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The Vision, Goals, and Objectives establish 
the foundation of the Comprehensive Plan. 
They were shaped by recommendations 
from the Comprehensive Plan Advisory 
Committee, input from public workshops 
and online questionnaires, consultation 
with key stakeholders, and analysis by the 
consultant team. The result of this robust 
process provides the groundwork for 
specific actions that will shape the future of 
Gardner.

The Vision Statement paints the future 
of Gardner, looking at what the City 
could be in the next 15 to 20 years. It is 
written in retrospect to describe Gardner 
as it would appear after the adoption and 
implementation of the Comprehensive 
Plan. The Vision Statement is an illustrative 
portrayal of life in Gardner as residents, 
businesses, and stakeholders imagine it 
could be. 

 VISION, GOALS  
& OBJECTIVES
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VISION
IN THE YEAR 2035…
The City of Gardner is a thriving 
community that continues to grow, 
with a high quality of life defined by its 
balance of traditional character and new 
development that collectively meet the 
needs of residents and businesses. Since 
the adoption of the Comprehensive Plan, 
Gardner has transformed into a center for 
innovation industries with a highly skilled 
and educated work force. The City is home 
to many jobs and business opportunities, 
fostered by support from the City. With 
its great location, reputation as a livable 
community with a high quality of life, 
Gardner is the focus of new investment for 
the Kansas City region.

Gardner’s residential neighborhoods 
offer a broad range of housing options 
within the City. Starter homes provide 
homeownership opportunities to young 
families and professionals, while higher-
priced housing is well-suited for families 
looking to upgrade within the community. 
Quality multi-family and townhouse 
developments provide housing for young 
professionals, empty-nesters, and first-time 
home buyers, while older neighborhoods 
continue to attract new residents.  
Residents of old and new neighborhoods 
have a connection with and a sense 
of pride in where they live, and many 
neighborhoods have developed their own 
distinct identity.  

Young families continue to move to 
Gardner not only for the quality housing, 
but also for the great schools. Gardner-
Edgerton School District continues to 
provide excellent academic, art, and 
athletic programs for Gardner residents, 
and is consistently ranked as one of the 
top school districts in the State of Kansas. 
Partnerships between schools, the City, 
and local businesses prepare students for 
direct entry into college and local industry. 

Public safety is an important factor in 
why people choose to live and work 
in Gardner. The City of Gardner Police 
Department continues to provide high 
quality protection and safety services 
throughout the City. The Department is 
housed in a new state-of-the-art facility, 
which allows for more efficient police 
operations and includes court services. 
Fire protection service is also benefiting 
from the addition of a new facility within 
the City, providing faster response times 
throughout Gardner’s growing footprint.

Residents and businesses in Gardner 
are well-served by the City and local 
utility providers. The City of Gardner 
Public Works Department has diligently 
managed, maintained, and upgraded the 
City’s expanding infrastructure. Meanwhile, 
the electric utility provider has expanded 
its facilities to ensure that residents and 
businesses have sufficient electric service. 

The City of Gardner is known throughout 
the region for its business-friendly 
environment, bringing jobs and a 
steady tax base to the community. 
Light industrial developments near the 
intermodal facility and area airports 
provide steady employment opportunities 
with high wages. The location of both 
the Gardner Municipal Airport and New 
Century AirCenter and Executive Airport 
near industrial areas lessens noise and 
vibration impacts to the City’s residential 
and commercial areas, which allows for a 
bustling air transportation industry. The 
expanded Gardner Municipal Airport 
provides additional hangar space for small 
commercial operations and recreational 
aviation enthusiasts to take to the sky.



Vision, Goals & Objectives  41  

On the ground, Downtown Gardner 
serves as an example of a charming 
commercial district. Local retail shops 
along Main Street contribute to a bustling 
commercial corridor, and well-timed 
signals manage traffic flow throughout the 
City, allowing easy access to commercial 
areas. Proactive government policies 
and investments have catalyzed job and 
business growth, while areas near the 
I-35 interchanges have also developed as 
commercial destinations and light industrial 
nodes, providing a range of retailers and 
services for the community and beyond. 

In the year 2035, Gardner continues to 
be a desirable place to live and work 
due to its location and accessibility. 
The I-35 corridor provides a convenient 
link to the City via the US-56 interchange 
as well as the 191st Street/Gardner Road 
interchange. Gardner has worked closely 
with the railroads to increase safety and 
reduce delays for motorists at both grade-
separated and at-grade railroad crossings. 
Residents and visitors have access to 
Johnson County Transit, which provides 
service between Downtown Gardner and 
the Kansas City metro area.

The view from above Gardner shows a 
city that is well-served by many parks 
and open space areas. The City has 
successfully implemented its Parks System 
Master Plan, providing new parks and 
enhancing recreational service to the 
City’s neighborhoods. During the summer 
months, residents cool off at the Aquatic 
Center and Gardner Lake, and families 
enjoy a variety of sports and community 
activities at Celebration Park and a new 
community center. The City has also 
created a plan for the future of the Gardner 
Golf Course that will ensure the area is 
an asset for decades to come. The City’s 
parks, recreational facilities, and residential 
neighborhoods are connected by an 
extensive greenway and trails network 
that allow for safe and efficient bicycling 
and walking. The trails connect natural 
areas that not only enhance the beauty of 
the City, but also serve as integral tools to 
prevent flooding.

A broad range of Gardner’s citizens are 
well informed and engaged in the affairs 
of City government. The City of Gardner 
has effective systems for engaging 
citizens,  Residents and other stakeholders 
are well informed and a variety of citizen 
interests are represented in the policy and 
decision making process. Neighborhoods 
have organized themselves so that they 
have greater influence over everyday 
decision-making. 

People not only want to live in Gardner, 
but also come to visit its many 
attractions. Visitors patronize the shops 
and restaurants in Gardner after following 
the historic Santa Fe Trail to where it splits 
off from the California and Oregon Trails 
at Gardner Junction Park. The Johnson 
County Fair brings thousands of people 
to the City annually, and provides an 
opportunity for Gardner to showcase its 
vibrant community in its newly enhanced 
grounds and facilities. Helpful wayfinding 
signage and gateways allow visitors to 
easily navigate the City and identify points 
of interest. While Gardner celebrates its 
history as the place “Where the Trails 
Divide,” it has also transformed into a place 
where a great community comes together.
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GOALS & 
OBJECTIVES
The City of Gardner Comprehensive 
Plan provides a road map for policies 
that will guide the City over the next 
15-20 years. The Goals and Objectives 
help organize the Plan and provide the 
conceptual framework for more detailed 
recommendations.

Goals are overarching principles that 
outline an intended outcome; they are 
broad and long-range.  Objectives are 
specific actions and policies that should be 
undertaken and/or adopted by the City of 
Gardner to help achieve its goals.

The Goals and Objectives are categorized 
as follows:

• Neighborhoods and Housing

• Commercial Areas

• Industrial Areas

• Growth and Annexation

• Transportation and Mobility

• Community Facilities

• Open Space, Recreation, and 
Environmental Features

• Community Character

• Sustainability

NEIGHBORHOODS  
& HOUSING
Goal: Provide a range of housing options 
to meet the needs of all income levels that 
foster entry and upward mobility to high 
end residences, while maintaining high 
quality construction and design throughout 
new and existing residential developments. 

Objectives:

• Establish land use and development 
controls that promote high quality 
residential buildings and encourage 
construction of single family housing 
options for families that want to 
move up, but stay in the community

• Encourage the development of 
housing and support services to 
allow seniors to age in place

• Ensure existing residential areas are 
well-protected from commercial and 
industrial land uses through the use 
of buffers and screening

• Preserve existing and future 
residential neighborhoods through 
active code enforcement and 
preventative maintenance programs 

• Perform a sidewalk gap analysis 
to prioritize infill and improvement 
projects that will enhance pedestrian 
mobility throughout residential 
neighborhoods

• Promote infill residential 
development within incomplete 
subdivisions

• Ensure new residential 
developments are sited within close 
proximity and access to schools and 
parks

• Adopt guidelines and standards 
to provide appropriate buffers and 
streetscape along arterial and 
collector streets that are adjacent to 
residential areas to provide a more 
positive aesthetic

COMMERCIAL AREAS
Goal: Promote the City’s commercial 
character by supporting local businesses 
and creating a thriving Downtown area 
and commercial nodes integrating mixed-
use and pedestrian-oriented design and 
development. 

Objectives:

• Allow for greater flexibility within the 
zoning and development controls 
to promote business growth and 
retention

• Promote Downtown Gardner 
businesses through marketing 
and branding strategies and 
local partnerships including the 
Chamber of Commerce and similar 
organizations

• Create a mixed-use, pedestrian-
oriented commercial district in 
Downtown and Main Street through 
streetscape, infrastructure upgrades, 
and economic development efforts

• Work with the Kansas Department 
of Transportation to redesign Main 
Street

• Attract hotels and hospitality-
related commercial uses to support 
corporate and office developments 

• Promote commercial growth 
along Main Street and at the 
I-35 interchanges to provide 
neighborhood and regional 
commercial areas with a diverse 
range of retail and commercial uses 
and services

• Create a specific area plan for 
Downtown that considers future land 
use and development opportunities, 
historic preservation, transportation, 
and streetscape
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INDUSTRIAL AREAS
Goal:  Promote and support industrial 
development to provide employment 
opportunities, diversify the City’s tax 
base, and expand economic development 
initiatives. 

