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This plan section establishes the necessary policy guidance to enable Pottawatomie County to
plan effectively for future development. Sound land use planning is essential to ensure that the
County is prepared not only to serve anticipated public infrastructure and service needs, but also
to maintain a desired rural character in some portions of the County.
Land use considerations are integrated with all other components of the Comprehensive Plan. For instance,
the transportation network provides access to land, which influences the type and intensity of development.
The provision or lack of public utilities can also dictate the location, amount and timing of development.
Similarly, proximity to natural areas and public facilities promotes public health and safety at specific locations
and, as a result, affects the development potential of an area. Site design and development character shape
community aesthetics and, thus, the perceptions held by area residents and those considering investment in
Pottawatomie County.

Adopted - August 19, 2019

The Future County 2 | Land Use and Development | 7

BY THE NUMBERS

MIE
O
T
A
C
W

Percent of Growth in Blue and St. George Townships

Percent of Growth in Blue and St. George Township

Source: Pottawatomie County
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73.9%

of homes built in Pottawatomie
County in Blue and St. George
Townships

789

Homes built in Blue and St.
George Townships between 2010 and 2018
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Rest of Pottawatomie County
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LAND USE AND
DEVELOPMENT
FRAMEWORK FOR ACTION

••

While certain portions of the County are
becoming increasingly urbanized, much of
the County remains rural. Agriculture remains
an integral part of the County’s economy and
identity. Preserving the rural and agricultural
portions of the County while accommodating
growth in a sensible and fiscally sound manner is
a top identified priority.

••

As Pottawatomie County’s growth is directly
tied to the growth of the City of Manhattan,
coordination with the City of Manhattan and
Riley County is essential.

Key Issues and Considerations
The following key issues and considerations related
to Land Use and Development were identified through
the comprehensive planning process. These essential
items should be kept in mind as associated strategic
action priorities are pursued in the coming years,
within the context of related guiding principles and
goals for Land Use and Development as outlined later
in this section.
••

Pottawatomie County has been growing at a fast
rate, with one of the highest growth rates of any
county in the State of Kansas. This growth has
been uneven in the County, with the majority
of the growth being concentrated in the Blue
Township (Green Valley) area and along the U.S.
Highway 24 corridor.

••

This pace of growth has strained County services
in some instances, with the County facing
more urban issues than it has traditionally. A
neighborhood plan (the Green Valley Area Plan),
will focus more specifically on the issues related
to the growth in the southwestern portion of the
County.
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The Land Use and Development Framework for Action
is organized in three tiers: (1) Guiding Principles,
(2) Goals, and (3) Strategic Action Priorities. These
topics are intended to coordinate with and support
the other aspects of the Comprehensive Plan. The
Strategic Action Priorities convey tangible actions
that will, over time, achieve the Goals of this chapter
in line with the Guiding Principles.
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GUIDING PRINCIPLES
The Comprehensive Plan includes a set of four
overall guiding principles, two of which relate most
directly to land use and development:

GP1— Pottawatomie County will be
QUALITY-FOCUSED and seek long-lasting
value in its approach to public and private
development and infrastructure in the county.

GP4— Pottawatomie County will be
ADAPTABLE as it plans for its future by
continuing to build on its historic industries,
including farming and ranching, while
investing in elements that will make the
County stronger and resilient to economic
trends and other changes.

GOALS
1. Site new growth in appropriate locations with
supportive infrastructure and mechanisms to
financially support itself.
2. Preserve the existing rural character of the
County.
3. Preserve existing agricultural and rural areas,
with new growth being concentrated around
existing areas of development, including the
incorporated cities within the County.
4. Ensure consistent high-quality expectations
for development, supported by updated
development regulations and standards, and
building codes.
5. Provide a variety of housing types and sizes
to accommodate the needs of existing and
prospective residents.
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STRATEGIC ACTION
PRIORITIES
••

Coordinate with incorporated municipalities and
the Green Valley Area Plan to direct growth to
existing municipalities, urban impact areas, and
areas with appropriate infrastructure. Directing
growth to existing areas of development will
help to maintain the rural character and function
of existing natural and agricultural areas, as well
as to limit expenditures to the provision of rural
roads and services to unincorporated areas, and
to protect natural resources and waterways from
development.
››

Encourage municipalities to plan for growth
within and immediately surrounding existing
city limits of incorporated cities within the
County. Coordinate with municipalities for
annexation of growth areas into municipal
city limits, including annexation of areas
served by municipal utilities.

››

In anticipation of future growth within areas
designated on the Future Land Use Map as
urban impact areas, pursue development
of formalized process with incorporated
cities in order to address coordination of
subdivision review, thoroughfare planning
and construction, floodplain management,
utilities infrastructure and other service
provision, and any other matters of mutual
interest. New development in the urban
impact areas should solicit the input of the
adjacent city during any rezoning process.
Currently the County notifies cities of zoning
changes within a mile of city limits, but no
process exists to require such a notification
or to solicit input.

