
In order to preserve Lyon County’s open space and agricultural lands, infill 
development and adaptive reuse should be encouraged and prioritized. By 
supporting infill development along main streets and in residential neighborhoods, 
community livability is enhanced through expanded housing options, access to 
amenities, services, and employment. 

Infill development helps lower costs to support public facilities, services, and 
systems such as police, fire, emergency response, electricity and natural gas, 
water, waste and recycling, and the management of  parks and natural areas. By 
promoting compact development, the impacts of  future growth on the county’s 
natural environment can be minimized.

Building up places to shop and eat will help 
keep people in this city, especially the younger 
generation.

Anything we develop on the west side of town 
will just be a mediocre version of some other 
larger city’s sprawl.  Downtown is what makes 
Emporia what it is.

Provide historic districts for neighborhoods, work 
on infill development for new housing and 
commercial use.

“

“

WHAT WE HEARD

““

“

“
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SUP PORT I NG I N F I L L 
D EVE LOPMENT 
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In f i l l  and redevelop surface park ing and vacant lots  with commercia l  or 
res ident ia l  uses1

2

5

Adapt ive ly  reuse exist ing bui ld ings

Ensure bui ld ing or ientat ion, mass ing , and height  ref lect  the predominant 
neighborhood pattern

Locate new development c lose to exist ing in frastructure and a long 
corr idors to min imize costs  of  provid ing and mainta in ing publ ic  ser v ices

Minimize development with in env ironmenta l ly  sens i t ive areas and the 
100-year f loodpla in

O b j e c t i v e s

Provide decent and a f fordable hous ing

Al low for smal l  a l ley f lats  a long exist ing a l leys

Ensure adequate ut i l i t ies  exist  to suppor t in f i l l  development
 

6

7

8
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GOALS AND OB J ECT I V ES
Plan Element IV: Supporting Infill Development



Americus’ main street ready for infill development 

Throughout Lyon County, development should be encouraged within town centers and along transportation corridors. Vertical integration 
of uses is strongly encouraged particularly along main streets, near transit stops, and major intersections. 

Within the City of Emporia, there are several distinct neighborhoods, each with somewhat different physical characteristics such as age 
of housing, street width and structure, and lot sizes. Development within these neighborhoods should be focused on vacant lots, while 
striving to maintain the unique character and distinguishing features of the neighborhood.
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Planning patterns, in conjunction with goals and objectives, serve as a tool to help guide and implement development decisions. These 
patterns were developed through a participatory planning process with the community and should inform future approval processes. 

In towns and city centers, zones should be identified along major corridors that allow for the 
flexible use of buildings. Building size, height, and lot coverage should remain consistent while 
allowing for a range of uses.

Mixed-use buildings support active town centers by allowing for a mix of uses in a small 
footprint. Buildings along main streets have ground floor commercial or retail uses with offices or 
residential units above. Ground-floor retail fronts that face the street should have 70% window 
glazing, especially around entries, to encourage transparency and a sense of place along the 
pedestrian realm.

Adaptive reuse of historic buildings should be encouraged to help support the character of the 
place. The outside “shell” and character of the building should be retained while upgrading the 
interior to adapt to a new use. If major renovation is needed, exterior detailing and fixtures should 
be replicated.

F l e x - U s e  B u i l d i n g s

M i x e d - U s e  B u i l d i n g s

H i s t o r i c  P r e s e r v a t i o n
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P LANN I NG PATTERNS
Plan Element IV: Supporting Infill Development

Adaptive reuse of historic buildings into mixed-use



5
4

Continuous facades, or connected buildings on the sides to form a single facade, should be 
required in town and city centers. This is achieved through consistent setback build-to lines, 
consistent window size and 70% glazing on storefronts. In town centers, facades should be two 
stories high and should transition to adjacent areas.

Sidewalk buildings are built to line the edge of sidewalks, and are the new building type that is 
required in city centers, along main streets. Entries of buildings are well-defined along sidewalks. 
Setbacks in central residential neighborhoods should be limited, and sidewalks should be linked 
to all building entries.

C o n t i n u o u s  F a c a d e s

S i d e w a l k  B u i l d i n g s
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Sidewalk buildings with continuous facades
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Parking behind requires that parking be placed behind all new commercial and residential 
development with clear passages linking the parking to the front.

On most streets, provide for on-street parallel parking. Angled parking should be avoided due to 
the difficulties associated with backing into oncoming traffic or cyclists when exiting a parking 
space. 