Objectives:

• Provide the necessary infrastructure 
and utility services (i.e. water, 
wastewater, electricity, broadband) 
to support industrial growth

• Review and adjust designated truck 
routes to provide access to industrial 
areas and lessen impacts to local 
roads as industrial development 
expands

• Ensure industrial areas are well-
buffered and screened from 
adjacent residential areas

• Leverage the City’s proximity and 
access to I-35 and the intermodal 
facility to recruit industrial 
businesses

• Establish programs and incentives 
to recruit and maintain new and 
existing industrial development

• Create guidelines to direct unified 
development character for industrial 
and office parks

• Ensure adequate land and 
infrastructure to support significant 
industrial and related growth

GROWTH & ANNEXATION
Goal: Support balanced community 
expansion that focuses on areas 
surrounding the I-35 interchanges, while 
ensuring City funding, infrastructure, and 
utilities can accommodate new growth 
areas.

Objectives:

• Secure boundary agreements with 
neighboring municipalities to define 
future growth areas

• Accommodate new growth through 
concentrated development patterns 
and conservation of natural areas

• Prioritize the completion of 
existing subdivisions and bridging 
development gaps between 
established growth areas

• Create a development plan for the 
Gardner Golf Course that offers 
several scenarios in response to the 
management agreement that expires 
in 2018

• Coordinate with the Board of County 
Commissioners to coordinate and 
align growth management policies

• Consider the economic viability 
of various land uses including 
residential development, agriculture, 
and oil extraction

TRANSPORTATION & 
MOBILITY
Goal: Design a transportation network that 
provides safe and efficient access for all 
modes of travel between residential areas, 
businesses, and civic and recreational 
facilities while ensuring streets, sidewalks, 
and trails are well-maintained.

Objectives:

• Work with the Kansas Department of 
Transportation to assess the viability 
of redesigning and/or rerouting 
US-56 to a location outside of 
Downtown

• Implement a Safe Routes to School 
Program that allows children to 
safely travel to local schools by foot 
or bicycle

• Adopt a Complete Streets policy so 
future growth and development is 
safe and accessible for all users

• Make critical pedestrian connections 
to community facility destinations, 
including the integration of trails as 
outlined in the Parks System Master 
Plan

• Require full sidewalk build-out within 
a reasonable amount of time (e.g. 
2 years) after the beginning of new 
development

• Develop a strategy to improve 
existing pedestrian facilities to be 
compliant with ADA guidelines

• Work with the railroad to improve rail 
crossing delays throughout the City 
using improved signalization

• Work with Johnson County to 
improve access to local and regional 
public transportation

• Coordinate responsiveness with 
the Gardner Police Department and 
local fire protection agencies as new 
growth and development occurs

• Review potential growth areas for 
new, rerouted, or reclassified roads
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COMMUNITY FACILITIES 
Goal: Ensure high quality and dependable 
public services and facilities including the 
Public Works and Parks and Recreation 
Departments, police and fire protection, 
Gardner-Edgerton Unified School District, 
Johnson County Library, and other 
community-based facilities.

Objectives:

• Develop a new Gardner Police and 
court services facility to support 
staff and operations, and service the 
growing and evolving population 
throughout the community

• As growth occurs, ensure that police 
staffing adequately serves the 
needs of the community

• Work in partnership with local fire 
protection agencies to ensure 
that existing and growth areas 
are adequately serviced including 
the availability of water for fire 
suppression

• Establish a community center 
to provide a central location for 
meetings and events particularly for 
youth and senior programs

• Foster increased communication 
and trust building with residents and 
businesses through a multi-media 
campaign that includes outreach to 
faith-based organizations

• Support the Gardner-Edgerton 
Unified School District in their on-
going efforts to monitor enrollment 
rates to plan for potential growth and 
facility expansion

• Consider alternative locations for 
new infrastructure that would allow 
for the planting of trees within the 
parkway to enhance the public 
streetscape

OPEN SPACE, 
RECREATION & 
ENVIRONMENTAL 
FEATURES
Goal: Create a balanced park system that 
provides neighborhood, community, and 
regional parks that are connected through 
an extensive trail and greenway network.

Objectives:

• Ensure that all residential areas 
are adequately served by 
neighborhood and community parks 
through easements or subdivision 
regulations

• Assess the viability of a new 
community center based on the 
recommendation of the 2009 Park 
System Master Plan, taking into 
consideration locational needs, 
access, cost, and local programming 
and facility needs

• Use cluster development and 
conservation design techniques to 
conserve natural and open space 
areas for passive recreation and 
stormwater management

• Update and continue to implement 
the 2009 Park System Master Plan, 
acquiring additional parkland and 
installing new recreational facilities 
as needed and feasible

• Increase public bicycle and 
pedestrian access to community 
facilities through connections to the 
local trail system

• Maintain the joint use agreements 
with the Gardner-Edgerton School 
District to provide additional 
recreational facilities for residents

COMMUNITY 
CHARACTER
Goal: Maintain and enhance the traditional 
character of Gardner while strengthening 
the regional image of the community.

Objectives:

• Promote Gardner through a multi-
faceted branding and marketing 
strategy

• Partner with the Gardner Historical 
Society to promote the community’s 
heritage

• Install gateway and wayfinding 
signage at key locations to help 
define the City’s brand and identity

• Implement a streetscape 
improvement program to provide a 
sense of place and identity within 
key commercial areas, specifically 
along Main Street, the I-35 
interchanges, and the west end of 
Downtown

• Promote and require landscaping 
within commercial areas and require 
the maintenance and screening 
of parking lots, service areas, and 
incompatible uses

• Enhance the Johnson County 
Fairgrounds, including exploring 
alternative sites, to ensure that the 
fair continues to be an important 
part of the City’s identity and 
is compatible with surrounding 
development

• Continue to host and support the 
Johnson County Fair as well as 
additional events and festivals 
throughout the year
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SUSTAINABILITY
Goal: Integrate sustainability measures 
throughout the City to protect and enhance 
the natural environment, lower energy 
demand, and increase healthy living.

Objectives:

• Review building codes and amend 
as needed to incorporate green 
building design and construction 
techniques to better manage energy 
use, stormwater runoff, and other 
impacts of development

• Encourage energy conservation by 
residents and businesses to provide 
individual cost savings and reduce 
demand on the City’s electrical grid

• Require the use of stormwater best 
management practices (BMPs) for 
all new development projects while 
encouraging similar strategies for 
existing developments

• Preserve and enhance the City’s 
natural assets such as greenways, 
wooded areas, Gardner Lake, and 
the KCPL Prairie Wetland

• Ensure oil extraction processes 
follow applicable federal, state, 
and local regulations to protect the 
health of the natural environment
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This chapter of the Comprehensive Plan 
establishes the fundamental framework for 
how land should be used and developed 
over the next several years. The Land Use 
and Development Plan reflects the broader 
vision for the community and provides the 
context for transportation, infrastructure, 
parks and open space, environmental 
features, community facilities, and 
community character recommendations. 
The chapter is structured to introduce a 
series of guiding principles, constraints 
and influences, and land use categories 
that describe the functional characteristics 
of the community.

 LAND USE  
& DEVELOPMENT
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LAND USE 
INFLUENCES
Gardner has four significant factors that 
influence future land use and development. 
While these factors may place some 
constraints on development potential, 
they also present future development 
opportunities.

OIL & GAS WELLS 
Gardner’s boundaries and areas to the 
north and west include several planned and 
active oil and gas wells. In 2013, according 
the Kansas Geological Survey, Johnson 
County produced 307,011 barrels of oil out 
of 891 wells, and 36,101 barrels of gas out of 
35 wells. Active and approved wells outside 
the municipal boundary may be difficult to 
prohibit, though the Future Land Use Plan 
defines the intended use for areas where 
wells are not currently approved or where 
wells may expire or be taken off-line over 
time.

LOGISTICS PARK 
KANSAS CITY (LPKC) 
INTERMODAL FACILITY 
In late 2013, the Burlington Northern Santa 
Fe (BNSF) Railway began transitioning 
routes from Kansas City to the new, state-
of-the-art, Logistics Park Kansas City 
(LPKC) Intermodal Facility in Edgerton. 
The 1,000-acre development is located 
adjacent to Gardner’s southwestern 
border. While the facility is a boon for the 
global supply chain, the facility brings with 
it heavy truck and rail traffic. Land use 
development decisions near the facility 
must consider the impacts of the industrial 
and warehousing uses that surround and 
support the LPKC Intermodal Facility. 

NEW CENTURY  
AIR CENTER 
The New Century Air Center is a 2,500-
acre facility that includes an airport and 
business park, and defines the eastern 
border of Gardner. The business park 
includes more than thirty businesses 
that specialize in the air industry, light 
manufacturing, and warehousing. The 
airport is managed by the Johnson 
County Airport Commission which reviews 
development and zoning for areas within 
one mile of the airport, to ensure they are 
compatible with airport operations. Future 
land use surrounding the New Century Air 
Center must consider airport operation 
constraints, but can build upon the existing 
industries located within the business park.

I-35 CORRIDOR 
Interstate 35 provides access to Gardner 
at US-56 and Gardner Road. While these 
interchanges provide the potential for 
new growth, the corridor itself serves 
as a barrier. Future development in the 
southeast portion of the community must 
balance development opportunities with 
challenges related to connectivity for 
infrastructure and municipal services. 

