SECTION 5 LAND USE AND DEVELOPMENT PLAN
5.1

Roeland Park Village Center Concept

Roeland Park Village Centers concept envisions a series of walk-able villages. Each village would be
centered around a mixed-use cluster consisting of parks and open spaces, a trail/bikeway connection,
institutions, retail and residential. Although the exact nature of each village center would be market
driven, a premium would be placed on the clustering, coordination and land use integration of these
and other uses.
Three village centers of varying scale and character are envisioned for Roeland Park: Town Center, 47th
& Mission Neighborhood Center and Gateway Development/Johnson Drive Regional Center. A small
neighborhood support center, at Roe Blvd and Johnson Drive, supportive of the Gateway
Development/Johnson Drive Regional Center.
This concept was overwhelmingly favored by community participants in the 2002 planning process,
although it was recognized that this was the most difficult of the concepts to implement.

The concept balances new development, redevelopment and open space on the critical city-owned properties
within the scale, density and character of Roeland Park. It optimizes a new southern gateway to the city from
Johnson Drive, enhances Roe Blvd as the spine through the community, increases housing options within the city
and acknowledges the city’s single-family residential foundation of affordable housing.
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5.2

Village Centers

The Roeland Park Development Framework contemplates three types of village centers: neighborhood
center, town center and regional center. The three types of centers will be different in overall size,
however, each village center will be designed to include or be linked to the following:
•
•
•
•

Compact, walkable neighborhoods with approximately a one-half mile walking radius
Public space, such as a square or an important intersection
Pedestrian/bicycle trails and open spaces linking all villages
A commercial and/or institutional core that responds to market-driven realities

Neighborhood Village Center
Description

A Neighborhood Village Center is a mix of residential uses supporting a small
commercial/retail development with locally focused services.
The Roeland Park Comprehensive Plan designates the 47th Street & Mission Road
intersection as the neighborhood center. The Plan also designates a neighborhood
village support center at the Roe Blvd & Johnson County intersection.
Previously discussed in Section 3.1, the tri-community study produced the 47th and
Mission Road Area Concept Plan. The plan already calls for a mixed-use neighborhood
center at the 47th St and Mission Road intersection. The detailed plan addresses many
design and implementation issues such as desired uses, scale, character, public spaces,
gateways and financing tools.

Service Area

Neighborhood Village Centers are intended to
provide convenience, goods and personal
services with an approximate 1/2-mile service
area radius. Residents of Roeland Park,
Westwood and Kansas City, Kansas would be
within walking distance to this village center.

Size

This center is relatively small and focused on
providing neighborhood-level services, for
example: grocery store, personal services (dry cleaning, beauty salon, bank), restaurant
and gas station. These convenience uses can be provided in an area of 60,000 to
150,000 square feet on approximately 8 to 15 acres.

Location

Neighborhood Village Centers should be located adjacent to the intersection of arterial
and either arterial or collector streets. Pedestrian accessibility, should be assured.
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Uses

• Park, trails or public space
• School(s)
• Religious institution(s)
• Local retail and personal services
• Single family residential

• Recreation facility
• Day care (children or adult)
• Neighborhood market
• Multi-family residential
• Small professional offices and clinics

Amenities

• Public or private parks
• Tree lined streets
• Additional width of greenspace between sidewalk and curb
• Selected roundabouts at four-way intersections
• Greenspace and trails providing pedestrian and bicycle access
• Reserved school/ institutional sites
• Landscaping and streetscaping

Policies

• Promote the inclusion of amenities as focal points
• Protect existing neighborhoods from intrusion of incompatible land
uses; ensure that neighborhood villages have identifiable centers and edges
• Ensure pedestrian accessibility
• Provide a public gathering place
• Encourage street and sidewalk connections
• Nonresidential buildings should provide space for multiple tenants and uses

Neighborhood Village Support Center
The Neighborhood Village Support
Center is called for at the intersection
of Roe Blvd and Johnson Drive.
The Support Center is envisioned as a
mixed-use center; guided by the
principles and policies that shape the
larger Neighborhood Village at 47th
Street and Mission Road. Smaller in
size (roughly 7 acres) and in relatively
close proximity to the Regional Center, the Support Center supports the Gateway
Development and acts as the prominent southern gateway into Roeland Park.