››

Promote contiguous development patterns
that allow for more efficient provision of
services (as opposed to leap-frog style
development patterns).
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••

Establish an educational initiative with the public
bodies (Planning Commission, BOCC), stressing
the importance of the Comprehensive Plan’s role
in guiding decisions on development approvals,
zoning map amendments, use variances, capital
budgeting, and similar planning decisions.

••

Ensure that new patterns of development, both
residential and non-residential, are compatible
with their surroundings. Non-residential uses
should be evaluated for compatibility prior to
development in residential areas.

••

There is demand for housing of a rural character
that is not actively agricultural land. This type of
“Estate” development should be limited to within
roughly one mile of existing paved roads. There
is also demand for housing that is convenient
to access Manhattan and is of a more suburban
style, particularly in the Green Valley area.
Accommodating this housing demand while also
preserving and protecting natural resources and
agricultural production is a key concern.
››

Pursue educational approaches for new
homeowners regarding standard agricultural
practices that should be expected in
agricultural areas. Residential uses in
primarily agricultural areas may result in
conflicts arising from standard agricultural
practices (such as prescribed burning, odors,
noise, etc.). A potential partner may be KSU
extension services in Pottawatomie County.

››

Compatibility of residential uses should be
closely examined prior to being permitted
near intense agricultural/farming areas.

››

Include compatibility provisions in the
County’s development regulations for the
purpose of protecting existing operations
and agricultural uses from encroaching
development and, in turn, protecting
development from common nuisance
associated with agriculture, e.g. dust, odor,
heavy equipment operation, etc.
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••

Encourage infill and incremental redevelopment
of areas of the County that can support it. Infill
and redevelopment utilize existing County
infrastructure and should be encouraged as a
way to limit the County’s maintenance burden.

••

Develop rural design guidelines to help preserve
existing rural character within Pottawatomie
County. Rural design guidelines can help
maintain the sense of place within the County
while acknowledging that change and growth
is occurring and will continue to occur. Rural
design guidelines primarily address aesthetics
that contribute to maintaining a rural feel and
can tie into the existing development framework
within the County such as zoning and
subdivision regulations. This may include how
right-of-way is used, placement of buildings,
land use, landscaping, and signage, among other
elements.

••

Develop building codes to ensure high-quality
development in fast growing areas of the
County. Work with the development community,
residents, Pottawatomie County Economic
Development Corporation, and neighboring
jurisdictions to develop and adopt building
codes (which may be limited to areas of high
growth within the County), based on existing
best practices.
››

••

Ensure coordination among County
departments involved in building code
inspection and safety such as Fire and
Planning and Zoning. Determine if code
enforcement officer will need to be hired by
Planning and Zoning Department.

aligns with the County’s adopted policies and
regulations (as updated based on Comprehensive
Plan goals and strategies). Develop criteria to
determine how well proposed development
meets Comprehensive Plan goals such as building
contiguous to existing cities and built-up areas,
ability to provide water and sewer infrastructure,
and conserving pristine prairieland.
••

Encourage the development of a diversity of
housing types and sizes within areas of existing
development and growth. Both rental and
non-rental housing, multi-family housing, and
single-family residential housing types of varying
sizes and price points should be encouraged
within appropriate areas of the County. Lifecycle housing and housing that allows for aging
in place should be encouraged.

••

Update zoning and subdivision regulations to
reflect Comprehensive Plan’s recommendations.
The Quarter-Quarter Rule should be reviewed
during the annual review process to ensure
that the regulation is adequately balancing
agricultural land preservation and rural landowners property rights. Potential revisions to
zoning and subdivision regulations should reflect
transitional nature of Estate areas as distinct
from agricultural and suburban and urban
areas and seek to minimize burden on County
infrastructure.

Establish formal plan review process for new
development to ensure development is resulting
in desired development patterns, as laid out
in the future land use plan. County staff and
Planning Commission and Board of County
Commissioners should establish a uniform and
objective rating system for development that
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QUARTER-QUARTER RULE
Pottawatomie County primarily utilizes two
regulatory policies to control and influence growth
in the rural areas: the Quarter-Quarter Rule and
the Paved Road Requirement. Together these two
regulations act to guide growth to areas that possess
the appropriate infrastructure to better sustain the
growth that has occurred in the County.
Throughout the planning process the QuarterQuarter Rule has been topic of extensive debate.
Members of the Steering Committee, Planning
Commission, and County Commission discussed
whether or not the Rule was still an appropriate
regulation to achieve a balance between rural
property owners rights and agriculture land
preservation.
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Views amongst the three bodies ranged from the
status quo, to changes that would allow for more
density in certain areas and conditions, to changes
that would alter the way the Rule is administered.
After considerable discussion of the issue, it was
determined that since the County lacks a consensus
now, it should be re-evaluated on a regular basis
to ensure that the regulation is adequately meeting
the needs of County residents and the agricultural
community.
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DIVERSE HOUSING NEEDS
Housing needs are not static. Needs change over
time as people move through different stages of their
lives. The availability of life-cycle housing prevents
polarization of residents in one age or income group.
As one generation of residents moves through its lifecycle, it can move into the housing provided by the
previous generation, just as the next generation will
move into the housing being vacated. This evolution
is facilitated by the provision of diverse housing by
type, value, and stage of life-cycle including:
••