IMPLICATIONS
Each of the factors above have 
unique influences on the land use and 
development pattern of Gardner. Both the 
LPKC Intermodal Facility and New Century 
Air Center encourage similar light industrial 
uses to be clustered adjacent to these 
facilities. The I-35 Corridor and existing 
oil and gas wells serve as barriers that 
limit short-term development potential.  
Given these factors, the land use plan is 
designed to leverage these influences, 
creating a land use pattern that balances 
multiple uses and compliments Gardner’s 
existing and desired land uses.
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LAND USE 
CATEGORIES
AGRICULTURE/RURAL 
RESIDENTIAL
Agricultural land uses include those with 
cultivated fields actively used for raising crops, 
livestock, and other farming related activities, 
and may include large-lot single family 
dwellings. Agricultural/Rural Residential land 
uses are generally located on the periphery of 
the urbanized area. 

LOW DENSITY 
RESIDENTIAL 
Low Density Residential areas primarily 
consists of detached single family homes. 
Housing is typically arranged on a local 
street grid, or as part of a subdivision, 
and may include local amenities such as 
playgrounds or gardens that serve residents.  

MEDIUM DENSITY 
RESIDENTIAL 
Medium Density Residential areas typically 
include single family attached homes. 
Examples include duplexes, triplexes, and 
town homes. Medium density residential may 
also include detached single family homes 
organized on smaller parcels, as cluster 
development, or as mobile home parks. 

HIGH DENSITY 
RESIDENTIAL 
High Density Residential areas consist 
mainly of multi-family homes, which 
are defined as structures that contain 
multiple units, usually stacked vertically 
and attached horizontally, typically with 
common hallways and amenities. Examples 
of high density residential uses include 
apartment and condominium buildings. 

MIXED USE
Mixed Use areas are characterized by 
buildings that contain multiple uses. 
Retail, dining, and entertainment uses 
are ideally suited for the ground floor, 
while upper floors are best used for 
offices and residential dwellings. Not 
every building within a mixed use area is 
required to have multiple uses, rather, the 
designation seeks to promote multiple 
uses within a designated area. These 
areas are characterized by a mix of uses 
and development that create vibrant, 
safe, attractive, and “walkable” pedestrian 
environments. 

COMMUNITY 
COMMERCIAL
Community Commercial land uses are 
intended to provide retail and professional 
services for the everyday needs of 
the people residing or working in the 
community. Uses should be limited to 
those that meet the needs of residents 
such as grocery and retail stores, 
restaurants, hotels, professional services, 
and entertainment venues, as well as office 
and medical commercial uses. Community 
commercial uses can be located in stand-
alone structures, or as part of a small 
shopping center with multiple commercial 
uses. 
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REGIONAL COMMERCIAL
Regional Commercial uses provide goods 
and services that may attract users from 
the greater metropolitan area. Regional 
commercial areas generally require larger 
parcels and are best suited for large, big 
box stores, office parks, and corporate 
campuses. These areas are best located 
near interstates and major arterial roads 
to capitalize on accessibility from areas 
beyond Gardner. 

LIGHT INDUSTRIAL & 
OFFICE PARKS
Light Industrial facilities involve the 
manufacturing, processing, storage, and 
distribution of goods and materials that 
may have limited effect on surrounding 
uses. Typically, operations occur indoors, 
though outdoor storage or distribution may 
produce negative impacts such as truck 
traffic and visual and auditory nuisances 
on nearby uses. However, some light 
industrial areas may also be suitable for 
large office parks and corporate campuses.

UTILITY
Utility uses include infrastructure such 
as pumping stations, treatment plants, 
and electrical substations that support 
development throughout the community.

PUBLIC/SEMI-PUBLIC
Public/Semi-Public land uses include 
governmental, educational, and religious 
land uses. Governmental uses includes 
offices, public safety uses, public service 
agencies, and other uses that are both 
government-owned and relate to the 
operation of the City, County, and the local 
area. Educational uses include elementary 
schools, middle schools, high schools, and 
other local K-12 educational institutions, 
as well as pre-K and daycare facilities. 
Religious uses include facilities used by a 
congregation for gathering and worship.

PARK
Parks are designated areas protected 
from development and maintained by 
the Parks and Recreation Department, 
or another entity. Park land uses include 
neighborhood and community parks, golf 
courses, and recreational facilities. 

OPEN SPACE
Open Space includes areas not designated 
as an active park, but may contain features 
such as woods, wetlands, bodies of water, 
etc. that are important components of the 
local environment and are unsuitable for 
development. Open spaces may provide 
vital flood management, serving as areas for 
stormwater detention and filtration, as well 
as opportunities for greenways and natural 
areas. 
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I-35 
INTERCHANGE 
& SOUTHEAST 
QUADRANT 
GROWTH AREAS
The portion of the planning area around 
the I-35 interchanges, and south and 
east of I-35 currently includes agricultural 
or undeveloped land, and represents 
areas of potential growth for the Gardner 
community. However, the type and/or 
timing of development in this area is difficult 
to predict. With this in mind, the City has 
completed a process to study subareas 
of the comprehensive plan planning area, 
specifically at the two interchanges of I-35.  

Plans prepared for subareas, whether they 
are areas within the City of Gardner or areas 
within unincorporated Johnson County 
contain detailed policy guidance for those 
areas once they are contained within the 
City of Gardner. The plans are separate 
documents from the Comprehensive Plan 
however are incorporated by reference 
into this chapter. The plans become the 
official Comprehensive Plan policy for the 
respective areas and are an element of the 
comprehensive plan. The policy contained 
in the plans take precedence over other 
policy found in this plan, unless specifically 
stated otherwise in the subarea plans.

The subarea plans detail existing conditions 
pertaining to character, land uses, zoning 
patterns, infrastructure, environmental 
conditions, and community facilities.  
Public input from the planning process 
is highlighted.  The policy framework 
includes recommendations for future 
vision, goals and policies, future land use 
and development principles, and future 
infrastructure.  

The following plans have been adopted and 
incorporated by reference:

• I-35 & Gardner Road 
Interchange Subarea Plan                                                
Adopted by Planning 
Commission: May 24, 2016                                 
Adopted by City Council: June20, 
2016

ANNEXATION OF 
SOUTHEAST QUADRANT
While factors may limit short-term 
development, the City should be proactive 
to secure control of the land within the 
Southeast Quadrant for development over 
the long-term. This can be accomplished 
through formal annexation of land and/
or annexation agreements with property 
owners. This will ensure that the City can 
take full advantage of future development 
opportunities in the area as they arise.
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SOUTHEAST QUADRANT 
MARKET DETERMINED 

GROWTH AREA
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Gardner’s neighborhoods and quality 
housing are defining attributes of the 
City’s character and identity. Based on 
community feedback throughout out the 
outreach process, and building upon the 
Land Use Plan, this Residential Areas Plan 
provides policies and recommendations 
that aim to reinforce the positive character 
of neighborhoods throughout the City. 

This section categorizes Gardner’s 
residential areas into three types: 

• Traditional

• Contemporary

• New Growth

Each of these residential areas face 
unique challenges and opportunities. 
The Residential Areas Plan considers the 
unique characteristics in these areas, and 
aims to achieve the community’s goals of 
providing high quality neighborhoods that 
satisfy demand for a broad type of housing.

TRADITIONAL 
RESIDENTIAL 
AREAS
Gardner’s Traditional Residential Areas 
include those located near Downtown and 
near Gardner Lake. Single family residences 
are the predominant housing type. In the 
area around the Downtown, the housing 
stock dates back to the early 1900’s and is 
arranged in a traditional grid pattern with 
alleys. However, structures around Gardner 
Lake were built in the early to mid-twentieth 
century and have been altered with 
renovations and additions to serve as year-
round residences. Despite the differences, 
these portions of the community are facing 
many of the same challenges.

RESIDENTIAL AREAS PLAN



56  Gardner Comprehensive Plan 

MAINTENANCE
Many of the structures within the 
Traditional Residential Areas are close to 
a century in age, with some more than 100 
years old. Several of these structures are in 
need of maintenance and upkeep. In order 
to support these areas, the City should 
implement the following actions:

• Actively enforce City codes related 
to maintenance and appearance 
with the intent of encouraging 
investment that brings structure into 
compliance

• Partner with local lending institutions 
to support low-interest loans that 
result in investments that address 
code compliance issues and/or 
maintain property values

• Consider partnerships with local 
volunteer programs for maintenance 
assistance for low income and 
elderly residents

• Support existing neighborhood 
organizations, and the creation 
of new ones that provide support 
and efficiencies of scale related to 
the maintenance of properties and 
public spaces

REINVESTMENT  
& RENOVATION
Traditional Residential Areas, especially 
those near Downtown, include housing of a 
modest size. While this provides affordable 
housing for entry into the ownership 
market, it also requires renovation to 
modernize units with contemporary 
amenities. In order to promote 
reinvestment in Traditional Residential 
Areas through renovations and updates, 
the City should:

• Review the Gardner Design 
Standards and amend them as 
necessary to allow rehabilitation and 
remodels of residential structures 
that are consistent with the existing 
neighborhood character

• Consider partnerships with local 
lenders to offer low-interest home 
improvement loans