Town Center
Description

A Town Village Center is intended to be the focal point of Roeland Park. Within this
village center, residents and visitors will find retail shopping, restaurants,
entertainment, cultural institutions, workspace, governmental functions and a sense of
place and destination.

Service Area

The Town Village Center is intended to serve both Roeland Park and neighboring
communities as well.
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Size

The Town Village Center should include 100,000 to 350,000 square feet of gross floor
area on a total of 20 to 40 acres.

Location

The Town Village Center should be located
within the existing commercial district at
the intersection of Roe Blvd and 50th
Street. The Town Village Center may
incorporate existing or redevelop “big
box” stores and/or strip malls.

Uses

• Retail sales and services
• Office and workspace
• Multi-family residences
• Mixed-use developments
• Public institutions
• Single family residences (detached and attached)
• Park, trails, open space

Policies

• Uses that generate high levels of pedestrian traffic are encouraged
• Residential uses should be considered as part of a mix of uses within a building
• Streets and public spaces should be designed to enhance pedestrian and bicycle
activity, creating easy access to public library and community center
• Town Center should bring together east and west Roeland Park by creating a central
destination.
• Small parks and open spaces are encouraged to link trails and higher traffic uses

Regional Center
As stated in Section 3.2, the East Gateway and businesses along Johnson Drive are located just south of
Roeland Park. This retail area has a more regional pull attracting people from northeast Johnson
County, Wyandotte County and western Kansas City, Missouri.
Roeland Park has minimal influence on decisions made involving this Regional Center. However,
Roeland Park can take advantage of the neighboring center and the destination it creates. The Plan
calls for the land within Roeland Park and adjacent to the retail center to be phased into townhouses
over time and to connect the Regional Center to existing neighborhoods, the future Town Center and
the nearby Neighborhood Support Center by extending a trail system south to Johnson Drive. This
would be beneficial to Roeland Park for the following reasons:
•

Townhouses would create a buffer between the single family residential and commercial
uses, lowering noise and light pollution and stopping possible commercial expansions into
Roeland Park neighborhoods.

•

Higher density townhouses would attract people wanting to live on streets of higher traffic
and commercial activity.

•

Increased density would bring more disposable income to the Regional Center.
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•

Additional trails and green space both enhance the area and connect the Johnson Drive
corridor to the rest of the community.

It would be beneficial for Roeland Park officials to work with the City of Mission on issues pertaining to
the future growth and development of the Gateway Development/Johnson Drive Corridor. This
cooperation should be similar to the tri-community effort that produced the 47th and Mission Road
Area Concept Plan. (Section 3.1)

Key Development Components
•

The West Cloverleaf Site, owned by the City, is recommended to be developed as a mixed use and/or
planned business district zoning category.

•

The East Cloverleaf Site, currently owned by the City of Roeland Park (and about 1.1 acres owned by the
City of Fairway and the City of Mission). This site was discussed as a good site for other residential uses
or a new senior living facility.

•

Johnson Drive, between Roe Blvd and Ash contains commercial property along the north side within the
City of Roeland Park. In the Johnson Drive Corridor Design Guidelines, this corridor was recommended
to change from single-family home conversions of sparse retail and commercial uses to redeveloped two
and three-story mixed use to complement the new retail and residential uses across the street. Existing
houses would remain to the north.

•

Development of the Old Municipal Pool Site (Site 4) as a mix use that may include multi-story structures.
The development should take into account the Former City Pool Site Design Guidelines.

Key Open Space Components:
The City should prioritize and implement the recommendations of the City’s Park Master Plan.
Key Neighborhood Components:
•

The City must continue to enforce its property and maintenance codes to keep existing neighborhoods
attractive and healthy.