Affordable rental units for young people just
beginning to enter the workforce;

••

Affordable single-family units for first-time home
buyers and young families;

••

Move-up housing for people with growing
families and/or incomes;

••

Empty-nester housing characterized by small
size but high-quality, and lower-maintenance;

••

Housing for seniors and the disabled that
accommodates physical limitations;

••

Assisted living environments to provide health
and medical care to the elderly.

Based on changing demographics and affordability
needs, a diversity of housing types are needed within
Pottawatomie County. User groups with diverse
housing needs include seniors, low income, and
college students. Refer to Figure 1, Life-Cycle Housing
and Needs.
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LIFE-CYCLE HOUSING
POLICIES
In a world of limited public funding Pottawatomie
County is challenged with the need for increasing
the number of households benefiting from stable,
affordable housing while managing its economic
impact. In order to identify opportunities that
reduce the cost of providing a range of housing that
meets diverse housing needs over the long term,
Pottawatomie County should ask:
••

How can the affordability of properties be secured
over residents’ full life-cycles?

••

How can housing strategies respond to the changing
needs of households over time?

••

How can housing strategies respond to, and take
advantage of, the dynamics of change?

By extending the time horizon of interest from a
single point in time to a full life-cycle, opportunities
for cost-savings arise that, if capitalized upon, could
help serve more people more effectively within the
threshold of current resources. In the coming years,
it will be important for the County to coordinate with
both private and public sector partners for a shared
focus on anticipating change and establishing a
framework to preemptively address it.
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AGING IN PLACE
The Centers for Disease Control and Prevention
(CDC) defines aging in place as “the ability to
live in one’s own home and community safely,
independently, and comfortably, regardless of age,
income, or ability level.” If needed, those aging
in place may receive care or assistance by paid or
unpaid (often family) caregivers. As gerontology
literature recognizes, older residents renegotiate
how - and indeed if - they can continue to stay in
their homes as their preferences and circumstances
(health, finances, relationships, and family and social
supports) shift over time. While there is no universally
accepted definition of aging in place, many
researchers, advocates, and commentators point to

the same list of elements needed to make remaining
in one’s home both possible and desirable:
••

Affordable, secure, and physically accessible
housing;

••

Affordable, safe, and reliable transportation
alternatives for those unable or unwilling to drive;

••

Opportunities to engage in recreational, learning,
cultural, volunteering, and/or social experiences;
and

••

Options for in-home health care and/or
assistance with activities of daily living (ADLs) if
needed to preclude a move to congregate care.

Figure 1, Life-Cycle Housing and Needs
Source: Graphic adapted from Cumberland Regional Tomorrow Quality
Growth Toolbox Chapter 2, Creating a Variety of Housing Choices.

Large Families

Young Adults

Large Single
Family
Detached
Homes

Multi-family
(e.g. Large
Apartment
Building/Complex,
Mixed-Use Housing
over Retail,
Manor House and
Accessory Units)

Empty
Nesters
Older
Adults

Young Couples /
Young Professionals

Small Single Family
Detached Homes
(e.g. Court Homes)

Small Families

Single Family Attached
(e.g. Garden Courts, Live-Work Units, Condominiums, Co-Housing,
Active Adult, Retirement / Assisted Living Communities)
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FUTURE LAND USE AND
CHARACTER MAP
Character Classifications
A character-based approach to community planning
looks beyond the basic designation and use of
land (residential, commercial, industrial, public /
institutional, etc.) to consider the scale, placement
and design of buildings and associated planning
of sites, as well as the aggregation of uses within
neighborhoods, districts, and corridors. Whether
new development or redevelopment, and whether
private or public construction, the pattern of land use
– including its intensity, appearance, and physical
arrangement on the landscape – will determine the
character and will ultimately contribute to the image
of the entire community over the long term.
In the community character spectrum, the four
main character designations are Rural, Suburban,
Auto-Urban, and Urban. These are common terms
that should bring immediate images to mind as one
thinks of traveling from the center to the outskirts of
a typical community. Over the years, and particularly
since the advent of widespread automobile
ownership in the 1920s-1930s, sizable portions of
many communities have developed in an “AutoUrban” pattern, which falls in the range between
Urban and Suburban.
Community character accounts for the physical
traits one can see in an area which contribute to its
“look and feel.” A character-based approach to land
use planning focuses on key variables, including
development intensity, which encompasses the
density and layout of residential development; the
scale and form (bulk) of non-residential development;
and the amount of building and pavement coverage
(degree of impervious cover) relative to the extent of
open space and natural vegetation or landscaping.
How the automobile is accommodated is a key
factor in distinguishing character types, including
street design, parking, and the resulting arrangement
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of buildings on sites.
It is this combination of basic land use and the
characteristics of the use that more accurately
determines the real compatibility and quality
of development, as opposed to land use alone.
Aesthetic enhancements such as the design of
buildings, landscaping and screening, sign control,
and site amenities also contribute to enhanced
community character.