Complete streets have paths that are at least 10’ wide to allow for pedestrians as well as storefront 
cafes to use the space. They include places to sit as well as street trees, awnings, and overhangs 
for protection from the elements. Complete streets also incorporate safe crosswalks, curb 
cuts, bulb outs, and other traffic calming measures. The goal of a complete street is to make a 
comfortable environment for pedestrians and safe for cars and cyclists.

All new development should have utilities placed underground as it ensures greater resiliency in 
case of natural disasters and vastly improves the visual streetscape environment. Utility corridors 
should be used to organize infrastructure to help eliminate inefficiencies.

C o m p l e t e  S t r e e t s

P a r k i n g  B e h i n d

O n - S t r e e t  P a r k i n g

U n d e r g r o u n d  U t i l i t i e s
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A complete street with underground utilities



1 1
10

Consistent signage should be visible but not overpowering—it should be appropriately scaled 
to the surrounding uses and speed of traffic. Larger signs may be appropriate to use in faster 
traffic areas, and smaller-scale signage is more appropriate in slower-moving areas. Signage 
should be consistent to assist vehicles and pedestrians in wayfinding and enhance local 
character to help support a sense of place. In downtown or along main streets, blade signs 
can be used. LED back-lit signs should be minimized, as well.

Street trees should be placed at regular intervals along all streets, approximately 25’ spacing 
between trees. Deciduous canopy trees that align with local landscape standards should 
be chosen. The height should be based on street width and building clearance. Street trees 
should be placed a minimum of 10’ from fire hydrants and 20’ from stop signs.

C o n s i s t e n t  S i g n a g e

S t r e e t  Tr e e s
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Main street with parking behind and street trees
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Bungalows are one or two story homes with a 6’ deep porch and pitched roof. They have an 
attached or detached garage to the side or behind. Bungalow often have grouped windows 
and a defined front entry. 

A connected townhome is an attached home of one to three levels with an individual entry, 
stoop, or porch from its connected neighbors. Garages can be on the first level if accessed 
from the back of the home or tucked under the first story, and may be a detached style if 
across an alley. 

Alley flats are one level apartments that are at-grade or above garages, and on alleys. The 
maximum gross floor area should be 650 square feet and one off-street parking space should 
be provided for each unit.

Urban lofts are one or two-level apartments or condos in a multi-story building, often above 
ground-floor retail.

B u n g a l o w s

C o n n e c t e d  To w n h o m e s

A l l e y  F l a t s

U r b a n  L o f t s
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Lofts, townhomes, and bungalows
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Country homes are one or more stories, detached, large single-family homes. Country homes 
have front porches that are a minimum of 6’ deep, with garages to the side or rear. Garages 
cannot surpass the front entry of the home.

Manufactured homes should be consistent with nearby scale and style. They should be 
located outside of floodplains and only in areas where full services and adequate parking are 
provided.

Comfortable front porches are a minimum of 6’ deep by 8’ wide. They are elevated a 
minimum of 18” from the ground and are located in front of a home with a roof above. 
Comfortable front porches help provide places for homeowners to sit and watch the 
neighborhood and allow for opportunities for social interaction.  

C o u n t r y  H o m e s

M a n u f a c t u r e d  H o m e s

C o m f o r t a b l e  F r o n t  P o r c h e s
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Potential of alley flats (before and after) in the 
neighborhood south of ESU



Potential Infill Parcels            89

Platted, but Undeveloped Parcels        24

Infill Parcels Under Development           7

Alley     potential to comfortably fit 500 Alley Flats                        

PARCEL BREAKDOWN 

GRAPHIC ARTS

Downtown Emporia has been improving over time and many great infill 
projects have been completed along Commercial Street. There are many 
more infill opportunities in the City that would improve the streetscape 
and create a more walkable pedestrian environment. 

This is a high level, preliminary analysis of open parcels throughout the 
City. The analysis shows that there are over 120 open parcels of various 
sizes that can accommodate some type of infill development. In addition, 
there are 90,000 linear feet of alleys in the older neighborhoods of town 
which could comfortably accommodate over 500 small alley flats. In the 
past, these were known as “granny flats” and today they are oftentimes 
referred to as “accessory dwelling units.” 

To be compatible with existing homes, they should not be very tall (never 
more than one level either at grade or above a garage) and they should be 
quite small (no more than 650 square feet). Existing utility networks are 
usually adequate to support this type of infill but alleys may need to be 
graded (they could still be gravel) to support the limited additional traffic. 
Alley flats can help meet the need for inexpensive rental units as well as 
provide a source of income to property owners.