• Work with local designers and 
contractors to develop a pattern 
book that illustrates appropriate 
ways to integrate additions and new 
amenities

COMMUNITY 
CHARACTER
Traditional Residential Areas convey 
a unique community character that 
contributes to the overall identity of 
Gardner. This character is defined by 
the housing stock, public realm, high 
level of walkability, and access to nearby 
commercial land uses. In order to maintain 
the character of these areas, the City 
should implement the following strategies:

• Preserve existing parkway trees 
and replace them as needed with 
species that will be resilient to 
disease and anticipated climate 
change

• Implement a sidewalk infill program 
to create a comprehensive 
pedestrian network including 
crosswalks and curb cuts that are 
ADA compliant

• Review and amend the Landscape 
Ordinance to require industrial and 
commercial areas to provide and 
maintain landscaped buffers and 
screening between residential areas 
if such uses are located across 
a public right-of-way and if the 
residential parcel already includes 
screening

• Continue to use alleys where they 
exist to support utilities and service 
operations

Maintenance and reinvestment in traditional neighborhoods will enhance their desirability and character over time.
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CONTEMPORARY 
RESIDENTIAL  
AREAS
Contemporary Residential Areas include 
newer, more modern housing stock that 
are generally part of planned subdivision 
developments. These areas provide 
a variety of housing types from single 
family detached and attached homes, 
to multi-family structures. Contemporary 
Residential Areas are generally built-out 
with an established design character, but 
may also include incomplete subdivisions. 
Many neighborhoods within this category 
are identified by gateway signs and were 
built during the housing boom of the 
1990’s and early 2000’s. Contemporary 
Residential Areas are generally well-
maintained and provide quality middle-
market housing in Gardner. In order to 
preserve their character, the City should 
consider the following actions.

BUFFERING
The Gardner Design Standards and 
Landscape Ordinance both require 
landscape buffers and screening between 
land uses and around property perimeters. 
However, many of Gardner’s existing 
residential subdivisions were built before the 
adoption of these requirements, resulting 
in a lack of landscape buffers and/or poor 
maintenance. In order to ensure future 
development has adequate visual buffers 
between different land uses and along public 
rights-of-way, the City should consider the 
following actions:

• Review and amend the Gardner 
Design Standards and Landscape 
Ordinance to ensure requirements 
for residential areas provide and 
maintain adequate buffering and 
screening from arterial and collector 
streets 

• Ensure emerging commercial 
and industrial uses adjacent to 
established residential areas 
maintain adequate landscaped 
buffers

CHARACTER 
PRESERVATION
Neighborhoods within the Contemporary 
Residential Areas are generally in good 
condition with a high level of property 
maintenance. Ongoing upkeep and 
neighborhood improvement projects will 
assist with maintaining property values and 
preserve community character. In order 
to maximize the likelihood of this, the City 
should implement the following actions: 

• Encourage private tree planting to 
enhance Gardner’s tree canopy, 
especially in front yards near the 
public right-of-way where they 
will create a sense of enclosure 
for neighborhoods streets as they 
mature over time

• Reinforce neighborhood identity 
by supporting or requiring the 
installation and maintenance 
of subdivision entry signs and 
decorative landscaping

• Continue to monitor the condition 
of Contemporary Residential Areas 
and enforce applicable codes 
and standards that will ensure 
neighborhood deterioration does 
not become an issue

• Develop landscaping and property 
maintenance requirements for 
prefabricated homes to ensure they 
blend with surrounding residential 
development

Vegetation provides a buffer between residential areas and adjacent roads.  
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LOCAL MOBILITY
Contemporary Residential Areas are part 
of a well-connected street and sidewalk 
network that provide access and 
mobility to all parts of Gardner. In order 
to enhance the existing network, the 
City should implement the following:

• Implement a sidewalk infill 
program that includes pedestrian 
through-access, connecting 
residential subdivisions through 
footpaths and trails

• Where feasible, utilize 
undeveloped areas or floodplains 
as green connections that support 
stormwater movement, trails, 
and wildlife migration through 
neighborhoods

• Ensure incomplete subdivisions 
provide safe roadway, sidewalk, 
and/or trail connections to the 
existing transportation network

NEW 
RESIDENTIAL 
GROWTH AREAS
New Residential Growth Areas include 
undeveloped land that provides a “clean 
slate” for future residential development. 
Gardner is projected to grow in terms 
of both its residential population, and 
its employment opportunities; the New 
Residential Growth Areas represent an 
opportunity to create a full spectrum of 
housing options for a range of income 
levels. 

NEIGHBORHOOD 
CHARACTER
New development has the opportunity 
to contribute to and enforce the City’s 
existing character and identity. As the City 
subdivides new portions of the community 
for residential development, it should 
implement the following actions:

• Ensure new development meets 
the requirements in the Zoning 
Ordinance and Landscape 
Ordinance, providing flexibility 
where necessary to accommodate 
a variety of housing types and 
intensities

• Ensure the character of new 
residential areas are compatible 
with existing neighborhoods and 
reflect the intended character of 
Gardner in terms of block size and 
configuration, housing scale and 
architecture, and design of the 
public realm

• Work closely with residential 
developers to encourage local 
development patterns that provide 
a variety of housing types and 
allow aging residents to “downsize” 
and stay in the neighborhood or 
subdivision
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New development should provide 1) logical connections to the surrounding grid, 
2) collectors that enhance mobility, and 3) local streets that create a desirable 
neighborhood character.
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CONNECTIVITY
New Residential Growth Areas should 
serve as an extension of the existing 
City’s transportation and infrastructure 
network. As development occurs, new 
residential neighborhoods should connect 
seamlessly to the existing community 
through roadways, sidewalks, and trails. As 
new residential development projects are 
proposed, the City should:

• Coordinate public street design 
and infrastructure to promote 
streetscapes that allow for trees to 
be planted in the parkway

• Minimize cul-de-sacs and dead end 
streets in order to maximize local 
access and circulation

• Require pedestrian connections to 
adjacent streets and neighborhoods 
at the terminus of all new cul-de-
sacs

• Require New Residential Growth 
Areas to integrate trails within their 
design and provide connections to 
the existing trail network

• Require developers to construct full 
sidewalk build out as part of Phase I 
residential development

OPEN SPACE 
PRESERVATION & 
CONSERVATION DESIGN
New Residential Growth Areas provide 
a tremendous opportunity to create a 
development pattern that integrates 
unique natural elements, manages flood 
and stormwater, and creates public 
amenities. The existing Gardner Greenway 
is considered a community asset by 
residents, and serves as a model for how 
the City can create additional greenways 
and open space areas throughout the City. 
In order to maximize and preserve open 
space as development occurs, the City 
should implement the following:

• Require and incentivize conservation 
design and cluster development that 
preserves sensitive natural areas 
by allowing greater development 
density in other portions of the site

• Integrate stormwater detention areas 
and corridors in order to effectively 
mitigate the impacts of flooding

• Require trails, useful open 
spaces, and parks throughout 
new development areas through 
dedications and easements set 
aside as part of the development 
review process

• Utilize environmental features, 
topography, and natural areas, to 
guide development, and shape 
the potential development area of 
residential sites

Traditional/Conventional Subdivision

Sample Development Site

Conservation Subdivision

Wildflower
Meadow

Trails

Pond

Woodland

Woodland
Conservation 

Natural 
Prairie

Woodland
Conservation 

Natural 
Prairie
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OIL & GAS MINING
As described earlier, there are several 
portions of the planning area where oil and 
gas extraction are on-going or planned. 
However, the duration and economic 
viability of these operations are largely 
unknown, and may vary greatly in different 
portions of the planning area. Active and 
approved wells outside the municipal 
boundary may be difficult to prohibit. 
However, as drilling sites come off-line, 
they should be properly capped and 
developed according to the underlying 
future land use designation as market 
potential dictates.

LONG-TERM  
GROWTH AREAS
The Future Land Use Plan identifies 
residential areas large enough to absorb 
future population growth for the next 
several decades. However, many of 
the New Residential Growth areas lie 
on the fringe of the planning area and 
are disconnected from the rest of the 
community. This Residential Area Plan 
identifies portions of the community 
that should be reserved for long-term 
residential growth. Short-term opportunities 
for community development should be 
focused in other areas of the community 
that are closer to existing public services, 
served by or easily connected to existing 
infrastructure, and provide the opportunity 
to fill in gaps in the urbanized footprint.
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GARDNER RESIDENTIAL GROWTH CAPACITY ANALYSIS
New 

Growth  
Type

Area  
(acres)

Assumed  
Density

Number of 
Housing 

Units

Assumed 
Household 

Size

New 
Population
Capacity

Low High Low High Low High
Priority 
Growth 

Areas
2,889 4.0 6.0 11,556 17,335 2.7 31,202 46,803 

Long-term 
Growth 

Areas
1,721 4.0 6.0 6,884 10,326 2.7 18,587 27,880 

Southeast 
Quadrant

2,933 4.0 6.0 11,731 17,596 2.7 31,673 47,509 

2010 Population 19,123 19,123 

Priority Area Population Capacity 50,923 66,822 

Long-term Population Capacity

Long-term Population Capacity
including Southeast Quadrant

69,510 94,703 

100,585 141,316 

RESIDENTIAL
AREAS PLAN

CITY OF GARDNER

Traditional
Contemporary
New Growth
Long-Term Growth
Oil & Gas Wells

Southeast Quadrant Market Determined Growth Area

Residential Growth Capacity
The table below summarizes the residential growth capacity 
based on the Future Land Use Plan. Assumed densities and 
household sizes reflect residential development patterns and 
demographics that are consistent with recent neighborhood 
investment in the community. The short-term growth areas should 
be the priority for new development, and can accommodate the 
projected growth identified by the Mid America Regional Council. 
The long-term growth areas should be preserved as agricultural 
uses until short-term growth areas are built out.
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Gardner’s commercial areas provide vital 
goods and services to residents and 
visitors, include public areas for community 
events and gathering, and generate 
significant tax revenue that funds municipal 
services and infrastructure. They also play 
a significant role in the image and identity 
of the City. 