Character Themes
Each of the following community character types
described below is present within the County with
varying degrees of significance. The more readily
identifiable character categories include:
••

Auto-urban to urban (general) character of
commercial development along U.S.-24 corridor
and other arterial routes;

••

Industrial character near Jeffrey Energy Center
and along Union Pacific Railroad and quarries;

••

Urban (general) residential character
neighborhoods in Green Valley Area

••

Areas of Suburban Residential character,
particularly along the U.S.-24 corridor and south
of Luning Road;

••

Areas of larger lot Rural (Estate) Residential,
generally north of U.S.-24 corridor and within
one mile of an existing paved road;

••

Urban Impact Area, roughly one mile outside
of each incorporated city (with the exception
of Manhattan) where development should be
encouraged and coordinated and;

••

Undeveloped, rural agricultural character largely
outside of the incorporated areas and Green
Valley, northeast Pottawatomie County.

of

The range of community character classifications
and their land use categories are as follows:
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Class: Rural
••

Rural—Undeveloped

••

Rural—Agricultural

••

Rural—Estate

Class: Suburban
••

Suburban Residential

••

Suburban Commercial

Class: Auto-Urban to Urban
••

Urban Residential (includes Multi-family)

••

Auto-Urban to Urban Commercial

Class: Industrial (I)
••

Light Industrial

••

Heavy Industrial

Specific locations are not yet known in some cases,
such as for some future public facilities (e.g., schools,
fire stations, etc.), as well as places of worship, that
often locate in or near primarily residential areas.
Some uses are highly market-driven, with their timing
and particular location dictated by the extent and
pace of other types of development. This includes
the typical trend of retail uses following residential
“rooftops” – and typically locating at key roadway
intersections. Plus, the eventual emergence of
multi-family development, the location and extent
of which can be difficult to predict ahead of housing
market trends and cycles, and developer interest in
whether, where and when to bring this product to
market.
The remainder of this section describes the land
use categories shown on the Pottawatomie County
Future Land Use and Character Map:
••

Rural/ Agricultural Areas

Land Use Classifications

••

Estate Residential

In the following several pages, each land use
classification is described in detail, with respect to
development types, predominant characteristics,
intensities, and applicability of current zoning
districts (as defined within the Development
Regulations). Together, these land use classifications
and categories compose the Future Land Use and
Character Map (Map 1, Future Land Use). A Future
Land Use and Character Map is intended to show the
general pattern of uses anticipated and/or desired in
the County in the years ahead. The map indicates
the character type that is expected to predominate
in an area based on what is already on the ground
and will likely remain or possibly evolve over time, as
well as projected new development. Additionally, it is
recognized that other complementary uses will also
remain or emerge in each area of the County along
with the predominant use types (e.g., small-scale,
neighborhood-oriented retail uses near the edges of
largely residential areas).

••

Suburban Residential and Commercial

••

Auto-Urban Commercial

••

Urban Residential (including multi-family)

••

Industrial – Light/Heavy

Adopted - August 19, 2019
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Class: Rural

UNDEVELOPED AREAS / AGRICULTURAL

This designation consists of lands that are sparsely
developed, with mainly natural areas, agricultural
production and very low-density residential as
the primary uses. It is unusual to find extensive
undeveloped areas within the limits of incorporated
cities in the County, except in areas that have been
annexed for eventual development or that are not
suitable for future development. Floodplain areas
may also retain their rural character over the long
term given their unsuitability for land development.

Development Types
••

Agricultural uses

••

Residential homesteads

••

Public/institutional uses

••

Parks and public spaces, nature preserves, and
passive recreation areas

••

Scattered residential development on relatively
large acreages, resulting in very high open space
ratios and very low site coverage, and providing
greater detachment from neighboring dwellings
than in single-family residential areas.

••

Typically no centralized water or sanitary sewer
service available. Also much greater reliance
on natural drainage systems, except where
altered significantly by agricultural operations or
regional storm water management projects and/
or infrastructure.

Characteristics
••

Rural character from wide open landscapes, with
minimal sense of enclosure and views to the
horizon unbroken by buildings in most places.
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•
•
•

•

•
•

•

•
•
•

•

Class: Suburban

SUBURBAN RESIDENTIAL

This designation covers areas with predominantly
single-family residential uses.

••

Potential for auto-oriented character, especially
where driveways and front-loading garages
dominate the front yard and building facades of
homes. This can be offset by “anti-monotony”
architectural standards, landscaping and
limitations on “cookie cutter” subdivision layouts
characterized by straight streets and uniform lot
sizes and arrangement.

