; limited vehicle access and circulation 
points 

• Buildings should reflect a similar scale to residential uses; 
where adjacent buildings are more than 125% of the height 
or building footprint of primary single-family uses, additional 
setbacks, buffers and usable open spaces should facilitate 
transitions. 

• The design of secondary uses should strive to complement 
and enhance the existing character of surrounding uses and 
neighborhoods. 

• Transitions between secondary and primary uses that 
minimize the impacts of noise, light, traffic, operations and 
intensity of development should be incorporated in the site 
design of secondary uses. Acceptable buffering can include 
fencing (stone, wood, and masonry), solid plantings, 
berming or other methods that complement the 
development character. 
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LAND USE CATEGORY: Residential Compact (RC) 

Description: 
Residential Compact land use provides for small-lot, single-family residential 
development in a compact neighborhood development pattern. These patterns 
re typically found near commercial centers or mixed-use areas like Downtown 
Tonganoxie and support the goods and service providers with additional market. 
Narrow lots width typifies this housing pattern with many as narrow as 65 feet.  
New Residential Compact neighborhoods or development should provide 
transition to less intense neighborhoods or development. 
 
Attached single family, duplex and townhome housing types should also be 
considered in the appropriate context within Compact neighborhoods or 
development. 

Example: 
 

 

APPROPRIATE LAND USES:  
Primary Uses: 
• Residential - up to 8 units per acre 

Secondary Uses: Location Criteria: Development Criteria: 
• Residential - duplex, 

townhomes – up to 
12 units per acre 

• At the edges of neighborhoods along arterial or 
collector streets OR at the end grain of blocks 
along a collector street. 

• Adjacent to or across the street from park or 
open space. 

• Buildings should reflect a similar scale to primary single-
family uses of the neighborhood. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Civic and institutional 
uses such as parks, 
community 
center/club house, 
churches, school, or 
other neighborhood 
support uses. 

• As focal point and central to a neighborhood 
associated with the intersection of Collector 
Streets or higher classification; OR 

• At edges of defined neighborhoods along 
arterials and minor arterials. 

• Buildings should reflect a similar scale to primary single-
family uses; Where adjacent buildings are more than 150% 
of the height or building footprint of primary single-family 
uses, additional setbacks, buffers and usable open spaces 
should facilitate transitions. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Open spaces should be in prominent locations along 
prominent streets or in front of prominent buildings). 
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LAND USE CATEGORY: Residential Small-Lot (RSL) 

Description: 
Residential Small-Lot land use provides for small-lot, single-family, residential 
development in a typical suburban development pattern. This pattern is seen 
throughout most metropolitan and Midwest communities. The housing type is 
typically single family detached and the typical lot width is near 100’. 
Opportunities for attached single family housing may be appropriate given the 
correct context and relationship to adjacent development. 

Example: 
 

 

 

APPROPRIATE LAND USES:  
Primary Uses: 
• Residential – up to 4 units per acres 

Secondary Uses: Location Criteria: Development Criteria: 
• Residential – 

attached units such 
as duplex and tow 
homes – up to 8 
units per acre 

• At the edges of neighborhoods along collector 
streets OR at the end grain of blocks along a 
collector street. 

• Adjacent to or across the street from park or 
open space. 

• Buildings should reflect a similar scale to primary single-
family uses of the neighborhood. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Civic and institutional 
uses such as parks, 
community 
center/club house, 
churches, school, or 
other neighborhood 
support uses. 

• As focal point and central to a neighborhood 
associated with the intersection of Collector 
Streets or higher classification; OR 

• At edges of defined neighborhoods along 
arterials and minor arterials. 