Commercial areas in Gardner are 
generally located along US-56/Main 
Street, Moonlight Road, and around the 
I-35/US-56 interchange. This section of 
the Comprehensive Plan recognizes the 
varying physical and market characteristics 
of the different commercial areas and 
categorizes them into four types: 

• Downtown Mixed-Use

• Main Street Corridor

• Community Commercial

• Regional Commercial

It provides policy recommendations to 
guide reinvestment in existing commercial 
areas, and ensures future development is 
reflective of broader community goals. 

DOWNTOWN 
MIXED-USE
Downtown serves as the historic core and 
center of civic activity for Gardner. The 
area is anchored by City Hall and includes 
the Johnson County Library, Senior Center, 
and historic Bray House. While Main 
Street serves as the primary east-west 
corridor, the boundaries of Downtown 
extend north to Washington Street, south 
to Warren Avenue, and to the east and 
west by Sycamore Street and Center 
Street, respectively. A vibrant downtown 
environment should build upon a mix of 
retail restaurant, office, and residential 
land uses, pedestrian-friendly streets, and 
attractive buildings and architecture.

COMMERCIAL AREAS PLAN
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MAIN STREET 
CHARACTER
As the primary thoroughfare through 
Downtown, Main Street plays a significant 
role in conveying the image of the City 
center, and the community as a whole. This 
area should continue to accommodate 
mixed-use or commercial development 
that is built to the front property line and 
pedestrian friendly in terms of façade 
design, massing, and streetscape. 
Between Sycamore and Center Street, 
the early 1900’s traditional architecture 
establishes a streetwall that helps to define 
the space and provide the framework 
for a pedestrian-oriented environment. 
However, this streetwall is soon broken by 
surface parking lots and inconsistent front 
setbacks. Future development and design 
of Downtown should consider the following 
actions and policies:

• Work with property owners to 
procure funding for the rehabilitation 
of structures and facades in 
Downtown

• Maximize the use of underutilized 
portions of the public realm for 
landscaping, wayfinding signage, 
historic markers, benches, and other 
streetscape amenities

• Explore opportunities to reconfigure 
Main Street to accommodate more 
substantial streetscape elements 
including medians, reconfigured 
parking, and new traffic patterns for 
a more pedestrian- and business-
friendly Downtown

• Continue to use alleys to host utility 
operations, allowing Main Street to 
remain clear of utility poles and lines

• Support the creation of a business 
improvement district to help 
fund public realm maintenance, 
marketing, events, security, and 
beautification projects

• Modify development regulations to 
ensure that commercial properties 
provide adequate screening against 
nearby residential properties

• Conduct a historic survey of 
Downtown and the surrounding 
residential neighborhoods 
to reestablish a Downtown 
Enhancement District

DOWNTOWN EDGE
The periphery of the Downtown includes a 
variety of uses, including parking lots that 
support uses on Main Street, secondary 
commercial activities, government or civic 
uses, and varying densities of residential 
development. Development in this area 
should continue to support the Downtown 
as a whole by through the following 
actions:

• Support a variety of housing types 
that meet market demand and 
provide easy access to Downtown 
uses for a large number of residents

• Ensure development regulations 
address the impacts of Downtown 
uses on residential areas, including 
parking, access, building design, 
utility screening, etc.

• Utilize vacant lots as an opportunity 
to increase the residential 
population close to the Downtown

• Require development to reflect the 
character of the Downtown area 
through attractive building design 
and architectural materials

• Provide pedestrian connections 
to the Main Street area and 
surrounding neighborhoods to 
support multi-modal access to 
Downtown

PARKING MANAGEMENT
Parking is an important component in 
many commercial areas, allowing access 
to local shops and restaurants. However, 
the location and configuration of surface 
parking lots are often detrimental to 
the desired character of Downtown. In 
order to balance the goals of providing 
sufficient parking capacity and maintaining 
a traditional Downtown character, the City 
should implement the following strategies:

• Develop or screen existing surface 
parking lots that front on Main Street 
or adjacent uses

• Use alleys for access to parking 
areas

• Work with property owners to 
relocate parking lots that currently 
front on Main Street to rear portions 
of the block so that Main Street 
frontage can be redeveloped with 
buildings that reinforce the desired 
character

• Periodically conduct parking surveys 
that assess the capacity and location 
of Downtown parking relative to 
demand at different times of the day 
and week

• Encourage shared parking 
agreements between Downtown 
tenants or for special events (i.e. use 
of bank parking during weekend 
events or festivals) 
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MAIN STREET 
CORRIDOR 
The Main Street corridor includes 
commercial properties along US-56/Main 
Street from Moonlight Road to Sycamore 
Street. This corridor serves as the gateway 
into Gardner, though the fragmented 
development pattern and surface parking 
frontage create a commercial environment 
that lacks cohesion and character. 

Recommendations within this section 
complement those within the US-56 
Corridor Management Plan.

ACCESS MANAGEMENT
Multiple curb cuts and parking lots along 
the Main Street corridor reduce the 
efficiency of the roadway network, and 
result in a high number of conflict points. 
Access management principles can be 
used to enhance access to local uses, 
and support multi-modal mobility. The 
City should consider the following access 
management strategies:

• Encourage the use of cross-access 
between adjacent lots that would 
enhance circulation without reliance 
on turning movements on Main 
Street

• Prioritize access to parking areas 
from side streets and alleys rather 
than from Main Street

• Work with property owners to 
consolidate or remove excessive 
curb cuts to individual properties

• Review development regulation 
related to parking to ensure that 
required on-site capacity does not 
create undue strain, especially within 
the context of other regulations 
related to landscaping, access, 
required yards, and buffers against 
other land uses

• Allow for and encourage shared 
parking agreements between uses 
whose parking demand occurs 
during different times of the day or 
week

CHARACTER
As the gateway into Gardner, the character 
of Main Street plays an important role 
in Gardner’s overall image and identity. 
Currently, the wide street cross-section 
and unscreened parking lots are the 
predominant visual elements of Main 
Street. Though they are often set 
back from the street, the design and 
orientation of buildings on Main Street 
have a significant impact on the character 
of Gardner. In order to foster a vibrant 
commercial corridor, and have Main Street 
serve as a positive entrance into Gardner, 
the City should implement the following 
strategies:

• Actively enforce municipal 
ordinances to ensure that structures 
and landscaping are properly 
maintained and in compliance with 
development and building codes

• Review and amend sign regulations 
as appropriate to require signage 
that is attractive, integrated into 
building and landscape design, and 
consistent with the desired character 
of the Main Street corridor

• Work with property owners to install 
parking edge landscaping and trees 
to decrease the visual impacts of 
surface parking lots

• Work with KDOT to assess the 
viability of, and implement a 
reconfigured Main Street that 
would maintain traffic flow, enhance 
vehicular safety, and create 
additional space for sidewalks, 
bicycle lanes, and/or landscaping 
areas

Curb cuts are frequent along Main Street
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INVESTMENT & 
REDEVELOPMENT
Redevelopment along Main Street is 
inhibited by small commercial lots and 
a close relationship to surrounding 
residential areas. In order to appropriately 
manage this relationship and maximize 
opportunities for investment and 
redevelopment, the City should implement 
the following actions:

• Support investment in existing 
commercial structures and sites 
through the development of a 
façade enhancement program, 
business improvement district, the 
pursuit of outside funding, or other 
policy and funding alternatives

• Identify areas where commercial 
development on the north side of 
Main Street can encroach north, to 
Shawnee Street, by redeveloping 
compromised or vacant residential 
structures, and amending zoning 
regulations to require significant 
screening where the future 
commercial development may back 
up to existing residential lots

• Work with property owners and 
developers to identify opportunities 
to assemble lots to create more 
substantial redevelopment sites 
that can better accommodate larger 
building footprints, on-site parking 
and circulation, landscaping, and 
required yards Investment in Main Street commercial uses will help stabilize the traditional city center
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COMMUNITY 
COMMERCIAL
Community Commercial areas consist 
of smaller commercial nodes that are 
intended to meet the needs of residents. 
Community Commercial areas are 
generally located within or adjacent to 
neighborhoods and may consist of stand-
alone structures, or small shopping centers 
with multiple commercial uses. 

MULTI-MODAL ACCESS  
& CIRCULATION
Community Commercial areas should 
be well-connected to the surrounding 
community to ensure that the goods and 
services provided are easily and safely 
accessible. However, many commercial 
developments in Gardner are difficult 
for pedestrians to access. For example, 
residents that live north of Moonlight 
Commons must walk south, past the 
development, in order to safely cross 
Moonlight Road to reach its shops and 
restaurants. 