Development Types
••

Detached residential dwellings

••

Planned development, potentially with a mix of
housing types and varying densities, subject to
compatibility and open space standards

••

Public/institutional uses

••

Individual wastewater systems.

••

Parks and public spaces

••

Neighborhood-scale commercial uses are
expected to emerge over time and should
be encouraged on corner sites or other
locations within (or near the edge of) SingleFamily Residential areas that are best suited
to accommodate such uses while ensuring
compatibility with nearby residential uses.

Characteristics
••

Residential neighborhoods with less openness
and separation between dwellings compared
to residential areas with larger lots (estate). Lots
typically one and a half to three acres in size.
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Class: Suburban

SUBURBAN COMMERCIAL

The designation involves commercial developments,
whether at a neighborhood or community scale, that
stand apart from most auto-oriented contemporary
development through reduced site coverage
and other design elements that move a site into
the suburban range of the community character
spectrum relative to sites where “gray” spaces
predominate over “green” and open spaces.

••

Especially at key community entries and along
high-profile roadway corridors, may also involve
other criteria to yield less intensive and more
attractive development outcomes relative to
auto-oriented areas, including higher standards
for landscaping (along street frontages and
within parking areas), signs, and building design.

••

May exclude some auto-oriented uses that, by
their very nature, cannot achieve a suburban
character.

••

Near residential properties and areas, the
permitted scale and intensity of non-residential
uses should be limited to ensure compatibility
(including adequate buffering/screening, criteria
for placement and orientation of buildings and
parking areas, height limits, and residential-inappearance architectural standards).

••

More opportunity for natural and/or swale
drainage (and storm water retention/absorption)
versus concentrated storm water conveyance in
auto-oriented areas.

Development Types
••

Range of commercial retail and service uses, at
varying scales and intensities depending on the
site

••

Office (involving large and/or multi-story
buildings or only small-scale office uses
depending on the site)

••

Planned development to accommodate custom
site designs or mixing of uses in a suburban
character setting

••

Public/institutional uses

••

Parks and public spaces

Characteristics
••

Suburban character primarily from reduced
site coverage relative to most auto-oriented
commercial development.
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Class: Auto-Urban to Urban

URBAN RESIDENTIAL

This designation covers areas with predominantly
single-family residential uses at typical “in-city”
densities.

can be offset by “anti-monotony” architectural
standards, landscaping and limitations on
“cookie cutter” subdivision layouts characterized
by straight streets and uniform lot sizes and
arrangement.

Development Types
••

Detached residential dwellings

••

Planned development, potentially with a mix of
housing types and varying densities, subject to
compatibility and open space standards

••

Public/institutional uses

••

Parks and public spaces

••

Neighborhood-scale commercial uses are
expected to emerge over time and should be
encouraged on corner sites or other locations
within (or near the edge of) Residential areas that
are best suited to accommodate such uses while
ensuring compatibility with nearby residential
uses.

Characteristics
••

Residential neighborhoods with less openness
and separation between dwellings compared to
Suburban Residential areas.

••

Auto-oriented character, especially where
driveways and front-loading garages dominate
the front yard and building facades of homes. This
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Class: Auto-Urban to Urban

URBAN MULTI-FAMILY RESIDENTIAL

Site design and open space standards may be applied
to offset the relative density of this residential type,
to ensure adequate recreational space on the site
for residents, and to provide buffering and screening
between this and less intensive residential uses.
This use category can also provide a transition from
primarily residential to mainly non-residential areas.

within the context of attached residential and/
or single-family detached residential uses in the
vicinity.
••

May be limited to two or three stories outside
of urban character areas, with setbacks and/
or buffering also increased near less intensive
residential uses for compatibility.

Development Types
••

Multi-unit attached residential in concentrated
development, whether for rent (apartments) or
ownership (condominiums)

Characteristics
••

Auto-oriented character typically due to the
extent of off-street parking needed. However,
the auto-oriented appearance can be softened
by perimeter and on-site landscaping, minimum
spacing between buildings, site coverage limits,
and on-site recreation or open space criteria.

••

Multi-family residential can achieve a suburban
character if appropriate design and bulk standards

Adopted - August 19, 2019
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Class: Auto-Urban to Urban

AUTO-URBAN TO URBAN COMMERCIAL

This designation is for properties in commercial retail,
office and service uses, primarily along portions of
major roadway corridors within the community
for high visibility and accessibility, but also in other
locations to accommodate neighborhood-focused
businesses.

loading/delivery areas, making pavement the
most prominent visual feature. This can be
offset by enhanced building design, landscaping,
reduced site coverage, well-designed signage,
etc.
••

Buildings typically set back toward rear of site
to accommodate expansive parking areas in
front, closest to passing traffic, resulting in less
emphasis on architectural design in many cases.