• Buildings should reflect a similar scale to primary single-
family uses; Where adjacent buildings are more than 150% 
of the height or building footprint of primary single-family 
uses, additional setbacks, buffers and usable open spaces 
should facilitate transitions. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Open spaces should be in prominent locations along 
prominent streets or in front of prominent buildings). 
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LAND USE CATEGORY: Residential Large-Lot (RLL) 

Description: 
Residential Large-Lot land use provides for large-lot residential development 
in a low density suburban or semi-rural pattern. This pattern in most appropriate 
on the fringe of the community and in more rural areas.  The minimum lot area 
per unit is .5 acres and urban services (city water and sanitary sewer) are not 
always available. The development of large-lot residential development should 
be planned in a manner that does not prohibit future urban growth patterns of 
the city. Cluster or conservation developments are also appropriate within this 
land use category when preservation of natural features or sensitive areas is 
desirable. 
 
 

Example: 
 

 

 

APPROPRIATE LAND USES:  
Primary Uses: 
• Residential – up to 2 units per acre 

Secondary Uses: Location Criteria: Development Criteria: 
• Cluster residential 

development 
opportunities.   

• Locate in areas where City services (water and 
sanitary sewer) will be difficult and/or costly to 
provide. 

• Locate in areas determined to have unique or 
sensitive natural areas, including stream 
corridors, tree stands, wetlands, and natural 
habitat areas. The larger lots allow for greater 
potential to preserve nature using conservation 
easements and common open space. 

• Development should occur in areas out of the 
floodplain, away from prime agricultural lands, 
and otherwise less accessible to the 
established road network. 

• Gross densities of 2 to 6 unit(s) / acre may be clustered 
on the site with net densities remaining less than .5 units 
per acre. 

• Low impact design strategies should be used for design 
and construction to minimize building and site 
development impact on hydrology, topography and other 
natural features. 

• Accessory buildings may be allowed at a scale between 
typical suburban development and farm buildings. 

• Accessory uses should be designed to reflect the design 
and scale of the primary structure and surrounding 
development. 

• Civic and institutional 
uses such as parks, 
community 
center/club house, 
churches, school, or 
other neighborhood 
support uses. 

• As focal point and central to a neighborhood 
associated with the intersection of Collector 
Streets or higher classification; OR 

• At edges of defined neighborhoods along 
arterials and minor arterials. 

• Buildings should reflect a similar scale to primary single-
family uses; Where adjacent buildings are more than 150% 
of the height or building footprint of primary single-family 
uses, additional setbacks, buffers and usable open spaces 
should facilitate transitions. 

• Buildings, access points and parking areas should have a 
similar relation to neighborhood streetscapes as the primary 
single-family uses. 

• Open spaces should be in prominent locations along 
prominent streets or in front of prominent buildings). 
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LAND USE CATEGORY:  Residential Rural (RR) 

Description: 
Residential Rural land use provides for large-lot and very large lot residential 
development where a full range of municipal services may not be available. This 
category is intended to allow flexibility of choice for .5 units per acre to 20+ acres 
per unit. There should be no expectation of municipal infrastructure extended to 
these areas, including roads, at least until an urban development pattern is 
established. The residential rural development pattern is intended to retain a 
rural character, in areas close to urban services, and should be designed in a 
manner that does not hinder the future growth and development of the city at 
greater intensities. This category is also applicable where it is determined unique 
or sensitive natural areas exist including stream corridors, tree stands, wetlands, 
natural habitat areas or other opportunities to preserve natural amenities or 
areas. 
 
  

Example: 

 

APPROPRIATE LAND USES:  
Primary Uses: 
• Agriculture  

• Natural Space / Recreation Area 

• Residential – minimum lot size 2 acres 

Secondary Uses: Location Criteria: Development Criteria: 
• Cluster residential 

development 
opportunities may 
exist and should be 
evaluated on a 
case-by-case basis.   

• Institutional uses – 
places of worship 
or   schools. 

• Accessory Uses – 
see development 
criteria. 

• Locate in areas where City services (water and 
sanitary sewer) will be difficult and/or costly to 
provide. 

• Locate in areas determined to have unique or 
sensitive natural areas, including stream 
corridors, tree stands, wetlands, and natural 
habitat areas. The larger lots allow for greater 
potential to preserve nature using conservation 
easements and common open space. 