To ensure that automobiles, bicycles, 
and pedestrians can access Community 
Commercial areas, the City should 
implement the following strategies:

• Encourage cross access between 
adjacent commercial uses to reduce 
traffic on City roads

• Limit the number of curb cuts to 
increase pedestrian safety and 
reduce points of conflict

• Make additions to the existing street 
system to create a safe, efficient, and 
connected roadway network

• Work with KDOT and Johnson 
County to install pedestrian crossing 
infrastructure at signalized and 
unsignalized intersections including 
painted crosswalks, pedestrian walk 
signals and countdown timers, signal 
phasing that provides adequate 
time for pedestrians to cross the 
roadway, and vehicle warning 
systems that reinforce the presence 
of pedestrians

• Ensure commercial areas integrate 
pedestrian and bicycle connections 
to adjacent neighborhoods

• Modify zoning regulations to require 
on-site sidewalks and bicycle 
parking that provide connections 
to the public sidewalk and trail 
networks

CHARACTER
Due to their location near residential areas, 
the character of Community Commercial 
areas can have a profound impact on the 
surrounding residential neighborhoods. 
Moonlight Commons serves a positive 
example of a well-designed Community 
Commercial district that complements 
near-by residential areas. In order 
to ensure that emerging Community 
Commercial areas follow similar high 
quality architectural design, the City should 
do the following: 

• Ensure new development meets 
the requirements in the Gardner 
Design Standards and Landscape 
Ordinance

• Modify sign regulations to ensure that 
shopping centers provide signage 
that is orderly and compatible with 
the design of other structures and 
landscaping on the site

• Encourage the use of residential 
building materials and forms that 
are compatible with surrounding 
neighborhood development

• Minimize the impacts of commercial 
development on residential areas by 
requiring the screening of dumpsters 
and service bays, appropriate 
locations for HVAC infrastructure, 
and lighting that mitigates overflow 
and pollution
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REGIONAL 
COMMERCIAL
Regional Commercial areas are located 
near I-35 interchanges, and capitalize on 
accessibility from areas beyond Gardner. 
These areas generally include big box, 
name brand stores that have the potential 
to generate high volumes of traffic. 
Regional Commercial areas often include 
large anchor tenants that support the 
market for smaller local businesses.  

SITE PLANNING & 
PLACEMAKING
The traditional layout of Regional 
Commercial uses includes significant 
setbacks containing large surface parking 
lots. This auto-oriented site configuration 
represents a missed opportunity to instill 
an attractive local character, and create 
places that encourage patrons to stay 
in Gardner and take advantage of other 
stores or activities. To further strengthen 
regional commercial areas and promote 
a better shopping experience, the City 
should execute the following actions:

• Modify zoning and subdivision 
regulations to require development 
to site buildings in such a way that 
they create internal “streets” that 
are attractive and comfortable for 
pedestrians

• Use building siting to create plazas 
and open spaces that are fronted by 
active commercial façades

• Integrate public amenities such as 
small parks and trails into Regional 
Commercial developments

• Ensure new development meets 
the requirements in the Gardner 
Design Standards and Landscape 
Ordinance

ACCESS MANAGEMENT
Regional Commercial areas typically have 
large surface parking lots with multiple 
curb cuts to serve as access points. 
However, a well-functioning internal cross 
access network minimizes the need to 
utilize arterial and collector roads in order 
to travel to an adjacent use, and can 
enhance bicycle and pedestrian mobility 
throughout the area. In order to support 
these goals, the City should: 

• Require multi-tenant commercial 
developments to include a 
coordinated internal circulation 
network as development proposals 
and site plans are being prepared

• Review and amend the Gardner 
Design Standards to include 
provisions for pedestrian walkways 
through parking areas, connections 
to the public sidewalk network, and 
bicycle lanes and storage areas that 
are appropriately placed to enhance 
access to local uses

• Install pedestrian crossing 
infrastructure at intersections and 
access points that may include 
painted crosswalks and vehicle 
warning systems to reinforce the 
presence of pedestrians

• Prioritize development near the I-35 
interchanges to provide convenient 
access for vehicular traffic

LONG-TERM 
GROWTH AREAS
The Future Land Use Plan identifies some 
commercial development areas that lie far 
beyond existing development or points 
of significant access. These areas are 
more likely to develop as other long-term 
investment occurs in the surrounding 
area. Short-term commercial investment 
should be focused in other portions of the 
community where infrastructure already 
exists, and where supporting residential 
and industrial development support the 
market for such development.
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Gardner includes a diverse mix of 
industrial uses including warehousing 
and distribution operations related to the 
Logistics Park Kansas City Intermodal 
Facility, freight and corporate uses located 
around the New Century AirCenter, and 
local industry built along the original rail 
corridor. The Industrial and Office Areas 
Plan seeks to support existing and future 
industrial and office park development, 
while minimizing potential negative 
impacts on municipal services and other 
uses in Gardner. 

Industrial uses within Gardner primarily 
include light manufacturing, general 
office, and distribution. The City has 
an opportunity to strengthen and grow 
its industrial base by capitalizing on 
several well-established and emerging 
manufacturing and office park areas, 
each with unique advantages and assets. 
This section of the Comprehensive Plan 
identifies strategies aimed at maximizing 
the potential of these areas.

INDUSTRIAL & OFFICE AREAS PLAN



72  Gardner Comprehensive Plan 

NEW CENTURY 
INDUSTRIAL 
AREA
The 2,500-acre New Century Air Center 
includes both a regional airport and 
business park located at the eastern 
border of Gardner. The business park hosts 
more than thirty businesses, some of which 
have access to active rail spurs. With direct 
access to I-35 from New Century Parkway, 
the location and surrounding areas are 
ideal for additional light manufacturing 
businesses, warehousing operations, and 
corporate business parks.   

SITE PLANNING  
& DESIGN
New Century’s location and visibility as 
the eastern gateway to Gardner, amplify 
its role in defining the character and 
identity of the community. Building upon 
existing development with attractive 
new investment can reinforce the 
positive image and aid in recruiting new  
businesses and employees. The large, 
undeveloped parcels within and around 
the New Century Air Center provide 
an opportunity to design well-planned 
business and industrial parks. Since 
the airport and industrial center are not 
within the Gardner’s regulatory purview, 
the City has limited capacity to control 
development in this area. 

However, there are several actions the 
City can take to maximize benefits to the 
community, including:

• Work with local property owners 
and managers of the New Century 
Industrial Park to establish local 
landscaping and architectural 
standards that are consistent with 
the City’s Industrial Area Airport 
Overlay District

• Coordinate near-term and long-
term infrastructure improvements 
and service fees to appropriately 
accommodate anticipated 
development in the New Century 
Industrial Park

• Collaborate with the Johnson 
County Airport Commission, 
businesses and Industrial Park 
managers to establish a unified 
marketing campaign that highlights 
opportunities for local industrial 
and office development, supporting 
amenities (i.e. hotels, entertainment, 
etc.), and community assets that 
would serve to attract visitors and 
potential employees

LAND USE & AMENITIES
In order to attract skilled and young 
professionals, the New Century area 
must be equipped with amenities that 
can provide for the many needs of area 
employees. Because the area is suited for 
both light industrial and business offices, 
the City should implement the following 
strategies to cater to the mix of employees 
and industries:

• Support the development of 
restaurants, shops, and other 
employee-based amenities between 
the New Century Industrial Park and 
Main Street

• Encourage on-site trail connections 
that link to local and regional trail 
networks throughout the Gardner 
planning area
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INTERMODAL 
INDUSTRIAL
Located in Edgerton but adjacent to 
Gardner’s southwestern border, the 
Logistics Park Kansas City (LPKC) 
Intermodal Facility serves as a 1,000-
acre intermodal anchor for surrounding 
warehousing and distribution development. 
While the LPKC Intermodal Facility itself is 
not within Gardner city limits, the City can 
take advantage of its close proximity to the 
facility by encouraging complimentary uses 
near the site.

In order to support future industrial 
development in the Intermodal Industrial 
area, the City should consider the following 
actions:

• Annex emerging industrial corridors 
that are well-positioned to take 
advantage of the LPKC Intermodal 
Facility

• Establish a long-term capital 
improvement plan to provide 
appropriate infrastructure to future 
industrial development areas

• Review and amend the municipal 
code to require additional landscape 
buffers and screening where 
industrial areas abut residential 
uses, streams, and floodplains

• Install streetscape along major 
arterials in order to convey a positive 
image throughout all areas of 
Gardner

• Safely integrate trail connections 
within industrial and warehousing 
developments 

• Designate local truck routes to 
maximize access to interstates and 
minimize impacts of truck traffic on 
residential neighborhoods
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LOCAL 
INDUSTRIAL
Gardner includes several smaller pockets 
of manufacturing and light industrial 
operations that have a close relationship to 
adjacent residential or commercial areas. 
Many of these industrial areas represent 
the oldest industrial development in the 
City as they are located along the original 
rail corridor. These areas require unique 
strategies to ensure that they remain vital, 
and do not negatively impact nearby uses.