••

“Big-box” commercial stores (e.g., grocery,
appliances, clothing, etc.)

Development desire to maximize signage
(number, size) to capitalize on site visibility to
passing traffic.

••

Restaurant chains including various “fast food”
and casual dining establishments

Often not conducive for access or on-site
circulation by pedestrians or cyclists.

••

Alleys and rear-access garages can reinforce
urban character on blocks with attached or
detached residential dwellings.

Development Types
••

••
••

“Strip” commercial centers along major
roadways, with a range of uses, including those
on high-profile “pad” sites along the roadway
frontage

••

Automobile service related enterprises (e.g., gas
stations, automobile service/repair, car washes)

••

Offices

••

Hotels and motels

Characteristics
••

Commercial areas with an auto-oriented
character that have significant portions of
development sites devoted to vehicular access
drives, circulation routes, surface parking, and
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Class: Industrial

LIGHT INDUSTRIAL

These designations accommodate uses that are
intensive in terms of how “light” industrial and
especially “heavy” industrial activities can affect other
nearby properties. This can include factors such as
noise, vibration, light/glare, odor, truck traffic, and
hours of operation, as well as the sheer scale and
intensity of some heavy industrial uses. Depending
on the standards applied through development
regulations, an industrial area can allow for a wide
range of uses, from office/warehouse to wholesale,
product assembly, and manufacturing. Some counties
aim for a more aesthetic business or industrial “park”
environment, with specific standards for building
arrangement and orientation, building materials and
design, extensive landscaping, and especially full
screening of loading and outdoor activity/storage
areas, if such external activity is even permitted. A
campus feel may be further reinforced by private
or public streetscape and design enhancements,
including special signage at industrial area entries
and key intersections, unified lighting design, water
features, etc.

••

Office uses accessory to a primary industrial use

••

Retail sales and services, including heavy
commercial uses (e.g., building supply)

••

Public/institutional

Light Industrial Characteristics
••

Typically auto-oriented character, although
master-planned business or industrial park
developments may feature more open space
and landscaping, regulated signage, enhanced
screening, building design standards, etc.

••

Potential for outdoor activity and storage, which
should be screened where visible from public
ways and residential areas.

••

May involve significant truck traffic or direct rail
service.

••

On-site large-scale moving equipment in some
cases.

••

Potential for environmental impacts that may
affect the proximity and type of adjacent
uses, including particulate emissions, noise,
vibrations, smells, etc., plus the risk of fire or
explosion depending on the materials handled
or processed.

••

Certain intensive publicly-owned uses are best
sited within industrial areas (e.g., public works
facilities, fleet maintenance, treatment plants,
fire training).

Light Industrial Development Types
••

Warehousing

••

Light manufacturing and/
or processing / assembly

••

Business parks
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Class: Industrial

HEAVY INDUSTRIAL

Heavy Industrial Development Types
••

Heavy manufacturing

••

Powerplant, oil and gas and petrochemical
operations

••

Mining operations

••

Office uses accessory to a primary industrial use

••

Public/institutional

••

The sole permissible location for sexuallyoriented businesses under some local regulations

lighting/glare, smells, etc., plus the risk of fire or
explosion depending on the materials handled
or processed.
••

Often operate “24/7,” which also requires
adequate separation and buffering from any
nearby residential areas.
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Heavy Industrial Characteristics

Significant truck traffic, and sometimes direct
rail service and/or water access for barges and
tanker ships.

••

On-site large scale moving and construction
equipment in most cases.

••

Environmental impacts expected that will
affect the proximity and type of adjacent uses,
including particulate emissions, noise, vibrations,
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••

26 | Plan Pottawatomie County 2040

NTY 204

Outdoor activity and large visible structures and
storage facilities, which are difficult to screen
from neighboring properties aside from fencing,
landscaping and/or berms along site perimeters.
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••
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FUTURE LAND USE PLANNING VERSUS ZONING
The side-by-side comparison below highlights the distinct purposes and uses of a Future Land Use Map
relative to a Zoning Map.

Inputs and Considerations

Use

Purpose

Future Land Use Map
••

Outlook for the future use of land and the
character of development in the County.

••

Macro level – generalized
development patterns.

••

Guidance for the County’s zoning map
and related decisions (zone change
requests, variance applications, etc.).

••

Baseline for monitoring consistency of actions
and decisions with the Comprehensive Plan.

••

Existing land use in the County.

••

The locational aspects planning priorities
involving economic development,
housing, infrastructure, parks and
recreation, public facilities, etc.

Adopted - August 19, 2019

Zoning Map
••

Basis for applying different land use
regulations and development standards in
different areas of the County (“zones”).

••

Micro level – site-specific focus.

••

Regulating development as it is
proposed, or as sites are positioned for
the future with appropriate zoning (by
the property owner or the County).

••

Comprehensive Plan and Future Land
Use map for general guidance.