Accessory dwelling units, shown below, 
are infill development opportunities 

that can generate additional income for 
property owners. 
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"More infill housing needed, remove blighted houses.”

"We need affordable housing before we can 
attract any additional business"

    - PlanELC community survey responses



The baseline housing analysis and demographic trends, along with the community survey and stakeholder interviews, identified several 
needs and objectives for Emporia and Lyon County regarding housing.

THERE IS A NEED TO…

• improve the housing stock to support economic 
development

• attract and support new housing development, primarily 
for-sale homes

• encourage the development of  for-sale housing priced 
between $150,000 and $300,000

• promote redevelopment and renovations in Emporia’s 
older neighborhoods

• promote infill development in Emporia’s older 
neighborhoods

• encourage the development of  housing designed to meet 
the needs of  older adults to accommodate projected 
growth in households 55 and older

• improve neighborhood cohesion through design standards
• address absentee ownership and deteriorating housing 

conditions in certain neighborhoods

KEY CONSTRAINTS

Population Losses  The population in Lyon County and 
Emporia declined from 2000 to 2016 and population projections 
show continued losses.   Population losses make it challenging to 
build new housing. Although there will continue to be demand 
for replacement housing, developers and financial institutions are 
attracted to communities that have growth.  

Household Incomes  The most recent American 
Community Survey found that 45 percent of renters and 22 percent 
of homeowners in Lyon County spend 30 percent or more of their 
income on housing.  Thus, maintaining an adequate supply of 
quality affordable housing is important.

Aging Housing Stock and Cost  of  Repair 
Emporia and Lyon County have a high proportion of older homes.  
There are many “old but not quite historic” homes dating from the 
midcentury that are beginning to require significant reinvestment.  
Costly repairs may pose a challenge to low-income homeowners. If 
this challenge affects many homes within the same neighborhood, 
wider-scale disinvestment could occur.

NEXT STEPS

1. Conduct a comprehensive housing assessment 
that includes a housing inventory to identify 
under-served markets

• Housing priced $150,000 to $300,000 
(2017 dollars)

• Appropriate housing product for the 
aging population

• Identification of ideal sites for new 
development

• Identify targeted redevelopment areas
2. Review and revise city ordinances to identify 

possible opportunities and limitation regarding 
redevelopment and stronger enforcement to 
prevent deteriorating property conditions

3. Continue to promote the redevelopment of 
vacant properties through various grants and 
programs

4. Strengthen neighborhood cohesion by developing 
housing design standards, encouraging active 
neighborhood and block associations, and 
celebrating neighborhood improvements

5. Identify sites that are ideal for infill residential 
development

6. Create a community service program to clean and 
prepare infill sites for development

7. Implement a rental registration and rating system 
to address absentee ownership and substandard 
property conditions

8. Provide flexible infrastructure standards within 
new growth areas to encourage a variety of lot 
sizes and products

9. Continue to offer incentives and seek new 
funding sources for redevelopment and infill in 
older neighborhoods

10. Allow rural residential to locate only within 
designated areas along corridors or adjacent 
to existing clusters of 20 residences or more, 
provided lots are served by adequate utilities 
and local streets are improved by a development 
agreement with the County

11. Continue to update building codes to ensure that 
subdivisions developed in the County area have 
engineering standards compatible with City of 
Emporia requirements so that such subdivisions 
do not became a financial burden for the City or 
County if annexed
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HOUS I NG I N F I L L  OPPORTUN I T I E S



 This chart shows the cost for the City of Emporia to 
provide public services to the identified housing type 
per every $1 dollar of property tax revenue raised 
(based on City of Emporia 2014 expenses). Note 
that as housing density increases, the cost to the City 
decreases to the extent that for the Grenada Lofts, 
for every $1.00 of property tax revenue, the City only 
spends 2 cents, which translates into a 98 cent gain for 
the City on every dollar of property tax revenue.

Finding
Low density, large lot development barely pays for itself 
and once homes are developed on lots larger than 1.5 
acres they cost the City money. Hence, an appropriate 
balance of housing types should include smaller lot 
options.

Source: Development Strategies

C u r r e n t  H o u s i n g  P r o g r a m s 
Most of the housing programs and housing development supported by these programs in Lyon County are administered by the City of 
Emporia. Key programs are summarized below.