IMPACT MITIGATION
Several Local Industrial areas are located 
at the edge of residential neighborhoods. 
Industrial areas can negatively impact 
residents through issues of noise, light, and 
other nuisances associated with industrial 
operations. To mitigate potential impacts of 
local industrial areas, the City should:

• Where possible, encourage and 
support relocation of industrial uses, 
especially ones that are no longer 
reliant on rail access, and identify 
funding sources related to site 
clean-up and redevelopment

• Review and amend the Landscape 
Ordinance to require industrial areas 
to provide landscaped buffers and 
screening between residential areas, 
if such uses are located across 
a public right-of-way and if the 
residential parcel already includes 
screening

• Require outdoor assembly and 
storage areas to be screened or 
enclosed

• Require appropriate siting and 
screening of truck loading docks to 
minimize visual impacts and idling 
noise

• Designate and enforce local 
truck routes to minimize impacts 
of industrial traffic on residential 
neighborhoods

INDUSTRIAL 
BUFFERS
Areas of the Land Use Plan include light 
industrial areas that are sited adjacent 
to residential areas. In order to mitigate 
potential impacts of new industrial 
development  to residential neighborhoods, 
these industrial areas require a higher 
level of buffering. To reduce impacts to 
residential areas, the City should:

• Create wide green space buffers 
between industrial and residential 
areas

• Consider utilizing industrial buffers 
as neighborhood greenways and/or 
public open space areas
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Gardner’s transportation system consists 
of a layered network of highways, streets, 
trails, sidewalks, transit services, and 
airports. The Transportation and Mobility 
Plan highlights the importance of all of 
these elements, and identifies ways 
that the community can balance them in 
order to maximize mobility, and support 
other objectives related to economic 
development, community health, and 
sustainability.

There are many factors that will influence 
the evolution of Gardner’s transportation 
systems over time. Over the past decade, 
several plans have been adopted that 
describe improvements intended to 
address specific issues or opportunities. 

The 2009 Transportation Master Plan 
is the City’s guiding policy document 
related to transportation, while the Access 
management Code, Gardner Municipal 
Airport Plan, US-56 Corridor Plan, and 
2009 Park System Master Plan provide 
additional detail for improvements to 
specific areas of the network. In addition 
to these adopted policies, there are 
several entities that have jurisdiction over 
transportation elements.

The City of Gardner maintains the 
community’s local roads, while the Kansas 
Department of Transportation (KDOT) 
maintains state and federal routes. The 
Johnson County Airport Commission 
maintains and operates the New Century 
AirCenter, and the Johnson County Transit 
Department operates the “JO,” a bus 
transit system with services to specific 
destinations in Gardner.

In addition to the influences described 
previously, the following issues will have a 
significant impact on future investment in 
Gardner’s transportation system:

• Development within Gardner.  
All development, including small-
scale projects (i.e. a new bank 
or gas station) and large-scale 
developments (i.e. new schools, 
retail centers, and warehouse 
facilities), can help meet a local 
land use and development need, 
but also increases vehicular and 
pedestrian activity that needs to be 
accommodated. 

 TRANSPORTATION 
& MOBILITY
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• Development outside Gardner. 
Growth in adjoining communities, 
and in the greater Kansas City 
region, can contribute to the need 
for transportation investments to 
accommodate additional traffic 
traveling to and from Gardner, as 
well as through the City.

• Ongoing Maintenance.  
The need to maintain the existing 
transportation system is a significant 
issue and a major expense. Every 
addition to the system increases 
long-term maintenance costs. It is 
important to consider this need as 
part of the overall transportation 
system investment landscape. 

• Safety Improvements.  
Improving the safety of the 
transportation system is an ongoing 
need. As issues are identified, they 
can be addressed through various 
modifications, enhancements, or 
reconstruction. Safety improvements 
can apply to all parts of the system 
(e.g. intersections, roadways, 
sidewalks, crosswalks, etc.) and to all 
users (e.g. auto drivers, pedestrians, 
bicyclists, truck drivers, etc.)

• Improved Mobility and/or 
Efficiency. Residents, business 
owners, and other users of 
Gardner’s transportation system 
all desire to move quickly and 
efficiently from one point to another. 
Mobility and efficiency must be 
weighed against other factors such 
as safety, cost, and demand.

• Truck Traffic.  
With the development of the 
nearby intermodal facility and new 
warehouses, truck traffic in Gardner 
is an increasing concern. Policies 
and design improvements are 
needed to accommodate growing 
truck volumes.

• Other Enhancements.  
There are other factors that 
may warrant transportation 
improvements, including a desire 
for aesthetic enhancements, new 
recreational opportunities, or 
linkages between land uses.

ROADWAYS
Roadways, which include interstates, 
arterials, collectors, and local streets, are 
responsible for the vast majority of mobility 
in Gardner. The City’s 2009 Transportation 
Master Plan serves as the primary guide 
for investment in the roadway system. 
It identifies a series of specific projects 
aimed at improving the efficiency and 
capacity of the roadway system. 

Over the past several years, many critical 
improvements have been made to the local 
transportation system, including:

• Moonlight Road widening and 
improvements from Warren Street to 
Prairie Village Drive

• US-56/Old US-56 intersection 
upgrade and signalization project

• Restriping on Center Street at 
Madison Street (safety improvement) 

• Traffic flow and circulation 
improvements at the Madison and 
Moonlight Elementary Schools

• Completion of Grand Street between 
Center Street and Moonlight Road

ROADWAY 
CLASSIFICATION
All roadways in the Gardner planning 
area are classified based on a hierarchy 
that relates to a series of factors including 
traffic volume, speed, level of access to 
adjacent land uses, and connectivity to 
other roadways. The 2009 Transportation 
Master Plan describes the role of each 
roadway classification and operational 
thresholds related to these factors. 
Generally, the current traffic volumes 
throughout the City fit within the thresholds 
established in the Master Plan. However, 
as development occurs and traffic volumes 
increase, some corridors should be 
upgraded. The Transportation Master Plan 
provides a map of functional classification 
for several corridors that would result in a 
robust system of arterials and collectors 
serving new growth areas in Gardner. The 
master plan’s recommendations should 
be the guiding policy related to roadway 
classification, and reclassification should 
occur incrementally as new development 
is implemented in different portions of the 
community.

NEW STREETS
The Gardner Transportation Master 
Plan identifies a number of future 
roadway segments that would enhance 
connectivity throughout the community 
and support future land use as illustrated 
in this Comprehensive Plan. These future 
roadways should be developed in close 
coordination with new development to 
maximize access and ensure the efficient 
use of municipal resources. In several 
areas of the community designated for 
future development, there is a one-mile 
grid of rural roadways in place, but no finer 
grid of streets to serve the anticipated 
land uses. As development in these areas 
are planned, the new roadway network 
should reflect a logic system of arterials, 
collectors, and local streets similar to what 
is in place in already developed portions 
of Gardner. Specific roadway segments 
identified in the Transportation Master Plan 
and reflected in this Comprehensive Plan 
include:

•	 Western extension of 188th 
Street to Waverly Road

•	 New north-south road from new 
188th extension to 183rd Street

•	 White Drive extension from Main 
Street to Moonlight

•	 Extension of Madison Street from 
Waverly Road to Four Corners 
Road

•	 Extension of 188th Street from 
Gardner Road to 183rd Street

•	 Additional subdivision and local 
roads as development occurs
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ROADWAY 
IMPROVEMENTS
This section includes a summary of 
recommended improvements to the 
transportation system. Many of these are 
included in the 2009 Transportation Master 
Plan. They are sorted into categories 
based on the anticipated phasing.

Funded Improvements
Funded improvements include projects 
that have received capital programming 
and will be undergoing construction or 
more detailed design in the near future. In 
either case, it can be assumed that they 
will be completed, and therefore their 
benefits will be realized. These project 
include:

• Main Street/Center Street 
Intersection Improvements. 
Construction on this project 
is expected to begin in 2014. 
The project will enhance safety 
and capacity at this important 
intersection at the center of town.

• Center Street/183rd Street Traffic 
Signal. Over the past several years, 
traffic volumes and movements have 
been monitored at this intersection. 
Traffic operations have reached a 
threshold that warrants a signal, and 
funding has been secured for the 
project.

• Main Street/Downtown 
Streetscape and Development 
Study. KDOT and the City of 
Gardner are collaborating to study 
the urban design of Downtown 
Gardner with a focus on Main Street 
and some of the surroundings 
areas. Traffic calming concepts 
and pedestrian oriented design 
principles will be explored in the 
study. The accompanying diagrams 
illustrate how different types 
of potential improvements can 
accomplish different goals. 
 
 

The Landscaping Alternative 
maintains the existing curb line, 
but allows for minimal landscape 
improvements. The Reconfiguration 
Alternative illustrates how the 
roadway could be reconfigured to 
accommodate additional parking, 
landscape areas, pedestrian 
amenities, and a central median. 
(This concept would likely require 
jurisdictional transfer of the roadway 
to the City). These and other 
alternatives should consider impacts 
to multi-modal safety, Downtown 
character, parking location and 
capacity, and traffic flow.

2

3

1

4

5

1

6

 
Potential Main Street  

Streetscape Improvements:
1) Installing street trees along Main Street, 

2) bump outs, 3) landscaped median, 
4) convert existing parallel parking 
to angled parking configuration. 5) 

maintain continuous sidewalk network, 
6) designated right-turn and left lanes for 

better traffic flow.