•

The City should maintain its involvement in the Mid-America Regional Council’s First Suburbs Coalition,
to capitalize on innovative loan programs and helpful information for residents on maintaining the
marketability of post World War II era housing.

Key Streetscape Components:
•
•
•
•
•
•

Decorative lighting
Street trees
Decorative pavement
Crosswalks
Plantings; and
Other amenities, including formal gateway treatments.
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5.3

Site Enlargements

Site 4 gone – correct –
5 Old Pool Now 4
6 is gone

SITES 1 & 2 - Cloverleaf Sites
The properties located north of Johnson Drive at Roe Blvd, are the result of the interchange reconfiguration
completed in 2004. Both sites provide prime development opportunities for the City.
During the course of the 2007 Comprehensive Plan the development plans for both parcels were revisited
because of additional public input.
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SITE 1 - West Cloverleaf
Goals and Objectives for consideration:
• Preserve adjacent single family residential neighborhoods
• Create a prominent south gateway entrance into Roeland Park

A mixed use and/or planned business district development should be explored on the City owned West
Cloverleaf site.
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SITE 2 - East Cloverleaf
Goals and Objectives:
• Create a prominent south gateway entrance into Roeland Park
• Enhanced City beautification with trail connection and prominent green space
A medium density development should be explored on the City owned East Cloverleaf site. This option may
require the purchase of the small southern portion of the site currently within the limits of the cities of Fairway
and Mission, Kansas.
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SITE 3 - North side of Johnson Drive Redevelopment
Goals and Objectives:
• Promote the economic development
• Promote quality redevelopment with various mix of residential, office and/or retail
• Create a landmark to promote a positive image of Roeland Park.
The privately-owned sites north of Johnson Drive between the West Cloverleaf and ½ block west of Roeland
Drive were included in the East Gateway Redevelopment Plan study area.

The City has created Johnson Drive Corridor Design Guidelines, see Appendix 8.1.
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SITE 4 - Old Pool Site Redevelopment
Goals and Objectives:
• Promote the development of single or multi-story buildings
• Promote quality redevelopment with various mix of residential, office and/or retail
• Create a landmark to promote a positive image of Roeland Park.
Though it occupies a prominent position in relation to the new Bella Roe commercial development, the City
owned site definitely has its challenging aspects. Because of the drastic topographical change between the
abandoned pool site to the south and the Public Works Facility anchoring the north portion, the redevelopment
opportunities are focused on the lower south portion and the upward sloping portion on the east side of Roe
Parkway. The site includes an abandoned underground mine/quarry, so the cost to develop it must incur the
required mitigation work. It is also assumed that the foundations for buildings on this site will require more
than the average amount of structural reinforcement which will add to the development costs.
Actions to be taken for this site are to determine appropriate incentives for development, seek developers for
the site.

The City has created Former City Pool Site Design Guidelines, see Appendix 8.2.
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5.4

Future Land Use

The future Land Use Map has been updated to reflect recommendations of this Comprehensive Plan.

The vision for future land use in Roeland Park is guided by the ideas illustrated in the Village Centers
concept plan shown in Section 5.2. The focus of the future land use should be to accomplish the
following:

•
•

Preserve and enhance the existing single family residential neighborhoods
Create a quality retail destination by transforming existing commercial from auto-oriented to pedestrian
friendly development

•

Promote owner occupied higher density uses, such as townhouses and senior citizen facilities, within
and adjacent to the village centers

•
•

Use existing churches, government institutions and other semi-public uses as anchors for the centers

•

Minimize the physical and perceived divide that Roe Blvd creates through such means as pedestrian
crosswalks, landscaping and other traffic calming methods stated in this plan

Connect neighborhoods to other neighborhoods and to commercial activities through a
pedestrian/bicycle trail system
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Future Land Use Map
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5.5