••

Zoning decisions that differ substantially from
the general development pattern depicted
on the Future Land Use map should indicate
the need for some map adjustments the next
time the Comprehensive Plan is revised.
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FUTURE LAND USE
PLANNING VERSUS
ZONING
The County’s development ordinances are among the
primary tools for implementing the Comprehensive
Plan. The zoning regulations, in particular, play a
significant role in establishing and protecting the
physical character of the county. These regulations
delineate land use districts and the types of uses
permitted within them, together with standards
for buildings and site improvements. As a result,
the zoning regulations, together with the County’s
subdivision regulations where applicable, largely
direct development outcomes. This is important as
it provides a regulatory context in which local land
use decisions may be made to foster a prosperous
economy, a sustainable environment, and a high
quality of life for residents.

zoning map and the ongoing zoning administration
process that binding, legally enforceable decisions
are made about property uses and compatibility on a
case-by-case basis. Adoption of this Comprehensive
Plan, including the Future Land Use and Character
Map, does not mean that the County’s zoning
approach or mapping will automatically change.
Instead, the Future Land Use and Character Map
provides a tool for ongoing evaluation of how land
uses in certain parts of the County may evolve over
time while some areas (e.g., established, stable
neighborhoods) are likely to stay much as they are
over the long term.
Provided in Table 1, Designations on Future Land Use
and Character Map Relative to Zoning Districts, is a
comparison between the map categories relative
to the current districts in Pottawatomie County’s
zoning regulations.

Although the Comprehensive Plan and associated
Future Land Use and Character Map provide only
general planning guidance, their role is especially
relevant since it can lead to rewrites and updates of
the zoning regulations. It is only through the official
TABLE 1, DESIGNATIONS ON FUTURE LAND USE MAP RELATIVE TO ZONING DISTRICTS

DESIGNATION

PREDOMINANT USE

ZONING DISTRICT

Rural/Agricultural

Existing agricultural areas and areas
not currently developed.

General Agriculture (A1)

Estate Residential

Large-lot single-family detached
dwellings.

Ag-Residential (AR)

Suburban Residential

Single-family detached dwellings.

Single Family Residential (R1)

Urban Residential

Single-family (higher density) and
multi-family dwellings.

R1, R2, R3

Suburban Commercial and
Auto-oriented Commercial

Variety of office and retail
development.

Commercial Neighborhood (CN)
Commercial Highway (CH)

Light Industrial

Manufacturing, assembly, logistics,
etc.

Light Manufacturing (M1)
General Manufacturing (M2)

Heavy Industrial

Heavier industrial uses.

Heavy Exclusive Manufacturing (M3)
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CRITERIA FOR PROPOSED
AMENDMENTS TO THE
FUTURE LAND USE AND
CHARACTER MAP
Along with procedures for monitoring and
periodically updating the Comprehensive Plan,
another specific issue involves consideration of
proposed amendments to the adopted Future Land

information to move ahead with a decision (e.g.,
utility capacity, potential traffic impacts, other
public service implications, resident/stakeholder
concerns and input)?
••

Stakeholder Input— What points, concerns
and insights have been raised by area residents,
property owners, business owners, or others?

Use and Character Map. A first consideration is whether
a map amendment is necessary immediately, such
as in conjunction with a particular rezoning request?
Or, can a potential adjustment to the Future Land Use
and Character map wait so that it may be examined
more holistically, along with any other map changes
under consideration, through the next interim review
and update of the entire Comprehensive Plan?
The items below should be reviewed and addressed,
especially by the Planning Commission, when a
Future Land Use and Character Map adjustment is
proposed:
Scope of Amendment— Is the proposed map
change limited to one or a few parcels or would
it affect a much larger area?

••

Change in Circumstances— What specific
conditions have changed sufficiently to render
the current map designation(s) inappropriate or
out-of-date (e.g., county’s population size and/or
characteristics, area character and building form,
property/structure conditions, infrastructure or
public services, market factors including need
for more land in a particular designation, etc.)?

••

Consistency with Other Plans— In addition to
the Comprehensive Plan, is the proposed map
change consistent with the intent and policy
direction of any other applicable plans (utility
infrastructure or drainage plans, parks master
plan, etc.)?

••

Adequate Information— Do County staff, the
Planning Commission, and/or Board of County
Commissioners have enough and appropriate
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LAND USE POLICIES
The policy statements below are intended as a supplement to the Future Land Use and Character Map, which
provides only a visual depiction of desired land use patterns and sound development practices. County officials
and staff should use these statements as a guide and reference, particularly when making decisions regarding
proposed development activity in the County, and/or changes in zoning classifications within the County.

General
1.

Land uses should not detract from the
enjoyment or value of neighboring properties.