• USDA Rural  Development Section 515 Housing  There are three apartment properties funded through this 
program in Lyon County, which allows income-qualified tenants to pay 30% of  their income for rent.  Allen Vila Apartments (8 
units), Americus Housing Authority units (16 units), and Olpe Plaza (14 units)

• Neighborhood Revital izat ion Program  City of  Emporia program that provides property owners an 80% to 95% 
property tax rebate on the increase in taxes generated by improvements made to their property.  This includes new construction, 
additions, and renovations. The minimum investment is $5,000 for residential properties and $10,000 for commercial properties 
and the properties must be located within the city’s designated Neighborhood Revitalization Area

• Vacant Building Registrat ion   City of  Emporia program that targets chronically vacant properties.  Owners of  
vacant properties (residential and commercial) must register their properties with the city and work toward returning the property 
to appropriate occupancy or use or marketing the property (for sale or rent).  There is a registration fee of  $25 for residential and 
$100 for commercial properties.  Penalties for not registering a vacant property are up to $50 and additional fines of  $100 per 90-
day period can be levied if  a property continues to be vacant and not registered. Additional fines of  $250 per residential unit and 
$500 per commercial building can be levied if  a building is chronically vacant for more than one year

• Rural  Housing Incentive District  (RHID) Kansas Department of  Commerce program that allows cities and 
counties to fund infrastructure to support the development of  new housing. The City of  Emporia is using RHID funds to pay 
for some of  the infrastructure costs associated with the 26-lot Hidden Vistas subdivision. Homes in this neighborhood will be 
$200,000 to $300,000

• Moderate Income Housing Grant   The City of  Emporia received a grant of  $179,839 from Kansas Housing 
Resources Corporation to help fund the construction of  five single-family homes on city-owned lots. The funds will be used for 
construction financing and down payment assistance for qualifying families

• Af fordable Housing Program Grant  The Federal Home Loan Bank of  Topeka awarded the City of  Emporia 
$131,000 to assist with renovations and repairs on 23 homes throughout the city

• Low Income Housing Tax Credit  (LIHTC)  LIHTCs are awarded annually by Kansas Housing Resources 
Commission to private developers to help subsidized the cost to develop housing. In return, a set aside number of  units at 
apartment properties are reserved for households earning less than 60% of  the area median income. There are five LIHTC 
properties in Lyon County—Hartford Place (10 units in Hartford), Chapel Ridge Apartments (64 units in Emporia), Wyndham 
Place Senior Residences (42 units in Emporia), Westwood Village (76 units in Emporia), and Kenyon Heights (46 units in 
Emporia)

The City of Emporia approved three additional projects for which the developers are applying for LIHTCs.  Emporia landing would 
contain 32 units designed for families, Eastridge Apartments would contain 66 units designed for families, and Whittier Place would 
contain 36 units designed for seniors. The application process for LIHTCs is very competitive and it is not common for three projects to 
be approved the same year in a community the size of Emporia.

THE COST OF SPRAWL
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Utility planning in Lyon County 
is the process of developing 
and maintaining cost-effective 
and environmentally-
compatible infrastructure 
systems that support a modern 
community and economy. 
Utilities are a basic building 
block of urban and rural living 
and should be coordinated 
with land use to ensure the 
community has adequate 
infrastructure to serve existing 
and future development. 

In addition to city-owned 
utilities, private utilities 
include electrical, natural gas, 
and telecommunication and 
are important components 
of the overall infrastructure 
network. While the City of 
Emporia and Lyon County do 
not have direct control over 
private utilities, the community 
can influence utility-related 
decisions by coordinating with 
private utility providers, limiting 
the amount of disturbance 
to city infrastructure and 
neighborhood character, and 
coordinating with private utility 
providers on the acquisition, 
use, and enhancement of utility 
corridors.
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The sanitary sewer system is a network of pipes that carries 
sewage away from bathrooms, sinks, kitchens, and other 
plumbing components to a wastewater treatment plant where it 
is filtered, treated, and discharged. While most of Lyon County 
is served by individual septic tanks, over 140 miles of sanitary 
sewer lines serve the City of Emporia. 

The Emporia Wastewater Treatment Plant is located southeast 
of Soden Park along the Cottonwood River. The Plant was first 
built in 1922 with various improvements over the years to enable 
treatment of approximately 4.0 million gallons of wastewater 
per day. Heavy usage by commercial and industry uses gives 
the Wastewater Treatment Plant a solids and organic pollutants 
loading equal to the discharge of 48,000 people, which is nearly 
double the city’s actual residential population. Fifteen sanitary 
sewer pumping stations are also located throughout the city. 