• Development should occur in areas out of the 
floodplain, away from prime agricultural lands, 
and otherwise less accessible to the 
established road network. 

• Gross densities of 2 to 6 unit(s) / acre may be clustered 
on the site with net densities remaining less than .5 units 
per acre. 

• Low impact design strategies should be used for design 
and construction to minimize building and site 
development impact on hydrology, topography and other 
natural features. 

• Accessory buildings may be allowed at a scale between 
typical suburban development and farm buildings. 

• Accessory uses should be designed to reflect the design 
and scale of the primary structure and surrounding 
development. 



10 | P a g e  

 

 

  

LAND USE CATEGORY: Public / Semi-Public 

Description: 
The Public / Semi-Public land use category consists of those 
institutional land uses including government centers and facilities, 
educational facilities, and other public or semi-public uses and places 
like "places of worship", hospitals, private schools, libraries and 
cemeteries. Public safety uses, including fire and police, are also 
allowed in this district. New development in this category should be 
integrated with residential neighborhoods or as part of neighborhood 
or community mixed-use centers at a scale appropriate to the context 
in which they are developed. 

Example: 

 

 

APPROPRIATE LAND USES: 
Primary Uses: Location Criteria Development Criteria: 
• Government Uses 

• Medical Facilitates 

• Schools  

• Libraries 

• Places of Worship 

• Public Safety Facilities 
(Fire and Police) 

• Public facilities such as branch libraries, 
post offices, and schools that serve 
residential areas should be grouped 
together with neighborhood centers, 
and located near parks or linear park 
system when possible. 

• Public facilities including libraries, 
parks, and fire, police and EMS stations 
should be located according to 
population as well as distance and 
response time standards as established 
in adopted facility plans. 

• Public and semi-public facilities should 
have convenient access to arterials, 
public transportation, and major utility 
trunk lines.  

• Large scale facilities, including high 
schools, hospitals, central library, and 
large worship buildings should be 
located on arterial street and situated 
as to discourage traffic in surrounding 
neighborhoods. 

• The scale of development should respond to 
surrounding neighborhood development or provide 
transitional buffering to reduce visual impact on 
surrounding properties. 

• Transitions between civic and institutional uses and 
surrounding neighborhoods should minimize the 
impacts of noise, light, traffic, operations and scale of 
the use. 

• The design of civic and institutional uses should strive 
to complement and enhance the existing character of 
surrounding uses and neighborhoods. 
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LAND USE CATEGORY: Parks 

Description: 
The Park and Open Space category includes public park land and publicly-owned 
open space. These areas may be used for recreational purposes (active and 
passive) or may be land held for future public use. Privately held recreational land, 
like private golf courses, are included in this category. Recreational corridors, like 
the Tonganoxie Greenway are also included in this category as they relate to open 
space and mobility within Tonganoxie. 

Example: 

 

APPROPRIATE LAND USES: 
Primary Uses: Location Criteria: Development Criteria: 
• Parks (Active 

and Passive)  

• Linear Parks  

• Open Space 
 

• Should be in proximity to neighborhoods and 
residential population. 

• Park and recreation opportunities should be included 
in all levels of mixed-use centers.  

• Open space should be preserved where natural 
features, including floodplains and slopes, make 
development difficult and to protect natural 
resources. 

• Neighborhood Parks should be integrated in the 
neighborhood and provide a focal / gathering point 
for residents and activities. 

• Linear parks should provide connections throughout 
and between neighborhoods and connections to the 
overall park system. 

Secondary Uses: Location Criteria: Development Criteria: 
• Public Safety 

Facilities (Fire, 
and Police) 

• Encouraged within or as apart of activity areas, 
including parks or integrated into mixed-use centers. 

• Public Safety facilities and their automobile access 
within parks should be buffered from the primary 
parks space. 

• The design of public safety facilities should strive to 
complement and enhance the existing character of 
surrounding uses and neighborhoods. 