2. Potential negative land use effects (noise, odor,
dust, excessive light, traffic, etc.) should be
considered in development review/approval
and mitigated.
3. Adequate transportation access and circulation
should be provided for uses that generate large
numbers of trips. Pedestrian and bicycle access
should be addressed where appropriate.
4. Well-planned
mixed-use
projects
are
encouraged where compatible with nearby
development.
5. Floodplain areas should not be encroached
upon by future development unless there
is compliance with stringent floodplain
management practices. These areas should
be used for parks or recreational or related
purposes, or for agricultural uses.
6. Environmentally sensitive areas should be
protected, including wildlife habitat areas.
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Residential
1.

Residential areas should not be located next to
industrial areas where avoidable.

2. Neighborhood commercial uses should
be mixed throughout residential areas, as
appropriate, with buffers if needed.
3. Schools, parks and community facilities
should be located close to or within residential
neighborhoods.
4. Houses should have direct access to local
residential streets but not to collector streets
or thoroughfares.
5. Houses should not be adjacent to major
highways.
6. New
residential
be buffered from
thoroughfares.
7.

development
should
collector streets and

Residential developments should include
adequate area for parks and recreation facilities,
schools and places of worship.
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Retail / Office
1.

Industrial

Neighborhood retail and service uses should
be located at intersections of thoroughfares
or collector streets and mixed throughout
neighborhood areas.

2. Retail development should be clustered
throughout the County and convenient to
residential areas.
3. Buffers should separate retail/office uses and
residential areas when needed, depending on
the use.
4. Office and professional uses should be
compatible with nearby residential areas
and other uses through appropriate building
height limitations and adequate buffering and
landscaping.
5. Low-intensity office and professional uses
should provide a transition between more
intense uses and residential areas.

Heavy Commercial
1.

Commercial uses with more intensive
operational or traffic characteristics should be
located away from most residential areas.

2. Heavy commercial development should be
concentrated in nodes at intersections and
along major thoroughfares that are designed
and constructed to accommodate higher
traffic volumes.

2. Industrial uses should be located in dedicated
industrial development areas.
3. Industrial development should be separated
from other uses by buffers.
4. Industrial development should have good
access to major thoroughfares and highways.
5. Industrial development involving trucking
operations should have good access to truck
routes, designated hazardous material routes,
and railroads.

Parks and Open Space
1.

Parks are a desirable use for floodplain areas.

2. Parks and open space should be used to
buffer incompatible land uses.
3. Natural features should be used as buffers
or preserved open space between or around
developed areas.
4. Community attractions that draw many
external visitors should be in locations with
good regional transportation access and
visibility.
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3. Buffers should separate heavy commercial uses
from any adjacent residential areas, especially
where the commercial use involves visible
display or outdoor storage of merchandise
or materials. Where possible, natural buffers
should be utilized to provide a more substantial
buffer between industrial and other uses.
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County Facilities
1.

C

County facilities should be located in easily
accessible areas within the County.

2. County facilities, depending on their scale
and level of activity, should be located
adjacent to thoroughfares or collector streets
to accommodate traffic.
3. County facilities should be well buffered from
nearby residential areas.

NTY 204
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Industrial development should not be directly
adjacent to residential areas.
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1.
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LAND USE AND
DEVELOPMENT TOOLS
This area of planning is where Pottawatomie County
is least in need of partners given the extensive
authority and proven tools counties have to guide
and set standards for land use and development.
This flows from the “police power” which are granted
under state law to safeguard the health and safety of
their residents and community as stated in the initial
purpose statement of Kansas State Statute 12-741
Article 7 – Planning and Zoning:
12-741. Planning and zoning in cities and
counties; authorization. (a) This act is enabling
legislation for the enactment of planning and
zoning laws and regulations by cities and
counties for the protection of the public health,
safety and welfare, and is not intended to prevent
the enactment or enforcement of additional
laws and regulations on the same subject which
are not in conflict with the provisions of this act.
Pottawatomie County acts on this authority through
its unified development regulations, which include:
Article 1— Title, Authority, Adoption & Fees
Article 2— Districts, General Provisions &
Applications
Article 3— Organization, Appeals & Special
Procedures
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Article 4— Site & Sketch Plans, Plats &
Subdivision Regulations
Article 5— Agricultural Zoning Districts
Article 6— Residential Zoning Districts
Article 7— Commercial Zoning Districts
Article 8— Manufacturing Zoning Districts
Article 9— Special Purpose Overlay Districts
Article 10— General Floodplain Development
Regulations
Article 11— General Sign Regulations (PDF)
Article 12— Substitutions, Changes, Publications
& Misc. Provisions
Article 13— Interpretations & Definitions (PDF)
Land use and development involve a true partnership
between the County and the private development
community (property owners, developers, land
planners and designers, civil and traffic engineers,
etc.). So much of the County is designed and built
by private interests and actors, who rely upon clear
parameters and standards from the public sector
to ensure that they can meet County expectations
within a review and approval framework that yields
profitable and mutually beneficial development
outcomes. To the extent that the County’s
development regulations can increase clarity, ease
communication and expedite the process, both the
development applicant and the County stand to gain.
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