Housing & Neighborhoods

The residential neighborhoods of Roeland Park make up the cornerstone of the community. Through the
“community survey” residents of Roeland Park stated that preservation of existing housing and neighborhoods is
one of the most important future issues. This section discusses various ways in which citizens and city officials
can preserve their present neighborhoods by planning for the future.
Residential Transition Zone - Townhouses
Townhouses is a type of medium-density residential that the comprehensive plan suggests, in certain areas, for
the future Roeland Park. Townhouses can be incorporated into the mixed-use category used in the future land
use map (Section 5.4). Located adjacent to the outer limits of the mixed-use centers, along busy roadways or
adjacent to more intense land uses, this medium density housing type acts as a buffer between single family
residential areas and more intense land uses. This protects and preserves the residential neighborhoods by
limiting noise pollution, light pollution and by stopping commercial encroachment. Higher density, such as
townhouses, must occur in designated areas with a minimum of eight units, or approximately 1/2 block. This is
intended to maintain a sense of order and to discourage the use of higher density in small infill projects.
Residential Transition Zones are conceptual in nature. The intention of the zone is to preserve neighborhoods by
protecting established residential areas from encroachment of adjacent uses of higher intensity. This plan
deems appropriate the use of townhouses in transition zones, providing the proposed development fits the style
and character of the adjacent neighborhood. Areas deemed as “Residential Transition Zones” may be subject to
change as the community evolves and the extent of their application will be monitored and evaluated by the city
on a case by case basis.

Senior Housing
Senior housing is another higher density residential use. Senior housing can be a solid anchor to a mixed-use
center. The pedestrian scale of a mixed-use center is well suited for the elderly. The aesthetics and open space
that often accompanies a mixed-use center is desirable to senior housing residents.
Building Codes/ Enforcement
Building codes and the fair and proper enforcement of existing building codes can be a great tool to maintain
preservation and foster improvements. Roeland Park must continue to have equitable enforcement of existing
codes and implement future codes that adhere to the vision and goals of the plan as developed in the
community participation process.
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Streets & Sidewalks
Proper upkeep and maintenance of existing streets and sidewalks
is crucial to the continued preservation of residential
neighborhoods. Additional sidewalks between neighborhoods and
commercial centers will create a more walkable community and
encourage pedestrian traffic.
Pedestrian Crossings - Roe Blvd
In an attempt to minimize the divide created by Roe Blvd, create
better pedestrian access to neighborhoods and the proposed
town center, and to create a safe and friendly environment for
pedestrians the city should examine and identify key pedestrian
crossings for Roe Blvd. These future crossings should take
advantage of existing signalization and should avoid adding
additional traffic stops. Incorporation of the pedestrian-friendly
crossings to a future trail system is encouraged.
Possible key pedestrian intersections are:
1.
2.
3.
4.

Roe Blvd & Roe Lane
Roe Blvd & 51st Street
Roe Blvd & 55th Street
Roe Blvd & Johnson Drive

These intersections should be evaluated further prior to determining the most appropriate crossings.

5.6

Transportation

Transportation planning needs to incorporate all forms of transportation. These forms of transportation can
include automobile, pedestrian, bicycle and public transit. Roeland Park has been designed around the
automobile. Strip commercial, large parking lots and multi-lane streets were all designed with the motorist in
mind. The following suggests a future for Roeland Park designed with the pedestrian in mind. Through a multimodal approach to transportation citizens of Roeland Park can enjoy a renewed quality of life while maintaining
the convenience of the automobile.

Roe Boulevard
Roe Boulevard is a major north/south roadway that connects eastern Johnson County to I-35 and the 18th Street
Expressway and Kansas City, Kansas. Thousands of cars travel daily on this 5-lane road which divides Roeland
Park in half. Roeland Park has limited influence in changing the physical attributes of Roe Boulevard, such as
vehicle capacity and number of lanes. However, Roeland Park can influence future growth and change in the
land adjacent to Roe Boulevard. An effort should be made to promote and implement traffic calming techniques
that are consistent with roadway characteristics. Such techniques as altered speed limits, additional landscaping
and smaller building setbacks can go a long way in calming traffic. Calming traffic in turn will promote a more
pedestrian friendly environment, create greater ease at ped-crossings, make motorists more prone to stop at
the adjacent commercial center, and help bridge the community divide that was created by Roe Boulevard.