Main Street Landscaping Alternative Main Street Reconfiguration Alternative
Source: Houseal Lavigne Associates
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Near-Term Improvements
Near-term improvements include projects 
that have not yet received funding, but are 
often linked to current development issues 
in the community, or are already under 
analysis as priority projects as funding 
becomes available. These include:

• Traffic Signals. The City should 
continue to regularly monitor 
intersections to determine the 
need for signal improvements. 
Intersections that are considered 
likely near-term candidates for 
improvement include Moonlight 
Road/Lincoln Street, Moonlight 
Road/Madison Street, and Waverly 
Road/175th. Four-way stops are 
sometimes implemented as interim 
measures if additional traffic control 
appears to be needed but signal 
warrants are not yet met.

• 188th Street/191st Street Area. 
This area has been the focus of 
numerous site development and 
roadway planning efforts. It is 
important to continue to assess 
the long-term infrastructure needs, 
while developing roadway plans that 
can be implemented incrementally 
as private development occurs in 
the area. This will require ongoing 
coordination with developers and 
landowners as well as assessments 
of the impacts of projects outside 
the area that would use new roads 
to reach Gardner Road and the I-35/
Gardner Road interchange.

Mid-Term Improvements
Mid-term improvements include projects 
that may not be under analysis, but should 
be considered as future development 
occurs. For some projects, the City may 
begin preliminary analysis and design 
in order to inform local development 
decisions and be prepared for when 
funding is available for detailed design and 
construction. These improvement include:

• Turn Lanes and/or Widening 
on Arterials. There are several 
arterials in the City that are either 
two- or four-lane undivided facilities, 
including portions of Gardner 
Road, Center Street, Main Street, 
Moonlight Road, 183rd Street, 167th 
Street, 175th Street, Santa Fe Street, 
and Waverly Road. As traffic grows 
on these roadways, the City should 
continue to assess the need for 
turn lanes and/or roadway widening 
(which would also include turn 
lanes). Capacity, safety, pedestrian 
needs, right-of-way, and many other 
factors should be considered. There 
are also several key intersections on 
these corridors that may need to be 
improved before the entire corridor 
is upgraded. Priority corridors that 
will likely need to be upgraded first 
include Waverly Road, Gardner 
Road/Center Street, and 167th 
Street.

MAIN ST

1

2

3

4

Cross-Access and 
Curb Cut Consolidation

1) Curb cut to remain to provide  
vehicular access, 2) curb cut 

consolidation/removal, 3)  cross 
access, 4) continuous parkway and 

sidewalk network

Source: US-56 Corridor Management Plan
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• I-35/US-56 Interchange 
Improvements. This interchange 
currently operates at acceptable 
capacity though past analyses 
have indicated that traffic related 
to future development could 
warrant improvements. Given that 
previous studies have shown that 
an interchange at Moonlight Road 
presents significant challenges, 
improving the I-35/US-56 
interchange is critical to the viability 
of development south and east of 
I-35.

• US-56/175th Street/Poplar Street. 
Over the last several years, options 
have been put forward for improving 
this intersection. Some have 
been tied to new developments 
in the area, while others have 
been included as part of the 
Transportation Master Plan, US-56 
Corridor Management Study or other 
plans. If funding becomes available, 
improvements should be made 
at this intersection before traffic 
volumes increase. Alternatively, 
improvements could be made as 
new development occurs. This 
project should be coordinated with 
improvements to 175th Street to the 
west and to Waverly Road.

• Cedar Niles Road/Santa Fe Street. 
This intersection was identified in 
the Transportation Master Plan as 
a location that is worthy of study to 
assess capacity and safety issues. 
As funds become available, this 
location should be considered for 
study.

Long-Term Improvements
Long-term improvements include projects 
that may not be considered an immediate 
need, but would influence development 
in currently undeveloped areas of the 
community. They may also include 
projects that would require significant 
capital resources to implement, and 
whose benefits do not warrant immediate 
investment. These improvement include:

• Long-Term Arterial Widening. 
There are several arterials that could 
require long-term improvements. 
The need for these improvements 
will continue into the long-term 
for many roadways. There are 
also sections of US-56 and 175th 
Street that could eventually require 
six through lanes if development 
continues at a moderate pace over 
the next 20 years. This possibility 
should be considered when 
near-term and mid-term planning 
decisions are being made. 
 
One key roadway upgrade includes 
199th Street at the south end of 
the Gardner planning area. This 
corridor is planned to be converted 
to an arterial that would serve as 
an alternative route for trucks and 
regional traffic. This could relieve 
some local streets of heavier traffic 
and could afford the opportunity for 
downgrades in classification.

• Upgrades to the Existing 
Interchanges. Moderate 
interchange improvements may be 
made in the near-term or mid-term 
depending on development and 
traffic demands. In the long-term, 
substantial improvements may 
be more likely. This could include 
new ramp designs, added lanes 
on ramps, wider bridges, or new 
interchange configurations. For 
example, a Directional Diamond 
Interchange (DDI) such as the one 
constructed at Homestead Lane, 
could be considered for the Gardner 
Road interchange.

• Potential New Roadways. 
The Transportation Master Plan 
identifies several new roadways 
as possible arterials and collectors 
in the new growth areas of the 
City. While the locations of these 
proposed roadways would require 
additional analysis, they should 
be considered and planned as 
new development occurs through 
right-of-way preservation, access 
management, and connectivity to 
other components of the network.
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SUPPORTING POLICIES
In addition to the capital projects described 
above, there are several things the City 
can do, from a policy perspective, to 
influence the future transportation network. 
These action often require significantly 
less capital cost, yet can result in profound 
benefits as development occurs over time. 
Specific policy recommendations related to 
Gardner’s roadways include:

• Truck Route Evaluation & 
Signage. The truck route system 
should provide reasonable access 
between the interstate system and 
the commercial and institutional 
properties in the City. It should help 
distribute these trips so they are 
not concentrated all in one corridor, 
but it should also limit intrusion into 
residential and non-commercial 
areas. The City should continue to 
monitor the amount of truck traffic as 
well as truck travel patterns within 
the City. Appropriate truck routes 
should be signed and enforced to 
minimize impacts on neighborhoods 
and commercial areas.

• Ongoing School Area 
Improvements. The City should 
continue to work closely with the 
Gardner-Edgerton School District 
to evaluate transportation issues 
on and around the public schools 
in Gardner. Once issues related to 
circulation, loading and unloading, 
signage, and safety are identified, 
the City, school district, and adjacent 
neighborhoods should work 
together to determine a solution.

• Access Management. The City 
should continue to implement 
the Access Management Code in 
order to ensure the efficient and 
safe operations of its roadways. 
By applying these requirements to 
new and upgraded arterials and 
collectors, Gardner can improve 
safety and mobility in the City.

• New I-35 Interchange at 183rd 
Street. In the past, a new I-35 
interchange has been considered at 
183rd Street. However, studies have 
shown it to be highly challenging 
due to high project costs, related 
improvements that would be 
necessary, other intended uses 
for the interchange area by KDOT, 
and the limited capacity to spur 
new development. Due to these 
realities, this Comprehensive 
Plan assumes the project will not 
happen within the horizon of this 
plan. However, the City should 
continue to monitor the status of 
these factors, and work with KDOT 
to determine the realistic likelihood 
of an interchange being feasible 
in the future. In the meantime, the 
City should not establish policies or 
capital commitments that assume an 
interchange will exist at this location, 
but rather secure jurisdictional 
control to preserve a potential 
interchange footprint.

• Jurisdictional Transfer of Main 
Street from KDOT to the City of 
Gardner. This project has been 
discussed by various parties for 
several years. It would involve 
KDOT re-designating portions of 
199th Street, Homestead Road, and 
I-35 (or some other new route) as 
US-56. In turn, the City of Gardner 
would take ownership of what is 

now US-56 within the City Limits, 
and Johnson County and Edgerton 
would take ownership of what 
is now US-56 in their respective 
jurisdictions. The benefit of this 
to Gardner would be the ability to 
control the design and operation of 
Main Street. The drawback would be 
that the City would be responsible 
for maintaining this heavily traveled 
road as well as the bridge structures. 
The City should assess the 
potential impacts and benefits of a 
jurisdictional transfer, and coordinate 
with Edgerton and Johnson County 
to assess their interest in the policy.

• Transportation Master Plan 
Update. An Update of the City’s 
2009 Transportation Master Plan 
should be completed in the near 
future. Many of the projects listed 
as near-term projects in the 2009 
Plan have already been completed 
and new transportation needs are 
beginning to emerge. At the same 
time, new practices in transportation 
practice and design should be 
integrated in order to maximize 
vehicular efficiency as well as 
bikability and walkability. The 
updated Transportation Master Plan 
should also address the equitable 
funding of transportation projects 
among the City, development 
community, and other agencies, 
as well as the development of 
mobility targets that measure the 
effectiveness of the multi-modal 
network through walkability ratings, 
bikability ratings, speed/delay 
metrics for different classes of 
roadways, and safety improvement 
targets.
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Interchange Improvements (planned, long-term)
Interchange Evaluation (planned)
Reconstruct “Y” Intersection (planned)
Roadway Evaluation (planned)
Turn Lane & Widening Evaluation (planned)
Streetscape Improvement Study (funded)
School Access Improvements Area
Intersection Improvements (funded)
Potential Jurisdictional Transfer
Tra�c Signal (funded)
Tra�c Signal (planned)
Roadway Widening (planned)
New Roads (planned)
New Roads (development-dependent)