NEXT STEPS

• Strengthen and direct development towards existing 
communities to conserve resources and make 
development decisions predictable, fair, and cost-
effective. For example, a planned sewer line extension 
along Road G, an identified and preferred growth area, 
would support economic development

• Upgrade the nutrient removal system for wastewater 
treatment to meet new permitting requirements and 
improve water quality. Nutrient removal facilities and 
processes are required at the Wastewater Treatment 
Plant per current permitting requirements by the 
Kansas Department of  Health and Environment and 
Environmental Protection Agency

• Upgrades to two aging lift stations, Lift Station No. 
9 and Lift Station No. 6, are currently programmed 
to mitigate failures that would drastically increase 
replacement costs. Several other lift stations have not 
been upgraded since the 1970s. Prioritize and program 
systematic upgrades to lift stations by age to mitigate 
space, security, and safety issues

• Conduct a comprehensive sanitary sewer system 
analysis to identify system condition and prioritize 
locations for maintenance or replacement
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The stormwater sewer system is designed to carry rainfall 
runoff and other drainage through a series of pipes and 
open ditches until discharged into streams, rivers, or other 
surface water bodies. The City of Emporia has various 
stormwater infrastructure including open ditch, concrete 
channels, culverts, flumes, pipes of various sizes, detention 
ponds, and more. Overall, there is nearly 70 miles of linear 
stormwater infrastructure and 1.3 million square-feet of 
stormwater surface area control. 

NEXT STEPS

• Stormwater infrastructure systems should be 
developed and maintained to accommodate 
projected growth and development 

• Develop a systematic process for replacement 
and maintenance of  stormwater conveyance 
infrastructure

• Appropriate system extensions need to be 
determined to support new development in 
identified growth areas as well as discourage 
development in undesirable locations such as 
floodplains, prime agricultural land, or isolated 
development areas

• Perform routine maintenance activities to the 
stormwater system in order to maintain its 
intended capacity and condition

• Ensure compliance with state and federal 
requirements for management, operation, and 
maintenance 
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Water infrastructure is an essential utility for communities and a 
gatekeeper to development. The City of Emporia provides water 
for the city and six rural districts, which cover Lyon County 
and portions of Osage County and Coffey County. The City of 
Emporia has several water rights and contracts from the Neosho 
River, Cottonwood River, and Council Grove Reservoir. 

The Emporia Water Treatment Plant is located in the northwest 
portion of the city in Dryer Park and serves over 180 miles 
of water distribution lines throughout the city. Most of the 
distribution system is comprised of cast iron and ductile iron 
water mains, but PVC water mains began to be installed in 
the 1990s. The Water Treatment Plant was constructed in the 
1880s and has had major renovations over the years, including 
improvements in the 2000s to increase the plant capacity to 15 
million gallons per day. While the city is permitted to take up to 
15 million gallons of water per day, current usage is approximately 
5.6 million gallons per day. 

NEXT STEPS

• Replace aging water main to provide appropriate 
capacity to the Water Treatment Plant. All water pumped 
to the Water Treatment Plant is currently transported 
via three primary water mains, one of  which is over 110 
years old and has failed several times in recent years

• Three water towers are located in the City of  Emporia 
to provide a combined 4.0 million gallons of  storage 
capacity. Two 1.5 million gallon tanks located in Dryer 
Park near at the Water Treatment Plant received recent 
pipe and valve updates. The third 1.0 million gallon tank 
located on 12th Avenue near Topeka Street now requires 
similar improvements

• Conduct a study to determine the need for additional 
storage facilities to meet recommended storage capacity. 
Kansas Department of  Health and Environment 
recommends two days storage for water systems. Based 
on the current usage of  5.6 million gallons per day, the 
existing 4.0 million storage capacity does not provide 
sufficient storage for one full day 

• Invest in a backup power system to avoid disruptions to 
water service and improve utility resiliency. The Water 
Treatment Plant currently does not have backup power. 
The loss of  power affects the ability to pump water 
from the river, treat water at the treatment plant, and 
provide high-pressure service to the community. At least 
three power outages have occurred within the last two 
years and an extended power loss can have devastating 
impacts on drinking water quality, commercial and 
industrial operations, and emergency response 
capabilities. 
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