Roeland Park Comprehensive Plan
Roeland Park, Kansas – Adopted June 4, 2012 P a g e | 44

Road Network
Roeland Park has a road network that was formed from a compilation of neighboring subdivisions. As a result
connecting streets are rare, making travel between neighborhoods somewhat difficult. East/west access is
limited. Fifty-fifth Street is the only true east/west through street in Roeland Park. Both 50th Street & 51st
Street are impeded by the existing commercial center. Improvement to east/west vehicular traffic movement
should be encouraged in the redevelopment of the town center district. Since Roeland Park is a land locked
community built to its borders, future expansion of the road network is not likely. A focus should be made on
continued upkeep and maintenance. Aesthetics and impact on adjacent neighborhoods should also be taken
into account.

Trail System
The Preferred Plan discussed in Section 5.2 envisions a community wide pedestrian/bicycle trail system
connecting existing parks and open space to surrounding neighborhoods and destinations such as: village
centers, parks, local schools, the community center; and the public library. The trail system would bring
continuity to Roeland Park by connecting neighborhoods. The trail system would be used as a form of recreation
and as a means of getting to and from community activities. Trails may be associated with existing sidewalks and
streets or, in some instances, build on those existing assets. Landscaping, vegetation and public art would be
incorporated; taking into account the feasibility and availability of land and right-of-way.

Transit
Transit is an important component of any community. Currently Roeland Park is serviced by Johnson County
Transit, a public transit bus line. Currently, Johnson County is exploring the possibility of commuter rail that
connects Johnson County to downtown Kansas City, Missouri. The proposed route is planned to run parallel to
neighboring I-35. Roeland Park should pursue their relationship with a potential train stop and/or a bus line
connecting the City to the rail line.
A Transportation Investment Generating
Economic Recovery (TIGER) Grant will
finance transit investments along Johnson
Drive. The infrastructure improvements
will make transit service more attractive
to customers who currently use the bus;
attract people who do not yet use transit;
and, connect transit to where people
work and shop.
This project is an investment in Johnson
County Transits overall transportation
system. In the future, it can help improve
capacity, reduce travel delays, and ease
congestion.
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5.7

Public Facilities/ Infrastructure

Public facilities and infrastructure are general terms that
refer to a broad array of services that communities
provide their citizens. Safety, education, culture,
government, recreation, transportation and water are just
a few of the many services provided. These daily
conveniences are often taken for granted. Citizens pay for
these services, daily, through local property and sales tax.
Many times families and individuals compare
communities’ public facilities before deciding to purchase
a home or start up a business.

Library/ Community Recreation Campus/ City Hall
A library, community recreation campus and city hall are among the
public buildings in Roeland Park. These local facilities provide Roeland
Park with centers for learning, recreation, arts and culture. They also
house important offices such as the local government and police. The
library and community center are located in proximity to the new Bella
Roe commercial center. The library and community center anchor the
Town Center zone of the Land Use Plan, enhancing ongoing residential
and retail growth of this area.

Stormwater
In the early 1990’s the City created one of its first benefit districts to
construct storm water improvements in the Elledge Drive / Fontana Drive (Turkey Creek Drainage areas). To
date nine benefit districts have been created encompassing approximately 2260 properties or 80% of the City.
The purpose of any storm water improvement project is to reduce flooding and potentially redefine certain
properties that are no longer in designated flood zones.

Sidewalk & Park Master Plan
A well maintained park and trail system is important to the growth and preservation of any community. Parks
and trails provide communities a place for recreation and relaxation. Parks and trails also create a central point,
add to community aesthetics and encourage pedestrian traffic. When local parks and trails are planned in a
comprehensive manner, the trail system links existing and future greenspaces together. Better pedestrian access
between neighborhoods and to and from village centers is also attained. See Appendix 8.3, 8.4.
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